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To:  City of St. Louis Planning Commission 
 
From:  Don Roe, Executive Director 
 
Subject: Planned Unit Development District (PUD) Sketch Plan Review – Iron Hill PUD (City 

Blocks 2184, 2185.01, 2187.04 & 2187.03) 
 
Date:  January 29, 2020 
 
Summary 
 
Submittal: PUD 
Development Plan for 
Planning Commission 
review and final 
approval.  
 
Site: The 13.9 acre site 
on the NW corner of Grand 
Blvd and Chouteau in the Midtown 
Neighborhood and sits within the St. 
Louis Midtown 353 Redevelopment Plan 
Area.  
 
Existing Uses: 9 parcels, 8 of which are 
vacant and one of which has a billboard and is 
partially covered in gravel and used as a temporary parking lot. 
 
Proposal: A 9 building mixed-use development with buildings of varying heights from 1 to 10 stories. 
The proposed sketch plan would allow for up to 200k square feet of commercial space, 300k square feet 
of office, 600 multi-family residential dwelling units, 400 hotel rooms, and up to 1800 parking spaces 
across the development. 
 
Petitioner: Iron Hill, LLC on behalf of St. Louis University 
 
PUD approval involves accepting the following uses not permitted in existing “J” Industrial 
District: buildings for dwelling purposes where forty percent (40%) or more of the frontage is not 
occupied by dwellings.  
 
Recommended Action 
 
That the Planning Commission finds the proposed Iron Hill PUD’s Sketch Plan to be in conformity with 
the City’s Strategic Land Use Plan and recommends approval to the City’s Board of Aldermen. 



1.0 Background 
Context: The approximately 13.9-acre site consists of 9 parcels located on the northwest corner of 
Grand Boulevard and Chouteau Avenue, bordered by South Spring Avenue on the west and Gratiot 
Street on the north in the Midtown neighborhood. Exhibit “A” attached, shows the Current Zoning 
District Map. 

 
The site was previously used for industrial purposes and the buildings were demolished in 2011. Today, 
the site is predominantly vacant with the exception of a billboard and a gravel area being utilized as a 
parking lot. Photos of the proposed PUD site, and adjacent properties are shown in Exhibit “D”. 

 
The proposed Iron Hill PUD was submitted by Iron Hill, LLC, and is under contract to purchase all of 
the parcels in the PUD site. A copy of the firm’s PUD Application is attached as Exhibit “B”. The PUD 
application includes the following elements: a petition form with an affidavit, a legal description and list 
of parcels, a three-page narrative statement, and a sketch plan of the development project. 
 
Application and Proposal Details: The Iron Hill PUD proposes an ambitious mixed use development 
project calling for the construction of 9 buildings with a wide variety of uses, including up to 200k 
square feet of commercial space, 300k square feet of office, 600 multi-family residential dwelling units, 
400 hotel rooms, and 1800 parking spaces across the development. 
 
As detailed by the applicants written statement, the intent is to provide a vibrant and distinctive 
development that blends residential, commercial, institutional, corporate and entertainment uses. The 
sketch plan shows a main open space in the heart of the site, and is intended to serve as a gathering spot 
for local employees and neighbors alike. In addition to the sketch plan, the applicant has provided an 
open space diagram which shows a conceptual layout of green space over the development. While this is 
not required at the sketch plan phase, given that this development will come in phases, staff requested 
this to ensure the petitioner is aware and feels confident they can meet the required 20% open space in 
the development plan phases. This has been provided as Exhibit “C.” 
 
The developer will provide Class A office space with expansive walls of glass to allow 360 degree 
views of the development and city beyond. Apartment units are intended to be market rate (about 
$2/square foot) with full modern amenities. The retail space will have high bay clearances and floor to 
ceiling storefront glass with high efficiency building systems and concealed/screened service areas. 
Finally, the hotel building may provide for 1 or 2 hotels, either of which would include long-term stay 
units to serve those visiting or requiring certain care at the new hospital across the street. 
 
The development will include a parking garage with up to 1500 parking spaces, and additionally up to 
300 parking spaces will be added on internal streets. The applicant also intends to request on-street 
parking on Chouteau and Spring Avenues. While this is depicted on the proposed sketch plan, the public 
on-street parking is subject to review by the City Streets Department. Overall, the developer intends to 
provide a shared parking strategy for the development based on ULI standards and experience with other 
mixed use projects to allow for parking at necessary peak times while not over-parking the site. 
 
