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CC:
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DATE:

September 21, 2022

RE:

Comprehensive Plan Amendment
Multifamily Housing Considerations

SUMMARY
The Planning & Zoning Commission at its regular meeting held September 14th voted
unanimously (9-0) in favor of amending the 2015 Comprehensive Plan which, in part,
recognizes “multifamily” as an appropriate land-use category under limited conditions –
attached herein for your review. That decision was preceded by eight (8) months of meticulous
study by the Planning & Zoning Commission which encompassed 14 total meetings including
a public hearing as required by state law. The purpose of this transmittal is to advise the Board
of Aldermen on (1) what this amendment accomplishes; (2) what immediate actions are
required; and (3) what to expect moving forward in light of these changes.
COMPREHENSIVE PLANNING
Under Missouri law, comprehensive plans are defined broadly as long-range policy
documents that serve as the basis for future land-use and zoning decisions. Unlike a zoning
code which is largely a static regulatory blueprint, the comprehensive plan is intended to
capture the high-level vision for the community by expressing where it wants to be at some
point in the future. In theory, that vision can be translated into future zoning actions
which remain the prerogative of the elected body, whereas the Planning & Zoning
Commission has independent control over the comprehensive plan. That arrangement
is spelled out further in the following statute:
RSMo 89.340
The commission shall make and adopt a city plan for the physical development of the
municipality. The city plan, with the accompanying maps, plats, charts and descriptive
and explanatory matter, shall show the commission’s recommendations for the
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physical development and uses of land, and may include, among other things, the
general location, character and extent of streets and other public ways, grounds,
places and spaces; the general location and extent of public utilities and terminals,
whether publicly or privately owned; the acceptance, widening, removal, extension,
relocation, narrowing, vacation, abandonment or change of use of any of the
foregoing; the general character, extent and layout of the forgoing; the general
character, extent and layout of the replanning of blighted districts and slum areas.
Prior to this amendment, the Comprehensive Plan did not envision or contemplate multifamily
development anywhere in town. This lack of direction is consistent with our Zoning Code
which has remained historically silent on multifamily uses making them prohibited by default.
For the purpose of this amendment, multifamily developments are those defined as
containing multiple residential dwellings within a single structure regardless of owneroccupied status.
WHAT THE AMENDMENT DOES
The 2022 Comprehensive Plan Amendment is essentially an eleven (11) page supplement to
the 2015 Comprehensive Plan that was intentionally separated from the original document to
avoid confusion. The amendment features two (2) core components:
1. A market analysis demonstrating how multifamily uses have evolved into highlyattractive suburban developments in recent years based on various economic factors
which have lessened the demand for retail and office growth; and
2. A recommendation to consider future multifamily projects based on the following
minimum criteria:
a. All future multifamily developments must be confined to C-1 or C-2 zoning with
mandatory frontage to either Manchester Road or I-270 including restricted
placement west of Ballas Road as illustrated below:
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b. Projects featuring multifamily can only be achieved following a successful rezoning
to Planned Development Mixed or “PD-MXD” which allows for a negotiated zoning
mechanism in which virtually all aspects of the development are customized based
on the unique characteristics of the site. The Planning & Zoning Commission is
expected to explore a series of code amendments that would define multifamily
uses as permitted using the PD-MXD vehicle. A draft version of those preliminary
zoning regulations are attached for your benefit.
c. All multifamily submittals must incorporate and preserve some degree of
commercial tenant space to justify PD-MXD status unless otherwise waived by the
city. This provision was motivated by a strong preference to encourage mixed-use
developments (residential over retail) in lieu of freestanding multifamily projects
including standalone condominiums or apartments.
d. Future multifamily projects will be subject to appropriate height limitations and
buffer requirements with a specific focus on safeguarding adjacent single-family
households (not exclusive to Des Peres residential districts). Such regulations are
referenced further in the Zoning Code.
NEXT STEPS
Because the Mayor and Board of Aldermen have no statutory role in developing or
modifying the Comprehensive Plan, there are no immediate actions required at this
time. However, staff fully anticipates the discussion of multifamily to reach the Board of
Aldermen at some point in the near future. To that end, the Board of Aldermen should
anticipate addressing the following legislative items which are not necessarily contingent upon
any formal recommendation by the Planning & Zoning Commission given its advisory status:

