
 

  

 

   
File No. PDA-072-20-RDM 

 

 

To: City of St. Louis Planning Commission 
 

From: Don Roe, Executive Director 
 

Subject:  Chapter 99 Blighting Study and Redevelopment Plan 
 (4320-4330, 4350 and 4350R S. Kingshighway Blvd. Redevelopment Area) 

 LCRA Plan #2385 

 

Date: October 30, 2020 
 

Summary 

 

Submittal: Chapter 99 Blighting Study and 

Redevelopment Plan for Planning Commission 

review and recommendation. 

 

Site: Approximately 10.12-acre area -- consisting 

of four parcels -- located in the 4300 block of S. 

Kingshighway Blvd. in the Bevo Mill 

neighborhood. 

 

Existing Uses: Three commercial buildings -- all 

of which are vacant -- and one cellular tower. 

 

Proposal: Demolition of the existing commercial 

buildings and the construction of an $85 million, 

multi-phase, mixed-use development project, 

consisting of 338 apartments, 1,000 square feet of 

commercial space (with the potential to convert 

seven of the apartments into approximately 6,000 

square feet of additional commercial space if the 

market demand for commercial space in the area improves) and 467 parking spaces. 

 

Prospective Developer: Cornerstone SoGro LLC, which owns the four parcels. 

 

Eminent Domain: Does not provide for eminent domain. 

 

Support: Supported by Alderwoman Carol Howard (14th Ward). 

 

Recommended Action 

 

That the Planning Commission finds the Chapter 99 Blighting Study and Redevelopment Plan for the 4320-4330, 

4350 and 4350R S. Kingshighway Blvd. Redevelopment Area to be recommended declared as blighted and the 

proposed Redevelopment 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 
 

 The 4320-4330, 4350 and 4350R S. Kingshighway Blvd. Redevelopment Area consists of four parcels. The 

approximately 10.12-acre Redevelopment Area is located in the 4300 block of S. Kingshighway Blvd. in 

the Bevo Mill neighborhood. The attached LCRA Fact Sheet summarizes this proposed Chapter 99 

Blighting Study and Redevelopment Plan. (See Exhibit “A”.) 

 

 The Redevelopment Area’s existing uses include three commercial buildings -- all of which are vacant -- 

and one cellular tower. Two of the buildings were formerly occupied by the U.S. Army Reserve Training 

Center. The third commercial building was formerly occupied by an auto sales/auto repair shop. The cellular 

tower is located on a large, but otherwise vacant, lot. Photos of the Redevelopment Area are included in 

Exhibit “D”. 

 

 Based on PDA staff’s visual survey, the Redevelopment Area is in fair condition. A copy of the 

Redevelopment Plan, which was prepared by St. Louis Development Corporation (SLDC) staff, is attached 

as Exhibit “B”. The Redevelopment Plan evaluated the Redevelopment Area as being in fair condition. The 

Redevelopment Plan’s Blighting Report includes the following comment: 

o “The property is unoccupied. Portions of it are subject to illegal dumping, and use by transients.” 

 

 The Redevelopment Area’s adjacent properties include a wide variety of uses -- commercial, institutional, 

and industrial. Some of the largest adjacent uses include A Storage Inn, 4677 Lansdowne Ave.; Planet 

Fitness, 4660 Chippewa St.; Jubilee Church, 4228 S. Kingshighway Blvd.; and St. Mary Magdalen Church, 

4924 Bancroft Ave. Photos of adjacent properties are included in Exhibit “D”. 

 

 The Redevelopment Plan proposes the demolition of the three existing commercial buildings (the existing 

cellular tower would remain) and the construction of an $85 million, multi-phase, mixed-use development 

project. The complex, to be named SoGro, would include 338 apartments, 1,000 square feet of commercial 

space, and 467 parking spaces. The 1,000 square feet of commercial space would be located along S. 

Kingshighway Blvd. The prospective developer has also determined that seven of the apartments fronting 

onto S. Kingshighway Blvd. could be converted into approximately 6,000 square feet of additional 

commercial space, should the market deem to be appropriate in the future. Phase I of the development 

project would include 178 apartments (located in three four-story buildings), 1,000 square feet of 

commercial space, and 226 parking spaces (18 of which would be located in three detached garages). The 

two remaining phases of the development project would each include the construction of a four-story 

apartment building. A rendering, site plan, and first floor plan for one of the buildings to be built along S. 

Kingshighway Blvd. are included in Exhibit “C”. 

 

 The prospective developer is Cornerstone SoGro LLC. The firm recently purchased the four parcels in the 

Redevelopment Area for approximately $4.6 million. The firm recently acquired an adjacent parcel, 4660 

Chippewa St., and opened a Planet Fitness gym in the commercial building. It is one of approximately 12 

Planet Fitness gyms that the firm owns in the St. Louis metropolitan area. 

 

 The Redevelopment Plan does not provide for the use of eminent domain. It does provide for tax abatement 

as follows: 10 years of tax abatement based on 75% of the assessed value of the incremental improvements. 

 

 The Redevelopment Plan is supported by Alderwoman Carol Howard (14th Ward). 

         

 

 

 

 

 



 

2.0 Comments 

 

The City’s Strategic Land Use Plan designates the 

Redevelopment Area as a Regional Commercial 

Area (RCA) and an Institutional Preservation and 

Development Area (IPDA). 