Proposed Phasing: The project will be built in phases. At this time, the developer intends to commence 
construction on phase 1 in the fall. This will likely include buildings 200, 300, 501 and 502, along with 
the roadway infrastructure and parking garage. Phase 2 will likely consist of building 400 and may begin 
prior to the full completion of phase 1. The hotel may be presented in phase 1 or 2 depending on 
securing of tenants, and finally buildings 100, 503 and, 504 would likely come after the development 
has been established for a while, and would be driven by the market demand but is anticipated in 5-8 
years.  
 



Next Steps: Upon action by the Commission, or 45 days after the submission of the plan, whichever 
comes first, the sketch plan can be introduced in an ordinance to the Board of Alderman. The committee 
to which it is properly referred shall hold a public hearing in accordance with the procedure for 
rezoning. Once approved by ordinance, each of the development phases will be presented to the 
commission individually through the submission of a Development Plan. At that time, the Planning 
Commission will be asked to determine whether to approve or disapprove a development plan, based on 
its conformity to the approved sketch plan. 
 
2.0 Comments 
Planning staff has reviewed the Sketch Plan. Its findings and recommendations to the Board of 
Aldermen are organized as to whether the proposed PUD meets the following three conditions required 
for all PUD’s:  
 

1. That the values of buildings and the character of the property adjacent to the area included in said 
plan will not be adversely affected.  
 
With the PUD site currently consisting of predominantly vacant lots, a temporary gravel parking lot, 
and a billboard, the area is currently underutilized. Its strategic location -- near very strong anchors, 
such as Saint Louis University, the Armory, City Foundry STL, and the Grand MetroLink Station – 
would allow for the transformation of this area to strengthen links between these institutions. The 
developers have also contemplated and made room for the new greenway at either eastern or western 
edge of the development to ensure the transformative projects can work in sync with each other.  
 
The development sale price should also increase the property values and improve the character of 
those properties located immediately adjacent to the PUD site – including the Truck Center businesss 
to the west, the First Student Charter Bus lot and the industrial building to the north; separated by a 
significant grade change, the new SSM Health/St. Louis University Hospital complex to the south, 
and the fast-food restaurants, vacant parcels, and industrial development to the east. It should also be 
noted that the steelcote lofts and mill creek flats mixed use developments are located a block east of 
the proposed PUD site, at Theresa Avenue and Papin Street. 
 

2. That the proposed development is consistent with the intent purposes of the zoning code to promote 
public health, safety, morals and general welfare. 
 
The proposed development would result in the transformation of a vacant and underutilized lot -- with 
its related problems of disinvestment, and negative impact on adjacent properties -- and the provision 
of tax-generating revenue to the City, which could provide financial resources to address issues such 
as health, safety and welfare. Thus, the proposed development would not have a negative impact on 
the area’s public health, morals and general welfare.  
 

3. That the proposed development plan is consistent with any previously approved development plan 
that may affect the site and with the City’s comprehensive plan. 
 
The City’s Strategic Land Use Plan designates the entire site, as well as much of the adjacent area, as 
Opportunity Area (OA). The OA Strategic Land Use Category is defined as: 
“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.”  

 



The proposed development project -- with a large mix 
of uses including residential, commercial, office, and 
hotel -- would strengthen the mixed-use character of 
the City’s Central Corridor, including the nearby 
anchors of Saint Louis University, Cortex, the 
Armory, City Foundry STL, and is within and walking 
distance of the Grand MetroLink Station which 
presents a particular opportunity. Thus, the proposed 
PUD is in conformity with the City’s Strategic Land 
Use Plan.  
 

In addition, the proposed development project would 
also help to implement the St. Louis Midtown 
Redevelopment Plan, a Chapter 353 Redevelopment 
Plan established by ordinance in 2016 to achieve three 
goals: to capitalize and gain greater economic 
advantage for the City and the St. Louis region; to 
provide for the expansion of the educational and health 
care facilities of the St. Louis University and SSM 
Health; and to accommodate and encourage new 
development that builds on and complements the 
activities of the St. Louis Innovation District (Cortex).  
 

The Redevelopment Plan identifies this area as proposed Mixed Use and was intended to take 
advantage of the proximity to the Grand MetroLink station and the proposed “Chouteau” [to be 
renamed] Greenway trail system, and that uses in the area provide support for the uses in the St. 
Louis University’s South Campus. Finally, the plan states that that the area should accommodate a 
potential for a Spring Avenue pedestrian connection of the MetroLink and railroad tracks. This plan 
does follow through each of these intentions. 
 