PD-MXD

PD-C

PD-R

C-3

C-2

C-1

F

E

D

B

AA

LAND USE TYPE

A

1. Zoning Text Amendments: Because our current Zoning Code does not expressly
allow multifamily uses of any kind, a text amendment adopted by the Board of
Aldermen would be necessary to accomplish that end. Such an amendment is
expected to reflect the following land-use matrix which, based on the current working
draft at the Commission level, contemplates multifamily dwellings as a permitted use
under PD-MXD.

Residential
Dwelling, single-family attached
Dwelling, single-family detached

P
P

P

P

P

P

P

P

P

Dwelling, multi-family

P

C*=Use is conditional and subject to additional requirements related to the specific use.
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The Board should also anticipate reviewing a number of related zoning text
amendments that have been tailored specifically to multifamily uses. For example, is
there a preference by the city to impose below-grade parking requirements for future
multifamily projects? Or should the city establish prohibitions against short-term rentals
for future apartment developments? These questions, among others, are currently
being discussed by the Planning & Zoning Commission and will likely reemerge at the
Board level as the process advances.
2. PD-MXD Rezoning and Master Site Plan Review: Following adoption of the 2022
Comprehensive Plan amendment, members of the Planning & Zoning Commission
appear poised to revisit the pending Magnolia Ridge petition which was originally
submitted to the city in December 2021. That petition would necessitate a rezoning of
the Magnolia Ridge property from “C-1” Commercial to “PD-MXD” therefore creating
eligibility to accommodate multifamily uses on that particular site. In the event the
Planning & Zoning Commission agrees to advance a recommendation to rezone this
property, a companion measure authorizing approval of a Master Site Plan would likely
accompany that legislation. This approach is generally consistent with previous zoning
matters addressed by the Board of Aldermen – the logic being that members of the
Board of Aldermen have historically preferred to consider zoning changes in tandem
with specific developments that require such a change.
CONCLUSION
The Mayor and Board of Aldermen are likely months away from having direct exposure to the
ongoing multifamily discussion which was conceptually made possible by this amendment
pending additional zoning changes. At its core, the purpose of this amendment, as determined
by the Planning & Zoning Commission, was to establish a modified vision for future growth
potential in Des Peres by creating a tightly regulated framework in which multifamily projects
could be allowed under the right circumstances. While this amendment expresses that desire
in the abstract, the Board of Aldermen ultimately have final say over whether multifamily
developments should be permitted in Des Peres based on the various points of legislative
discretion noted above.

Page 4

2022 COMPREHENSIVE PLAN AMENDMENT
FINAL September 15, 2022

DES PERES, MISSOURI
Exhibit A

PURPOSE OF THE 2022 COMPREHENSIVE PLAN AMENDMENT
Changes in real estate market conditions over time have an impact on the sections of any
comprehensive plan that relates to several factors:
•
•
•
•

Development pattern recommendations (i.e., future land use),
The future land use map contained in the plan,
Document text that relates to these recommendations and the rationale behind them,
and
Plan recommendations that have a relationship to components of the city’s
development codes.

Current development trends mostly driven by changes that were evolving in 2015 but, in
some instances, were further impacted or accelerated by the 2020/2021 COVID pandemic
have impacted many cities’ development goals and objectives. A variety of development
market trends that have evolved and appear to be long-lasting have encouraged the City of
Des Peres Planning and Zoning Commission to revisit Sections 6 and 7 of the 2015
Comprehensive Plan.
The purpose of the 2022 Comprehensive Plan Amendment is to update the development
recommendations in Sections 6 and 7 in the 2015 Comprehensive Plan. The remainder of the
Comprehensive Plan document will not be updated. Any parts of Sections 6 or 7 of the 2015
Comprehensive Plan not addressed by this Amendment are intended to remain as ongoing
recommendations unless clearly superseded by this 2022 Comprehensive Plan Amendment.
In order to understand the development recommendations outlined in this Plan Amendment,
a review of the current real estate market trends for retail, office, and housing markets is
necessary. As noted above, the changes in these markets in the St. Louis region and in many
other metro areas began evolving when the 2015 Comprehensive Plan was adopted. The first
subsections of this plan provides a summary of the market conditions by sector.

