
 
File No. PDA-014-17-REZ 

 

 

To:  City of St. Louis Planning Commission 

 

From:  Don Roe, Director 

 

Subject: Submittal of Resolution for Recommendation of Zoning District Map Amendment 

(Rezoning by Petition) -- City Block 9121 (11050 & 11110-80 Riverview Dr. -- AKA 

11110-80, 11110R and 11182 Riverview Dr.) 

 

Date:  March 10, 2017 

 

 

Summary (Consider as a companion to PDA-015-17-SUD) 

 

Submittal: Proposed amendment of the Zoning 

District Map by petition for Planning Commission 

review and recommendation. 

 

Site: Approximately 70-acre site, consisting of two 

parcels -- 11050 and 11110-80 Riverview Dr. -- 

generally bounded by the City Limits, the 

Mississippi River, Interstate 270 and Riverview Dr. 

in the Riverview neighborhood. 

 

Proposal: Rezoning the parcels from the “A” 

Single-Family Dwelling District to the “H” Area 

Commercial District. 

 

Land Use: The site -- the largest available 

development site in the City -- currently consists of 

two vacant lots. The petitioner would like to develop 

Lighthouse St. Louis -- a multi-phase, mixed-use 

development project consisting of various 

commercial, residential and recreational uses. The 

proposed commercial uses include hotels, restaurants, retail and office space, and entertainment facilities. The 

proposed recreational uses include a bike path, riverwalk, boardwalk, lighthouse, marina and boat ramp. The 

existing “A” Single-Family Dwelling District would not allow most of the commercial and residential uses. The 

rezoning of the parcels to the “H” Area Commercial District would allow for the proposed development project to 

be in compliance with the Zoning Code.  

 

SUD: In addition to proposing the rezoning of the site from the A” zoning district to the “H” zoning district, a 

Special Use District (SUD), a zoning overlay district, has been proposed for the site. The Lighthouse Area SUD is 

designed to prohibit certain uses and make others conditional uses that would otherwise be allowed in the “H” 

Area Commercial District. It is also intended to reserve two corridors in the rezoning site -- a 100 foot-wide area 

along the Mississippi River and a 15 foot-wide area the rezoning site’s northern edge -- for recreational uses. The 

Lighthouse Area Special Use District (SUD) will be also reviewed at the Planning Commission meeting. 



 

Petitioner: Discovery Pier Land Holdings, LLC, which is the owner of the two parcels. 

 

Support Letter: Submitted by Alderwoman Dionne Flowers (2nd Ward). 

 

Recommended Action 
 

That the Planning Commission finds the petition for the proposed Zoning District Map amendment for two 

parcels located in City Block 9121 -- 11050 and 11110-80 Riverview Dr. (AKA 11110-80, 11110R and 11182 

Riverview Dr. -- 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 
 

 The rezoning site consists of two parcels -- 11050 and 11110-80 Riverview Dr. Following the submittal 

of the rezoning petition, the site was re-subdivided into three parcels. These three parcels are identified as 

11110-80, 11110R and 11182 Riverview Dr. Although the number, size and location of the parcels have 

changed, the overall geographic area of the rezoning site remains the same. For the purpose of reviewing 

the rezoning petition, the rezoning site will be referred to as having two parcels. The approximately 70-

acre site -- the largest available development site in the City -- is generally bounded by the City Limits, 

the Mississippi River, Interstate 270 and Riverview Dr. in the Riverview neighborhood. 

 

 The amendment proposes changing the zoning for the two parcels from the “A” Single-Family Dwelling 

District to the “H” Area Commercial District. As Exhibit “A” shows, the adjacent parcel located to the 

north and the closest parcel located to the south (on the other side of Interstate 270) are zoned “A” Single-

Family Dwelling District. Most of the frontage along the west side of Riverview Dr. is zoned “H” Area 

Commercial District. 