 2.1 Public Input 
The Housing, Urban Development and Zoning (HUDZ) Committee of the Board of Aldermen will 
conduct a public hearing as part of the legislative process.  
 

 2.2 Previous Commission Action 
At its September 7, 2016 meeting, the Planning Commission recommended approval of the St. Louis 
Midtown Redevelopment Plan. This Chapter 353 Redevelopment Plan was subsequently approved by 
Ordinance 70428. 
 

  2.3 Requested Action 
Section 26.80.510 of the City of St. Louis Revised Code requires that the Planning Commission 
review a proposed PUD’s Sketch Plan and make a report of its findings and recommendations in 
writing to the Board of Aldermen. 
 

City of St. Louis Ordinance #64687, Section 8, 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 8, Sub-Paragraph 4 states that the Planning Commission 
shall recommend changes in the zoning ordinances 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 Aldermen. 



 
Requested Recommendation 
 
That the Planning Commission finds the proposed Iron Hill PUD’s Sketch Plan to be in conformity with 
the City’s Strategic Land Use Plan and recommends approval to the City’s Board of Aldermen. 
 
 
NOW, THEREFORE, BE IT RESOLVED BY THE CITY OF ST. LOUIS PLANNING COMMISSION 
AS FOLLOWS: 
 

1. The Sketch Plan for the proposed Olive West PUD is hereby found to be in conformity with the 
City’s Strategic Land Use Plan and recommended for approval to the Board of Aldermen with 
the following condition: the petitioner shall provide adequate buffering or screening along the 
along the perimeter of the PUD site -- and that compliance with this condition shall be 
documented in the subsequent Development Plan.  
 

2. The Executive Director of the Planning and Urban Design Agency is hereby directed to notify 
the City’s Board of Aldermen of its recommendation. 
 

 
 
 
  



  



  

EXHIBIT B 



 



  



  



  



  



  



  



  



  



  

EXHIBIT C 



EXHIBIT D 
Iron Hill PUD (Proposed PUD & Surrounding Site) 
(City Blocks 2184, 2185.01, 2187.04 & 2187.03) 

 

 

 

8201 & 8221 Minnesota (Rezoning Site) 
Aerial view of proposed PUD site 

 

 
8201 & 8221 Minnesota  

(Rezoning & Surrounding Site) 
Map view of proposed PUD site. Numbers 

Correspond with images below 
 

  
 

1) 3611-3675 Chouteau Ave 
(Subject Site – temporary parking lot & 

billboards) 
 

 
2) 3611-3675 Chouteau Ave 
(Subject Site – north end depicting 

significant grade change) 
 

 
 
 

 



EXHIBIT D 
Iron Hill PUD (Proposed PUD & Surrounding Site) 
(City Blocks 2184, 2185.01, 2187.04 & 2187.03) 

 

 
 

 
3)  809R S Grand Blvd 

 (Subject Site – Vacant parcel on northeast corner of 
subject site showing grade changes) 

 

 
4)  3601-05 Chouteau Ave  

(Subject Site – Vacant parcel on southeast corner of 
subject site) 

 

 

 
 

5)  3567 Chouteau Ave 
 (Fast food drive through restaurant east of the subject 

site) 
 

 
6)  8200-8216 Minnesota Ave 

 (vacant parcels east of the subject site)  
 

 
 

 
 
 
 
 
 
 



EXHIBIT D 
Iron Hill PUD (Proposed PUD & Surrounding Site) 
(City Blocks 2184, 2185.01, 2187.04 & 2187.03) 

 

 
 

7)  700 S Spring Ave 
 (existing School Bus Service Lot north of the subject site, also depicting the significant grade change) 

 

 

 
8)  3701 Chouteau Ave 

 (Existing Truck Center west of the subject site)  
  

  



EXHIBIT D 
Iron Hill PUD (Proposed PUD & Surrounding Site) 
(City Blocks 2184, 2185.01, 2187.04 & 2187.03) 

 
 
 
 

 

 
9)  1001-1121 S Grand Blvd 

 (rendering of (on the left) and image (on the right, under construction) of the new St. Louis University/SSM 
Hospital south of the subject site)  

 

 

 
 
 
 
 

 

 
10)  8218-8226 Michigan Ave 

 (existing St. Louis University Edward A Doisy 
Research Center building southeast of the subject site)  
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