DEVELOPMENT MARKET CHANGES
Retail
Retail development is rapidly changing. The advent of online shopping has impacted the need
for the large retail spaces (particularly department stores) that have driven the retail real
estate markets of the past. Nationally, overall retail vacancy has begun to come down from
rates in non-growth metro areas (like metro St. Louis) that in 2018 were approaching 15%+. In
many cases, the reduction in vacancy has been the result of retail square footage being
repurposed for other uses. In other instances, space in better-quality retail centers and
buildings have ‘backfilled” with new businesses or those that wanted to upgrade their space.
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In most metro markets, new retail development has ground to a halt except in very select
locations and for specific users. We cannot predict where these trends will begin to appear,
although there are a few examples showing up in the metro area such as Bass Pro’s Outpost
store in Sunset Hills and the Walmart Neighborhood Markets in St. Charles County, The Bass
Pro Outpost is a redevelopment of an older shopping center built in about 1997.
People do not want to purchase some items online. They want to see and feel some things
before they buy. General merchandise and department store retailers will develop smaller
store formats that will begin to be more like “showrooms” and not everything will be stocked
at the store. Consumers will be able to see their options and touch, see, and/or feel the
merchandise and their selection will be sent home or delivered to the store. Amazon’s
department store is based on this idea and Best Buy has been using it for some time. In some
instances, the store floor area will be reduced, and the remaining space will become a “last
mile” warehouse for some popular items. In this case, pickup while shopping in the store may
be possible for some items. This represents the new retailing buzzword called “omni-channel”
retailing. Where the bricks and mortar, online, and delivery to the customer are operating in
tandem.
Some retailers have tried other options. Target has developed some “urban” stores that are
much smaller than a typical Target (about 30,000-40,000 square feet) and as recently as spring
of 2021 indicated that they are rapidly expanding this concept. Consistent comments in retail
trade industry forums/publications from Macy’s in later 2021 and again early this year have
indicated that they will begin shedding their big-box mall locations in favor of stores that will
be free-standing or in smaller strip center locations where they never would have gone before
and that this transition would begin this year. For most retailers, operation in a mall is an
expensive proposition, if for no other reason, due to the added cost of the common area
maintenance (CAM) charges that are associated with these locations. Also, some of these
retailers own their locations and have the burden of operating and maintaining spaces that
are much larger than they need.
Essentially, retailers have learned that they don’t need mega-stores if they have their online
market act together. Based on our data sources, visitor traffic to shopping centers, some
malls, and other retail-centric locations for 2021 are already near 2019 levels. Visitation
through October of 2021 suggests that 2019 visitors (and potentially sales) are likely to at
least equal, if not exceed, 2019. This is indicative of the see/touch/feel demand for certain
types of merchandise. But this does not mean that malls will survive as we know them today.
In virtually every metro-market there were too many malls constructed and the non-growth
markets like Saint Louis have been the most impacted. The re-creation of malls into mixed-use
developments in Chesterfield, Crestwood, and St. Ann all represent approaches to solving the
declining or dead mall scenario. Except for Northwest Plaza, residential development is a