 

 The rezoning site currently consists of two vacant lots. The petitioner would like to develop Lighthouse 

St. Louis -- a multi-phase, mixed-use development project consisting of various commercial, residential 

and recreational uses. The proposed development project has an estimated development cost of $300 

million, including $18.5 million in infrastructure costs. The proposed commercial uses include hotels, 

restaurants, retail and office space, and entertainment facilities. The residential uses may include a variety 

of residential densities. The proposed recreational uses include a bike path, riverwalk, boardwalk, 

lighthouse, marina and boat ramp. The existing “A” Single-Family Dwelling District would not allow 

most of the commercial and residential uses. The rezoning of the parcels to the “H” Area Commercial 

District would allow for the proposed development project to be in compliance with the Zoning Code. 

 

 In addition to proposing the rezoning of the site from the A” Single-Family Dwelling District to the “H” 

Area Commercial District, a Special Use District, a zoning overlay district, has been proposed for the site. 

The Lighthouse Area Special Use District (SUD) will be also reviewed at the Planning Commission 

meeting. The Lighthouse Area SUD is designed to prohibit certain uses and make others conditional uses 

that would otherwise be allowed in the “H” Area Commercial District. It is also intended to reserve two 

corridors in the rezoning site -- a 100 foot-wide area along the Mississippi River and a 15 foot-wide area 

the rezoning site’s northern edge -- for recreational uses. 

 

 The rezoning site was most recently used as a golf course. The site was heavily damaged by major floods 

during the 1990’s. As documented by the Federal Emergency Management Agency (FEMA), the current 

owner of the site raised the site out of the 100-year flood plain by the addition of more than 10 feet of 

clean fill, pursuant to a U.S. Army Corps of Engineers Section 404 permit. As a condition of approval of 

the permit, the owner is obligated to create 2.5 acres of off-site wetlands in Godfrey Township, Illinois to 

mitigate the loss of wetlands on the site. 



 

 To facilitate development of the proposed mixed-use development project, the Planning Commission 

approved Strategic Land Use Plan (SLUP) Amendment #15 on February 3, 2016. This SLUP amendment 

changed the rezoning site’s Strategic Land Use Category from Recreational/Open Space Preservation and 

Development Area (ROSPDA) to Specialty Mixed Use Area (SMUA). Following two unsuccessful 

attempts to rezone the property to allow for the development of the project by establishing a zoning 

overlay district -- first by trying to establish a Planned Unit Development District (PUD) and later by 

trying to establish a Form-Based District (FBD) -- the owners decided to submit a rezoning petition to 

rezone the site from the “A” Single-Family Dwelling District to the “H” Area Commercial District in 

conjunction with a third type of zoning overlay district, the SUD. 

 

 A conceptual site plan of the proposed development project is attached as Exhibit “C”. It should be noted 

that many previous versions of a conceptual site plan have already been submitted. Thus, further changes 

should be expected. 

 

 The petitioner is Discovery Pier Land Holdings, LLC, which is the owner of the two parcels. The 

petitioner is represented by William J. Kuehling, of Thompson Coburn LLP. 

 

 As part of its financing, the petitioner is seeking to establish a transportation development district (TDD), 

a community improvement district (CID) and a sales tax sharing agreement with the City.  

 

 Existing land uses adjacent to the rezoning site include a variety of uses. 

o Immediately north of the rezoning site is a vacant lot. This approximately 14-acre parcel, 11190 

Riverview Dr., is located in two jurisdictions -- the City of St. Louis (3.5 acres) and 

unincorporated St. Louis County (10.5 acres). It could potentially be sold or leased by the owner, 

Massman Construction Co., to the developer. It would remain vacant land and serve as a buffer to 

the nearby environmentally-sensitive Watkins Creek. The Metropolitan St. Louis Sewer District 

(MSD) Watkins Creek Pumping Station is located on the east side of Riverview Dr. Further 

north, Massman Construction Co. owns additional property, which is used for storage.  

o On the west side of Riverview Dr. is the Chain of Rocks Welcome Center Rest Area (a MoDOT 

facility), 705 Dunn Rd., which provides restrooms, picnic tables and pay phones for travelers; a 

MotoMart/Subway, 11005 Riverview Dr.; a few undeveloped parcels owned by Great Rivers 

Greenway District; and two single-family homes, 11121 and 11125 Riverview Dr.  

o South of the rezoning site is Interstate 270 and associated land owned by the State of Missouri. 