 

The RCA Strategic Land Use Category is defined 

as: “Areas where the development of existing and 

new commercial uses intended to serve a regional 

clientele should be encouraged. Developments in 

these areas will often be new projects. These areas 

generally consist of existing regional commercial 

uses or large sites at intersections of major 

roads/highways with regional access and visibility. 

Several large and currently underutilized sites exist 

in the City at prominent intersections. These 

locations provide “ready to go” locations for large 

format retailers with strong adjacent markets.” 

 

The IPDA Strategic Land Use Category reflects the 

previous use of this large landlocked parcel as a 

gym and auditorium (this building was recently 

demolished), as well as an athletic field, by St. 

Mary Magdalen Church, which is located on the 

other side of S. Kingshighway Blvd. 

 

The proposed Redevelopment Plan would facilitate 

the development of an $85 million mixed-use development project, consisting of 338 apartments, 1,000 square feet 

of commercial space along S. Kingshighway Blvd., and 467 parking spaces. In addition, the prospective developer 

has determined that seven of the apartments fronting onto S. Kingshighway Blvd. could be converted into 

approximately 6,000 square feet of additional commercial space, should the market deem to be appropriate in the 

future. Despite its high vehicular traffic counts, much of this stretch of S. Kingshighway Blvd. is under-utilized, 

with many vacant or poorly maintained storefronts and commercial buildings.  

 

Although the RCA Strategic Land Use Category is primarily designed to encourage large-scale commercial 

development, the proposed development project would include some commercial uses along S. Kingshighway Blvd. 

and reinforce the commercial character of the street. The proposed development project may also considered to be 

in conformity with the Strategic Land Use Plan by virtue of its “adjacency rule”, which states that the Planning 

Commission may consider a proposed use or development project to be in conformity with the Strategic Land Use 

Plan if the proposed use or development project is allowed in an adjacent Strategic Land Use Category. The 

Redevelopment Area is located adjacent to a Neighborhood Commercial Area (NCA) on the other side of S. 

Kingshighway Blvd. The NCA Strategic Land Use Category encourages smaller-scale commercial development, 

as well as mixed-use development. It also encourages “flexibility in design to allow ground floor uses to change 

over time e.g., ground floor space that can transition from residential to commercial use as the local demand for 

retail goods and services strengthens in the area.” Thus, the proposed Redevelopment Plan is in conformity with 

the  Strategic Land Use Plan’s NCA Strategic Land Use Category by virtue of its “adjacency rule”. 

 

Lastly, it should be noted that the development of 338 new apartments in the Redevelopment Area would 

significantly increase the consumer market demand for commercial goods and services. This would likely result in 

a stronger commercial corridor along this stretch of S. Kingshighway Blvd.  

 

 



 

 

 2.1 Public Input 
 

The Board of Alderman will conduct a public hearing as part of the legislative process. 

 

 2.2 Previous Commission Action 
 

None. 

 

 2.3 Requested Action 
 

City of St. Louis Ordinance #64687, Section 8, Sub-Paragraphs 6 and 8 require that all Chapter 99, 100 and 

353 Blighting Studies and Redevelopment Plans be submitted to the Planning Commission for its 

recommendation as to conformity with the City's Comprehensive Plan and any applicable Neighborhood 

Plan. 

 

 

 

Requested Recommendation 
 

That the Planning Commission finds the Chapter 99 Blighting Study and Redevelopment Plan for the 4320-4330, 

4350 and 4350R S. Kingshighway Blvd. Redevelopment Area to be recommended declared as blighted and the 

proposed Redevelopment 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 Chapter 99 Blighting Study and Redevelopment Plan for the 4320-4330, 4350 and 4350R S. 

Kingshighway Blvd. Redevelopment Area is hereby found to be recommended declared as blighted and the 

proposed Redevelopment Plan is in conformity with the City’s Strategic Land Use Plan and is 

recommended for approval to the City’s Board of Aldermen. 

 

2. The Executive Director of the Planning and Urban Design Agency is hereby directed to notify the Board of 

Aldermen of its recommendation. 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 

 



 

Exhibit “D” 

 

Photos of 

4320-4330, 4350 and 4350R S. Kingshighway Blvd. Redev. Area 

 

 

  
 

1) Redevelopment Area 

Vacant auto sales/auto repair shop, 

4320-4330 S. Kingshighway Blvd. 

(Looking eastward) 

 

2) Redevelopment Area 

Vacant commercial building, 

4350 S. Kingshighway Blvd. 

(Looking eastward) 

  
 

3) Redevelopment Area 

2 vacant commercial buildings, 

4350R S. Kingshighway Blvd. 

(Looking westward) 

 

4) Redevelopment Area 

Vacant lot, 

4354 S. Kingshighway Blvd. 

(Looking northward) 
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Exhibit “D” 

 

Photos of 

4320-4330, 4350 and 4350R S. Kingshighway Blvd. Redev. Area 

 

 

  
 

5) Redevelopment Area 

Cellular tower, 

4354 S. Kingshighway Blvd. 

(Looking southward) 

 

6) Adjacent properties 

Phillips 66, 

4300 S. Kingshighway Blvd. 

(Looking eastward) 

  
7) Adjacent properties 

Jimmy Kavadas Your Credit Man & Jiffy 

Lube, 

4400 & 4416 S. Kingshighway Blvd. 

(Looking eastward) 

 

8) Adjacent properties 

A Storage Inn, 

4677 Lansdowne Ave. 

(Looking northeastward) 
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