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     File No. PDA-014-22-SUD  
 

 
 

 
 
 
To: City of St. Louis Planning Commission 
 

From: Don Roe, Executive Director 
 

Subject: Submittal of Resolution for Initiation and Recommendation on Change in Zoning Text and Map – 
The S Grand Area (SUD) Special Use District in the Tower Grove East and Tower Grove South 
Neighborhoods 

 

Date: May 6, 2022 
 

 
Summary  
Submittal:  This resolution submits to the Planning Commission for its initiation and recommendation of and 
approval on an amendment / change of the Zoning Code (zoning text and map) to create an overlay zoning district 
for a Special Use District (SUD).  
 
Area: The S Grand Area is located 
along the S Grand Avenue corridor 
between the Tower Grove East and 
Tower Grove South Neighborhoods 
in the 8th and 15th Wards.  (See 
Figure 1 to the right). 
 
Existing Uses:  Most of the parcels 
consist of a mixture of vacant and 
occupied commercial storefronts, in 
addition to a couple of homes which 
front along Grand, the St. Pius 
Church, and a large parking lot. 
 
Proposal:  Under City Ordinance 
66941 (the Enabling Ordinance for 
SUDs), a specific Special Use 
District may regulate changes in uses 
and new development within 
business-oriented districts in 
response to a well-defined health, safety and/or general welfare problems. 
 
The attached draft board bill (Attachment 1) regulates changes in use and new development within the SUD Area 
by prohibiting twelve different uses, many of which are car-oriented businesses rather than people and pedestrian 
oriented, such as drive thru’s or motor fuel pumping stations, uses that the neighborhood has deemed potentially 
detrimental to the family character they wish to see developed here, such as pawn shops, or uses that are outdated 
and would be inappropriate for a small commercial corridor such as meat packing, milk distribution and bottling 
plants.  
 
Additionally the proposed SUD permits fourteen uses subject to the conditional use provisions in order to allow 
the neighborhoods the opportunity to review the desirability of a business based on its individual circumstances 
on a case by case scenario; these uses have been deemed potentially desirable but with potential conditions around 
signage, hours of operation, lighting, etc. 

Figure 1- Location Map 
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                            Figure 2- Existing Plans 

 

The proposed SUD prohibits the use of rope lighting, whether static, flashing, moving or which otherwise is 
visible from the exterior, including windows and doors.  
 

Finally, the proposed SUD limits signage to 30% of all windows of a store frontage, and 40% of each window, 
and all signage must adhere to the ‘F’ Neighborhood Commercial District regulation signage which is of a smaller 
scale to be more pedestrian oriented rather than auto-oriented. 
 
These prohibited and conditional uses, height, lighting, and signage regulations within the SUD overlay supersede 
the underlying “H” Area Commercial District present throughout the area. Given that the enabling legislation, 
does not allow residentially zoned parcels to be included unless an existing problem has been established, staff 
has provided documentation to the existing problems within this resolution. 
 
Recommended Action 
That the Planning Commission initiates a change of the Zoning Code (zoning text and map) and recommends 
approval of the Code amendment to the Board of Alderman of the City of St. Louis to create an overlay zoning 
district for The S Grand Area Special Use District (SUD). Within the specific geographic area this SUD works in 
conjunction with the existing zoning district. The proposed text and map in Board Bill form of the S Grand Area 
SUD is attached. 
 
1.0 Background 
1.1 SUD Enabling Ordinance 
PDA’s and Zoning Staff efforts that cumulated in the Enabling Ordinance (#66941) for Special Use Districts 
began in January 2005 with the idea of creating a zoning overlay district to control changes in use and new 
development in support of the Strategic Land Use Plan (SLUP), primarily for commercial corridors. 
 
1.2 SUD Area Planning 
St. Louis Development Corporation (SLDC) is 
responsible for eliminating blight within the City of 
St. Louis, including within significant portions of 
this proposed SUD Area in the Tower Grove East 
and Tower Grove South neighborhoods. The SUD 
Area is a significant portion of the subject of the 
South Grand Square Chapter 99 Redevelopment 
Plan approved in 2005.  
 