Further south are a few largely undeveloped parcels owned by Great Rivers Greenway District, 

which include the Chain of Rocks Bridge. Photos of the rezoning site and adjacent areas are 

included in Exhibit “F”. 

 

 In its rezoning petition (see Exhibit “B”), the petitioner submitted three pages of text as its Grounds for 

Petition. (See Attachment C of the rezoning petition.) 

 

 The City’s Zoning Administrator cites in the attached letter (Exhibit “D”) that: “Given that the subject 

property will provide for new and improved commercial and recreational opportunities in the immediate 

area; that the parcel is adjacent to a major interstate with high traffic volume; that by rezoning subject 

property would bring it into conformity with the Zoning Code; and that good zoning practices work 

toward the elimination of improper zoning designations, there is a basis established that a less restrictive 

zoning classification would be appropriate and would enhance the general welfare of the City.” She 

further states that: “It is the recommendation of the Zoning Administrator that the subject parcels in City 

Block 9121 be rezoned from the current classification of “A” Single-Family Dwelling District to the “H” 

Area Commercial District.” 

 

 The proposed rezoning is supported by Alderwoman Dionne Flowers (2nd Ward). (Ald. Flowers’ support 

letter is attached as Exhibit “E”.) 



 

        

2.0 Comments 

 

PDA staff has reviewed the proposed amendment 

of the Zoning District Map for two parcels located 

at 11050 and 11110-80 Riverview Dr. and 

recommends approval of the rezoning to the “H” 

Area Commercial District. This recommendation is 

based on the reasons cited in the Zoning 

Administrator’s letter and the proposed rezoning’s 

conformity with the City’s Strategic Land Use 

Plan. 

 

The Strategic Land Use Plan designates the entire 

rezoning site as a Specialty Mixed Use Area 

(SMUA). The SMUA Strategic Land Use Category 

is defined as: “Areas like Downtown St. Louis 

where it is intended that a unique mix of uses be 

preserved and developed.” As stated previously, 

the rezoning site was designated as a 

Recreational/Open Space Preservation and 

Development Area (ROSPDA) until February 3, 

2016 when the Planning Commission approved 

Strategic Land Use Plan Amendment #15. Adjacent 

parcels continue to be designated as ROSPDA. 

 

The proposed rezoning would facilitate the 

development of Lighthouse St. Louis -- a multi-

phase, mixed-use development project consisting of 

various commercial, residential and recreational 

uses. The proposed commercial uses include hotels, restaurants, retail and office space, and entertainment 

facilities. The proposed residential uses may include a variety of residential densities. The proposed recreational 

uses include a bike path, riverwalk, boardwalk, lighthouse, marina and boat ramp. The above uses make up a 

unique mix of uses. If developed appropriately, the development project could also become a unique regional 

destination. Thus, the proposed rezoning is in conformity with the City’s Strategic Land Use Plan. 

 

 2.1 Public Input 
 

 The Board of Aldermen’s Housing, Urban Development and Zoning (HUDZ) Committee will conduct a 

public hearing as part of the legislative process. 

 

 2.2 Previous Commission Action 
 

At its February 3, 2016 meeting, the Planning Commission approved Strategic Land Use Plan (SLUP) 

Amendment #15. This amendment changed the rezoning site’s Strategic Land Use Category from 

Recreational/Open Space Preservation and Development Area (ROSPDA) to Specialty Mixed Use Area 

(SMUA). 

