
Proposed Amendment #17 

of the Strategic Land Use Plan (SLUP) 
of the St. Louis Comprehensive Plan 

 
 
The City of St. Louis Planning Commission is conducting a Presentation and 
Public Hearing regarding proposed Amendment #17 of the Strategic Land Use 
Plan (SLUP) of the St. Louis Comprehensive Plan at its regular meeting on 
Wednesday, December 7, 2016 at 5:30 p.m. at 1520 Market St., Suite 2000. 
 
Proposed Strategic Land Use Plan Amendment #17 is a proposal to amend the 
City’s Strategic Land Use Plan of the St. Louis Comprehensive Plan for a large 
single parcel located at 5006-30 Daggett Ave. in The Hill neighborhood. 
 
The SLUP is the City’s general land use plan that covers the entire City. It 
categorizes each city block into one (sometimes more) broad land 
use/development category, known as a Strategic Land Use Category. 
 
A table summarizing the proposed change for the designated area is shown 
below. Background information and recommendations for the proposed land use 
change are also provided. 
 
Copies of this document will be available for review at the St. Louis Public 
Library’s Kingshighway Branch, located at 2260 S. Vandeventer Ave. 
 
Written and oral comments on proposed SLUP Amendment #17 can be made at 
the Public Hearing. Written comments also can be made prior to the hearing in 
care of Roman Kordal by e-mail at kordalr@stlouis-mo.gov, by mail at Roman 
Kordal, City of St. Louis Planning and Urban Design Agency, 1520 Market St., 
Suite 2000, St. Louis, MO 63103, or by fax at 314-613-7014. These written 
comments will be forwarded to the Planning Commission for its review. 
Immediately following the Presentation and Public Hearing, the Planning 
Commission will vote as to whether to adopt the proposed amendment. For 
further information regarding proposed SLUP Amendment #17, please contact 
Roman Kordal at 314-657-3872 or kordalr@stlouis-mo.gov. 
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Proposed SLUP Amendment #17 

5006-30 Daggett Ave. 
Background Information and Recommendations 

 
 
Proposed Strategic Land Use Plan Amendment #17 is a proposal to amend the 
City’s Strategic Land Use Plan (SLUP) of the St. Louis Comprehensive Plan for a 
large single parcel located at 5006-30 Daggett Ave. in The Hill neighborhood. 
 
Proposed SLUP Amendment #17 is based on a proposed redevelopment of the 
parcel, but it is not tied exclusively to the proposed redevelopment. The 
approximately 11-acre site is generally bounded by Daggett Ave., a Union Pacific 
Railroad line, Bischoff Ave. and Hereford St. As the attached aerial photo shows, 
the site currently consists of vacant industrial buildings which occupy nearly the 
entire parcel. The parcel is currently owned by Berry Grant Company. 
 
The Hill neighborhood is a predominantly residential neighborhood that is well-
known throughout the St. Louis metropolitan area for its restaurants and shops, 
many of which offer Italian goods and services. The neighborhood prides itself on 
its Italian heritage, social cohesion and neat, well-maintained homes. More 
recently, the neighborhood has increasingly attracted creative businesses and 
younger residents who are drawn to its walkable character and mixed-use 
environment. 
 
In recent years, the parcel has been the subject of several redevelopment 
proposals, all of which were unsuccessful. While many residents agree that the 
existing vacant industrial complex is not an asset to the neighborhood in its 
current state and appears unlikely to be renovated for industrial or warehouse 
uses, none of these redevelopment proposals were able to obtain neighborhood 
support and were withdrawn. 
 
To some extent, the difficulty in redeveloping the site could be attributed to its 
existing use and condition -- a vacant industrial complex, which could be difficult 
and expensive to renovate or demolish -- and its adjacent properties -- which 
include a wide variety of land uses. The site is located along a Union Pacific 
Railroad line, which once provided a spur to the industrial complex. The 
remainder of the block includes a warehouse occupied by Alfa Pet (the 
southwest corner of S. Kingshighway Blvd. and Daggett Ave.), a large self-
storage business (the northwest corner of S. Kingshighway Blvd. and Bischoff 
Ave.), and six single-family homes and a mixed-use building (the southeast 
corner of Hereford St. and Daggett Ave.). Similarly, the varied properties that line 
the streets across from the parcel include a mix of low-density residential 
buildings, a smaller vacant industrial complex (owned by the same entity as the 
5006-30 Daggett Ave. parcel), two popular restaurants (including Rigazzi’s), a 
variety of commercial uses, the St. Ambrose Place residential subdivision 



(constructed about 20 years ago), and the St. Ambrose Church and School 
complex. 
 