Additionally, East West Gateway embarked on a 
consultant led planning process to develop a Great 
Streets Plan for this geography in July of 2009 and 
concluded in July of 2010. This Plan has not been 
adopted, however, the fundamental vision and 
desires that the residents would like to see, 
including the fostering of a pedestrian- and family-
friendly environment, and the implementation of an 
overlay zoning district, are given full support by 
engaged residents, including the S Grand CID, the Tower Grove Heights, Tower Grove East, and Tower Grove 
South Neighborhood Associations. Staff has attended and presented the proposed legislation and discussed the 
SUD in depth with all four organizations and feels confident that the proposed legislation will further the goals of 
residents and business owners alike, and create a more desirable and predicable sense of place moving forward. 
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Figure 3- Documented Issues 

1.3 SUD Requirements  
The Enabling Ordinance requires a specific SUD to include a geographic area of at least two contiguous acres, 
and a statement of identifiable problems that directly affect the general public, that are addressed by any use being 
prohibited or limited within an SUD Area. 
 
The S Grand Proposed SUD Area is approximately 19.61 acres, which exceeds the two-acre minimum. The 
boundaries of the SUD include 47 parcels and generally include parcels on both sides of the S Grand Blvd 
commercial corridor from Arsenal St on the north to Utah Street on the south.  
 
The attached Board Bill includes SECTION ONE FINDINGS that establishes the SUD Area’s response to well-
defined health, safety, moral and general welfare problems, including: 
• Difficulty in attracting new businesses to, and retaining existing 

businesses in, the SUD: 
• due to persistent and clustered vacancy, poorly maintained, 

boarded and/or underutilized commercial and mixed use 
buildings within the SUD (see Figure 3 to the right); and 

• due to uncertainty about potential new uses and potentially 
undesirable and incompatible, uses, which may occupy 
vacant and existing commercial and mixed use buildings 
within the SUD; and 

• to unattractive appearance from the exterior and potentially 
unstable vacant commercial and mixed use structures within 
the SUD; and 

• Perception of a variety of criminal activities within the SUD due to 
regular graffiti and the presence of people experiencing homelessness 
which find respite in and around vacant buildings within the SUD; 
and 

• Potential health and safety issues due to illegal dumping and use by 
transients, which combined make them a significant risk of fire, and 
insanitary and unsafe conditions; and 

• Certain uses may provide a necessary and desirable service to 
neighborhood residents, the uses have the potential to be a detriment 
to public health, safety, morals, or general welfare and allowing these 
uses as conditional would allow the residents an opportunity to 
determine a limit in the number of these uses, as well as the scale, 
hours of operation, or other aspects, on a case-by-case scenario; and 

• Certain uses cater to customers on a regional or auto-oriented level, 
as opposed to a local pedestrian level, and additionally have 
excessive curb cut access which goes against the desires of the 
neighborhood to foster a safe and walkable area; and 

• Uses that cover windows entirely with signage or other opaque materials are deactivating their storefront and 
can be detrimental to the inviting and welcoming pedestrian atmosphere the neighborhood wishes to foster 
and can ultimately be a factor to increasing levels of crime due to a sense on the street that no persons are 
around. 

 
Additionally, there is a finding that the SUD Area’s response is to assist with the implementation of the South 
Grand Square Redevelopment Plan, which included a declaration of blight for its establishment, and to assist with 
the implementation of the Strategic Land Use Plan of the St. Louis Comprehensive Plan, and the South Grand 
Great Streets Plan commissioned by the East-West Gateway Council of Governments completed in 2010. 
 
Please see Exhibits A for the boundaries and existing zoning designations, as well as Exhibit B for street view 
images of various portions of the proposed district. Finally, please see Attachment 1 for the Draft S Grand 
Special Use District legislation. 
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1.4 Regulation of Uses and New Development 
The intent of Specific SUD Ordinances such as the S Grand Area is to focus on prohibiting or restricting land uses 
identified in the SUD Area as causing or having potential to cause identifiable problems that directly affect the 
general public (customers, workers, visitors and residents). 
 
The attached Board Bill in SECTION FIVE regulates changes in use and new development within the SUD Area 
by prohibiting twelve different uses, many of which are car-oriented businesses rather than people and pedestrian 
oriented, such as drive thru’s or motor fuel pumping stations, uses that the neighborhood has deemed potentially 
detrimental to the family character they wish to see developed here, such as pawn shops, or uses that are outdated 
and would be inappropriate for a small commercial corridor such as meat packing, milk distribution and bottling 
plants.  
 