 

 2.3 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 the 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 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 petition for the proposed Zoning District Map amendment for two 

parcels located in City Block 9121 -- 11050 and 11110-80 Riverview Dr. (AKA 11110-80, 11110R and 11182 

Riverview Dr. -- 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 petition for the amendment of the Zoning District Map (to the “H” Area Commercial District) for two 

parcels (known as 11050 and 11110-80 Riverview Dr. -- AKA 11110-80, 11110R and 11182 Riverview 
Dr.) -- located in City Block 9121 is hereby found to be in conformity with the City’s Strategic Land Use 
Plan. 

 
2. The petition for the amendment of the Zoning District Map (to the “H” Area Commercial District) for two 

parcels (known as 11050 and 11110-80 Riverview Dr. -- AKA 11110-80, 11110R and 11182 Riverview 
Dr.) -- located in City Block 9121 is hereby recommended for approval. 

 
3. The Director of the Planning and Urban Design Agency is hereby directed to notify the City’s Board of 

Aldermen of this recommendation. 



























Exhibit “F” 
 

Photos of  

Rezoning Site in City Block 9121 

 

 

  
 

1) Rezoning site 

Eastern portion of site 

(Looking southward)                    

 

 

2) Rezoning site 

Southern portion of site 

(Looking eastward) 

 

  
 

3) Rezoning site 

Northern edge of site 

(Looking westward) 

 

 

4) Rezoning site 

Abandoned road near northern edge of site 

(Looking eastward) 
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Exhibit “F” 
 

Photos of  

Rezoning Site in City Block 9121 

 

 

  
 

5) Rezoning site 

Northern riverbank 

(Looking northward) 

 

 

6) Rezoning site 

Southern riverbank 

(Looking southward) 

 

  
 

7) Rezoning site 

Slope of riverbank from proposed boardwalk to 

river 

(Looking eastward) 

 

8) Rezoning site 

Slope of riverbank from proposed riverwalk to 

river 

(Looking eastward) 
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Exhibit “F” 
 

Photos of  

Rezoning Site in City Block 9121 

 

 

  
 

9) Rezoning site 

Proposed extension of Riverfront Trail to site 

(Looking southeastward) 

 

 

10) Rezoning site 

Proposed riverwalk (with Downtown skyline in 

distance) 

(Looking southward) 

  
 

11) Rezoning site 

Proposed riverwalk 

(Looking southward) 

 

 

12) Rezoning site 

Proposed riverwalk 

(Looking northward) 
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Exhibit “F” 
 

Photos of  

Rezoning Site in City Block 9121 

 

 

  
 

13) Adjacent properties 

Interstate 270 bridge 

(Looking southeastward) 

 

 

14) Adjacent properties 

Mississippi River 

(Looking eastward) 

  
 

15) Adjacent properties 

Massman Construction Co., 11190 Riverview 

Dr. 

(Looking northward) 

 

16) Adjacent properties 

City limit along Riverview Dr. 

(Looking northward) 
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Exhibit “F” 
 

Photos of  

Rezoning Site in City Block 9121 

 

 

  
 

17) Adjacent properties 

Watkins Creek 

(Looking eastward) 

 

 

18) Adjacent properties 

MSD Watkins Creek Pumping Station 

(Looking eastward) 

 

  
 

19) Adjacent properties 

Riverview Dr. 

(Looking southward) 

 

 

20) Adjacent properties 

Coal Bank Rd. 

(Looking westward) 
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Exhibit “F” 
 

Photos of  

Rezoning Site in City Block 9121 

 

 

  
 

21) Adjacent properties 

Single-family home, 11125 Riverview Dr. 

(Looking westward) 

 

 

22) Adjacent properties 

Single-family home, 11121 Riverview Dr. 

(Looking westward) 

  
 

23) Adjacent properties 

MotoMart/Subway, 11005 Riverview Dr. 

(Looking westward) 

 

 

24) Adjacent properties 

Chain of Rocks Welcome Center Rest Area, 705 

Dunn Rd. 

(Looking westward) 
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