The residential development project currently proposed, named The Hill, consists 
of detached single-family homes, townhomes, condominiums and apartments. 
The developer is Draper and Kramer, a Chicago-based firm, which has the 
property under contract. As the attached proposed conceptual site plan shows, 
the approximately 318-unit development project, with a total development cost of 
$50 million, would include the following residential unit breakdown and other 
elements: 

 20 detached single-family homes. The homes would be located along the 
perimeter of the site -- along Daggett Ave., Hereford St. and Bischoff Ave.  

 49 townhome units in 9 townhome buildings. The townhome buildings 
would be located behind the single-family homes and would be accessible 
by new streets constructed within the site. 

 24 condominium units in a single condominium building. The building 
would be located along Daggett Ave. 

 225 apartment units in an apartment building. The building would be 
located in the middle of the site. 

 New entry/exit streets along Daggett Ave., Hereford St. and Bischoff Ave. 
and interior streets within the site. 

 A pocket park at the eastern end of the site. 
 
This proposed development project -- or any other potential large-scale 
residential development project, for that matter -- is in conflict with the existing 
SLUP map. The SLUP currently designates the parcel as a Business/Industrial 
Preservation Area (BIPA). The BIPA Strategic Land Use Category is defined as: 
“Areas where stable businesses currently exist and are encouraged to remain. 
This designation includes industrial and non-retail commercial uses where the 
location, condition of buildings and the low level of vacancy warrant preservation 
and infill industrial development where possible.” Thus, the SLUP would need to 
be amended in order for a development project of the type proposed to proceed. 
A rezoning of the property would also be required. 
 
SLUP Amendment #17 proposes changing the existing BIPA Strategic Land Use 
Category for the development site -- a single parcel located at 5006-30 Daggett 
Ave. -- to Neighborhood Development Area (NDA). The NDA Strategic Land Use 
Category is defined as: “Residential and non-residential areas with substantial 
amounts of vacant land and abandoned buildings suitable for new residential 
construction of scale/associated neighborhood services, respecting stable 
properties that may be considered as part of any development. Opportunities for 
new housing construction/replatting at a critical mass scale defining a new 
neighborhood character over time.”  
 
 



This designation would allow a large-scale residential development project -- 
such as The Hill development project -- to be constructed. It’s important to note 
that, if for some reason, this development project did not proceed, the SLUP 
amendment would allow a similar, large-scale residential development project to 
be constructed in the future, along with a required rezoning of the property. 
 
Neighborhood residents have previously indicated a preference for a residential 
use at this site provided that it fits in with the existing character of the 
neighborhood. A residential development project at this site would entail a 
significant scale (and investment), which matches the intent of the NDA Strategic 
Land Use Category. Thus, Planning and Urban Design Agency (PDA) staff 
recommends changing the existing Business/Industrial Preservation Area (BIPA) 
Strategic Land Use Category for the parcel located at 5006-30 Daggett Ave. to 
the Neighborhood Development Area (NDA) Strategic Land Use Category. 
 
If proposed SLUP Amendment #17 is approved, two additional items related to 
the same site and development project would be presented to the Planning 
Commission for its review at the same meeting. The first is a proposed zoning 
change for the parcel. The parcel’s existing zoning -- the “J” Industrial District -- 
does not allow residential uses at this site. The second is a proposed Chapter 99 
Blighting Study and Redevelopment Plan for the parcel. The redevelopment plan 
would blight the parcel, approve the development project and provide tax 
abatement for the development project. 
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Existing Strategic Land Use Plan 

Strategic Land Use Categories
Neighborhood Preservation Area
Neighborhood Development Area
Neighborhood Commercial Area
Regional Commercial Area
Recreational/ Open Space
Preservation and Development Area

Business/ Industrial Preservation Area
Business/ Industrial Development Area

Specialty Mixed Use Area
Opportunity Area

Institutional Preservation and Development
Area
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Proposed Strategic Land Use Plan Amendment #17 

Strategic Land Use Categories
Neighborhood Preservation Area
Neighborhood Development Area
Neighborhood Commercial Area
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Recreational/ Open Space
Preservation and Development Area
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Specialty Mixed Use Area
Opportunity Area

Institutional Preservation and Development
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