In SECTION SIX the SUD permits fourteen uses subject to the conditional use provisions in order to allow the 
neighborhoods the opportunity to review the desirability of a business based on its individual circumstances on a 
case by case scenario; these uses have been deemed potentially desirable but with potential conditions around 
signage, hours of operation, lighting, etc.  
 
In SECTION SEVEN the SUD prohibits the use of rope lighting, whether static, flashing, moving or otherwise 
which is visible from the exterior, including windows and doors.  
 
Finally SECTION EIGHT of the SUD limits signage to 30% of all windows of a store frontage, and 40% of each 
window, and all signage must adhere to the ‘F’ Neighborhood Commercial District regulation signage which is of 
a smaller scale to be more pedestrian oriented rather than auto-oriented. 
 
These prohibited and conditional uses, height, lighting, and signage regulations within the SUD overlay supersede 
the underlying “H” Area Commercial District present throughout the area.  
 
The enabling legislation only allows residentially zoned parcels to be included if there is an existing problem. 
There are 5 parcels included in the District which are residentially zoned; three of these parcels are parking lots 
where graffiti, theft from cars, and illegal dumping is a regular occurrence, and two are commercial operations, a 
health food store and a beauty salon, which is a land use that will benefit from the signage and lighting regulations 
of the Special Use District. See Exhibit 4 on the following page for locations of chronic vacancy and Citizen 
Service Bureau (CSB) requests which shows that Graffiti and Trash/Debris are the top requests for service within 
this geography, and many of those requests are clustered around these and these types of uses. 
 
Figure 5 below compares various land uses under “H” Area Commercial, “B” Two-Family Dwelling District, and 
“D” Multi-Family Dwelling District versus under the SUD.  
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Figure 4- Documented issues within Proposed S Grand SUD Area  
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Figure 5: Land Uses Under Present Zoning vs S Grand SUD 
Prohibited Uses in SUD 

Type of Land Use “B” Two-Family 
Dwelling District 

“D” Multi-
Family Dwelling 

District 

“H” Area 
Commercial 

District 

Proposed SUD 

Blood donor facilities Not Allowed Not Allowed Conditional Use Not Allowed 
Drive Thrus; Not Allowed Not Allowed Conditional Use Not Allowed 
Dying and cleaning works; Not Allowed Not Allowed Permitted Not Allowed 
Livery stables and riding 
academies; 

Not Allowed Not Allowed Permitted Not Allowed 

Meat packing\Milk distributing 
and bottling plants; 

Not Allowed Not Allowed Permitted Not Allowed 

Motor Fuel Pumping Stations; Not Allowed Not Allowed Conditional Use* Not Allowed 
Open Storage; Not Allowed  Not Allowed Not Allowed 
Pawn Shops;  Not Allowed Not Allowed Conditional Use Not Allowed 
Public Storage Facilities for rent 
or lease; 

Not Allowed Not Allowed Conditional Use Not Allowed 

Rent-to-own furniture, 
electronics and/or home 
appliance shops; 

Not Allowed Not Allowed Conditional Use Not Allowed 

Tinsmith or sheet metal shops; Not Allowed Not Allowed Permitted Not Allowed 
Wholesale businesses (first 
floor) 

Not Allowed Not Allowed Permitted Not Allowed 

* The regulation may have additional circumstances and/or conditions that apply 
 

Conditional Uses in SUD 
Type of Land Use “B” Two-Family 

Dwelling District 
“D” Multi-Family 
Dwelling District 

“H” Area 
Commercial 

District 

Proposed SUD 

Barber/Beauty salons; Not Allowed Conditional Use* Permitted Conditional Use 
Bed & Breakfast guesthouses; Conditional Use* Conditional Use* Permitted* Conditional Use/ 
Bed and Breakfast Inns; Not Allowed Conditional Use Permitted* Conditional Use 
Beauty Supply Stores; Not Allowed Conditional Use* Permitted Conditional Use 
Secondhand or Junk Clothing 
or Retail Shops; 

Not Allowed 
 

Not Allowed 
 

Conditional Use 
 

Conditional Use 

Day Care Facilities; Not Allowed Conditional Use Conditional Use Conditional Use 

Stores that sell primarily 
electronic devices; 

Not Allowed 
 

Not Allowed Permitted 
 

Conditional Use 

Private Clubs and/or Lounges; Not Allowed Not Allowed Conditional Use Conditional Use 
General office (first floor); Not Allowed Conditional Use* Permitted Conditional Use 
Professional office (first floor); Not Allowed Conditional Use* Permitted Conditional Use 
Package Liquor Stores; Not Allowed Not Allowed Permitted Conditional Use 
Walk Up Windows; Not Allowed Not Allowed Not Allowed Conditional Use 
Laundries (Landromats); Not Allowed Not Allowed Permitted Conditional Use 
Bars, clubs, lounges open after 
1:30am or before 6am 

Not Allowed Not Allowed Permitted Conditional Use 

* The regulation may have additional circumstances and/or conditions that apply 
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Signage Regulations in of S Grand SUD (see Figure 6 below for example of change in scale) 
“H” Local Commercial & Office Proposed S Grand SUD 

No regulation on window coverage + Permitted 
Maximum Sign Area shall be multiplied by the 

distance from the centerline of the abutting street as 
follows: 

Average Distance of Sign 
from Center Line of 

Abutting Street 

Sign Frontage 
Multiplied by 

Less than 100 3* 

*Excepting that a use with less than twenty-five 
(25) feet of sign frontage may have a maximum 
of fifty (50) square feet of on-premises signs. 

 

Window signage and coverings shall be limited to 
30% of all windows of a store frontage, and 40% of 
each window + Permitted Maximum Sign Area shall 
be multiplied by the distance from the centerline of 
the abutting street as follows: 

Average Distance of Sign 
from Center Line of 

Abutting Street 

Sign Frontage 
Multiplied by 

Less than 100 2* 

*Excepting that a use with less than twenty-five 
(25) feet of sign frontage may have a maximum 
of fifty (50) square feet of on-premises signs. 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
                   Figure 6- Example of change to allowable signage (current on the left, proposed on the right) 
 

1.5 Designated Zoning Districts 
Per ordinance #66941, a Specific SUD allows designation of uses and new development to be regulated in the 
Commercial Zoning Districts, related business oriented Industrial Zoning Districts and/or nearby Residential 
Zoning Districts which contain existing land uses with health, safety and/or general welfare problems.  
 
This SUD includes underlying commercial zoning districts, and is nearby various residential zoning districts. 
There are 5 parcels included in the District which are residentially zoned; three of these parcels are parking lots 
where graffiti, theft from cars, and illegal dumping is a regular occurrence, and two are commercial operations, a 
health food store and a beauty salon, which is a land use that will benefit from the signage and lighting regulations 
of the Special Use District. 
 
1.6 SUD Criteria 
The Enabling Ordinance #66941 lists items that may be included for Specific SUD Ordinances. The S Grand 
SUD Area SUD specifies the prohibition of twelve (12) specific uses, an allowance of fourteen (14) conditional 
uses, lighting, and signage. 

https://www.stlouis-mo.gov/government/departments/planning/documents/upload/Special-Use-District-Enabling-Legislation-Ordinance-66941.pdf
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2.0 Comments                                         
The Strategic Land Use Plan (SLUP) designates 
this area as primarily Neighborhood Commercial 
Area (NCA), with some areas designated as 
Neighborhood Development Area (NDA), as well 
as Neighborhood Preservation Area (NPA) and 
Institutional Preservation and Development Area 
(IPDA). 

Neighborhood Commercial Areas (NCA) 
are: “Where the development of new and the 
rehabilitation of existing commercial uses that 
primarily serve adjacent neighborhoods 
should be encouraged. These areas include 
traditional commercial streets at relatively 
major intersections and along significant 
roadways where commercial uses serve 
multiple neighborhoods or where the 
development of new commercial uses serving 
adjacent neighborhoods is intended…”  

A great majority of the proposed SUD is 
designated as Neighborhood Commercial 
Areas, and both the South Grand Great Streets 
Planning effort, as well staff conversations 
with residents and neighborhood groups, has 
expressed a desire to see reinvestment in the 
services that are pedestrian and family-
friendly, primarily serving the adjacent neighborhoods, but being attractive to visitors as well. Therefore staff 
finds the Proposed SUD in keeping with the Strategic Land Use Plan. 

Neighborhood Preservation Area (NPA) are: Areas where the existing housing and corner commercial 
building stock will be preserved and augmented with new infill residential and corner commercial 
development physically integrated with, and primarily serving the immediate neighborhood. These areas 
generally consist of stable residential areas of the City, including but not limited to historic districts, where 
the character of the neighborhood is currently well preserved with relatively few vacant lots and abandoned 
buildings. The Plan contemplates continued preservation and improvement, with quality rehabilitation and 
infill new construction that is sensitive to the character of existing residences…” 

There are a few parcels within the proposed SUD designated as Neighborhood Preservation Areas. The SUD 
intends to prohibit uses that are not sensitive to the proximity to adjacent residential neighborhoods and 
ensure those neighborhoods are able to remain intact and be augmented with the amenities. While the SUD is 
intended to primarily target business areas and commercial corridors, there are a few areas that are zoned for 
commercial use within the proposed SUD area, but which are residential in land use, or are zoned for 
residential use but are commercial in land use. By applying the SUD to these areas, the neighborhood 
residents can reasonably ensure that the residential character can remain intact but any change to commercial 
use in the future would need to follow the SUD. Thus, staff finds the proposed SUD in keeping with the 
Strategic Land Use Plan. 

 

Figure 7- Strategic Land Use Plan 
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Neighborhood Development Area (NDA) are: “Key underutilized locations where the use of the land is in 
transition. Location and site characteristics of these areas offer particular challenges/opportunities that 
could be advantageous to a range of development activity. This designation is intended to be flexible and 
specific development proposals will be entertained as they present themselves.” 

There are two large parcels within the Proposed SUD Area which are designated as Neighborhood 
Development Area. Both of these parcels are dedicated to parking and which regularly see calls for service 
due to illegal dumping, graffiti, or experience issues with theft from vehicles. This SUD will allow the 
parking to remain, however, it will also provide options for zoning land uses which are compatible with 
adjacent residential development and commercial uses along S Grand Blvd. Staff finds this flexibility and 
allowance for change in character to be in keeping with the Strategic Land Use Plan. 

Institutional Preservation and Development Area (IPDA) are: “Areas where significant nodes of 
educational, medical, religious or other institutional uses currently exist and are appropriately situated, as 
well as areas for expansion of such institutional uses. These large scale institutional centers are intended to 
positively influence the enhancement of surrounding areas.” 

There is a single site which is designated as IPDA at the southern portion of the Proposed SUD and on the 
eastern side of the S Grand commercial corridor. While the Proposed SUD does not restrict or address the 
existing church use, and the residents and community members would prefer to see the use remain, in the 
future, should the church decide to vacate the premises, the SUD would ensure that any use which would take 
its place would be respectful of the character of the District and the adjacent residential uses. Additionally, the 
sites adjacency to the Neighborhood Commercial Area designation provides for some flexibility, thus Staff 
finds the proposed SUD in keeping with the Strategic Land Use Plan. 

Zoning: The Area is predominantly zoned “H” Area Commercial, with a few parcels zoned “B” Two Family 
Dwelling District, and “D” Multi-Family Dwelling District. The Proposed “SUD” will allow for the continued use 
of residential and commercial uses in all districts while prohibiting non-pedestrian uses, and ensuring family-
friendly commercial and retail uses. Additionally, it allows some uses as conditional to ensure the community has 
an opportunity to voice considerations such as for hours of operation, or to ensure a particular use does not take 
over the character of the district. Finally, additional regulations as it relates to signage and lighting will ensure the 
pedestrian experience is paramount to the district’s character.  
 
2.1 Public Input 
This Special Use District was a collaboration between the S Grand Community Improvement District Board, 
particularly the Director, and Planning and Zoning. Planning and Zoning staff initially worked with the Director 
and the board members to develop the list of uses they wished to regulate in addition to getting an understanding 
of the goals and issues they have been facing in the District and an understanding of what planning activities have 
been completed. This included multiple meetings with the CID board and a focus group of residents.  

Once a draft of the regulations was completed, Planning and Zoning staff attended and received feedback from 
residents by presenting and discussing with the three neighborhood associations in the area: Tower Grove South 
Neighborhood Association, Tower Grove Heights Neighborhood Association, and Tower Grove East 
Neighborhood Association. Additionally, staff worked with the Director of the CID Board to do a pop-up 
engagement table within the proposed district on Saturday November 6th, 2021, from 9am to 2pm. Finally, Staff 
made some edits to the regulations due to feedback received from outreach, and presented the revisions to the CID 
board and the Alderwomen of this geography. All parties have expressed that they are happy with the resulting 
regulations. 

The Planning Commission will conduct a public hearing as part of this rezoning process at its planning 
commission meeting on May 11, 2022. Additionally, the Board of Aldermen’s Housing, Urban Development and 
Zoning (HUDZ) Committee will conduct a public hearing as part of the legislative process. 
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2.2 Requested Action 
Section 26.92.010 of the City of St. Louis Revised Code requires that any amendment or change in the boundaries 
or regulations of the Zoning Code shall be initiated by motion of the Planning Commission or by filing of a 
petition with the Zoning Administrator by the owner or owners of the property within the district. 
 
City of St. Louis Ordinance #64687, Section 7, Sub-Paragraph 1 states that the Planning Commission shall be the 
official planning agency for the City. It shall also be the zoning commission for the City and perform all functions 
required by applicable state law to be performed by a municipal zoning commission. 
 
City of St. Louis Ordinance #64687, Section 7, Sub-Paragraph 4 states that the Planning Commission shall 
recommend changes in the zoning ordinance and zoning district maps to the Board of Aldermen. No ordinance 
changing the zoning ordinances and zoning district maps shall be adopted over the negative recommendation of 
the Planning Commission, unless approved by a majority vote of all members of the Board of Alderman. 
 

Requested Recommendation 
That the Planning Commission initiates this amendment of the Zoning District Map to establish a zoning overlay 
district for the S Grand Area Special Use District (SUD) – finds that it meets the criteria for the establishment of 
an SUD, as listed in the SUD enabling legislation (per Ordinance 66941), finds it to be in conformity with the 
City’s Strategic Land Use Plan and recommends approval to the Board of Aldermen of the City of St. Louis. 
 

NOW, THEREFORE, BE IT RESOLVED BY THE CITY OF ST. LOUIS PLANNING COMMISSION AS 
FOLLOWS: 
 

1. An amendment of the Zoning District Map to establish an overlay zoning district for the S Grand Area 
Special Use District (SUD) per Ordinance 66941, is hereby initiated. 

2. An amendment of the Zoning District Map to establish the S Grand Area Special Use District is hereby 
found to meet the criteria for the establishment of an SUD as listed in the SUD enabling legislation 
(ordinance 66941), and to be in conformity with the City’s Strategic Land Use Plan of the City of St. 
Louis Comprehensive Plan. 

3. The Executive Director of the Planning and Urban Design Agency of the City of St. Louis is hereby 
directed to notify the Board of Aldermen of the City of St. Louis of this recommendation. 
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EXHIBIT B 
Photos of the S Grand Area Special Use District 

 

  
 
                Subject Site (SUD Area) 

  
Photo number 
 

 
Aerial Image of Subject Site 

  
 
1)  A mix of commercial uses including a salon, a 
botanical store, a dispensary, and cell phone store 
with office/residential on 2nd floor above.  

 
2)  Existing commercial uses with 
residential/office above  
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EXHIBIT B 
Photos of the S Grand Area Special Use District 

 

  
 
3)  Existing single family buildings which have been 
used for residential and/or commercial uses over the 
years.  
 

 
4)  mixed use building with retail/restaurant on 
first floor and office/residential above 
 

  
 
5)  Existing gas station 

 
6)  Existing St. Pius Catholic Church 
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EXHIBIT B 

Photos of the S Grand Area Special Use District 
 

  
 
7)  Existing commercial store fronts/mixed use 
buildings 
 

 
8)  Existing commercial store fronts/mixed use 
buildings 
 

  
 
9)  Gas station and commercial/mixed use building 

 
10)  Existing parking lot adjacent to grocery store 
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EXHIBIT B 

Photos of the S Grand Area Special Use District 
 

  
 
11)   Existing bank and restaurant 
 

 
12) Existing parking lot behind bank and 
restaurant 
 

 

 
 
 
 

 
 
 
 
 
 
 
  

 
13)  Existing residential building operating as a 
commercial storefront 
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