—2—

2022 COMPREHENSIVE PLAN AMENDMENT
FINAL September 15, 2022

DES PERES, MISSOURI
Exhibit A

component of these projects and will be at greater density than is found elsewhere in the
community.
West County Center has been the City’s sales tax “river” for many years but like most regional
malls in an over-built market West County Center’s revenue production is fading and the
decline will likely continue. In addition, Des Peres has other sites along the Manchester
Corridor that include aging shopping centers. These are now less desirable retail spaces and
will not continue to attract quality retail or restaurant uses. Looking at national and regional
development trends for examples will clearly show that repurpose or redevelopment of these
properties will succeed via creation of mixed-use development, quite often involving a multifamily residential component or conversion to office use (often times medically related).
Mall locations usually have sufficient acreage to allow for creating a self-contained
“neighborhood” that includes retail, restaurant, service, housing, and/or office uses. Both the
Crestwood Mall site now under development and the plan for Chesterfield Mall share this
concept albeit at different densities.
Office
Offices are great supporting uses for retail establishments because they bring workers and
visitors to the area. The conversion of department store spaces to office space at Northwest
Plaza fueled the demand for the retail and restaurant development that exists and is thriving
there today. Office uses have typically been a key component of mixed-use development
scenarios and particularly those involving repurpose of existing retail centers.
The COVID 19 pandemic derailed what was already a soft office market in metro St. Louis.
Office space in the U.S. continues to have significant levels of vacancy and a relatively
depressed foreseeable future as a result of the COVID 19 pandemic and corporate
downsizing. In many instances, this downsizing is the result of employers’ discovery that
certain employee functions can be conducted via remote working without impacting
productivity. Therefore, the need for office space they currently have or had is resulting in
lease renewals for less space or sublet of existing space.
While some of this “downsizing” was going on pre-pandemic, the COVID 19 situation
accelerated this trend and it became somewhat reinforced by the inability for some workers to
come to an office because of mandated closures, childcare, and schooling situations, or from
concerns over using public transit. Many surveys and interviews have been done of both
employers and employees to gauge the desire to come back to the office by either party.
Now that COVID 19 and its variants have begun to pose less of a threat, corporate mandates
to come back to the office are beginning to increase occupancy. However, general office
vacancy at the national level is higher than ever in many metro markets. The highest
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occupancy levels are typically in niche areas of the market such as medical office space,
back/office support (although some of these activities are being conducted remotely), and
other tenants that require significant computer and phone support, or other unique office
situations.
Much of the new construction for office space in metro St. Louis was started in 2019 and
much of this was paused in 2020 due to the COVID 19 outbreak. Looking at some of the
larger office developments around the metro, it would be noted that most of it was
constructed for specific users particularly for medical clinic and outpatient facility uses.
The office market trends may mean that some older office buildings like those across I-270
from West County center may be the subject of redevelopment proposals in the future. While
office buildings do not typically make ideal conversions to multi-family uses, their sites are
often good locations for higher-density housing development.
HOUSING
Real estate market data shows a trend that has been growing for the past 8-10 years. This
market “picture” has been showing a shift in housing demand that is moving away from
traditional single-family units. As is evident in various data and real estate media sources,
single-family homes sales as a market are thriving and prices in desirable neighborhoods or
communities are high. But a shift has been occurring in middle, upper-middle, and upperincome communities in terms of demand and unit type. As is always the case, metro St. Louis
has been slower to demonstrate the market trends in other U.S. metro areas. However, the
St. Louis housing market is showing an accelerating pace for these trends. Since PGAV
PLANNERS has a practice that spans the U.S., we have seen this same trend everywhere
including metro-St. Louis. In considering future land use direction, the City needs to
understand these housing market trends and how and where it might provide development
opportunities.
•

Suburban Single-Family – Recent trends in suburban settings that favor two-story
single-family units hasn’t changed but the desire for large lots for these units has
declined particularly in the lower-upper and upper price brackets. This is driven, in
part, by the aging population in many metro areas. Persons with no children or
children no longer at home and retirees are much more active today as they age and
want to spend time doing things other than maintaining a large yard. Therefore, in
many St. Louis County communities, the market has seen new and/or infill
development providing a large house on lots that are much smaller and thus creating
a denser single-family environment. Des Peres has already experienced this trend as
has Kirkwood, the neighboring community to the east and south. Large-lots and the
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added upkeep are not as desirable today while at the same time the desire for larger
unit floor areas is still in demand.
•

Low/No Maintenance Units – This same demographic has also driven the demand
for zero-lot line and villa developments that are still essentially single-family structures
and are owner-occupied. However, in these developments the homeowners’
association handles all grounds maintenance, snow removal from driveways and
sidewalks, and in some cases certain maintenance of the exterior of the unit. The
housing unit and lot on which it sits is still owned by the occupant. This development
model carries an annual or monthly maintenance fee like a condominium-type
development. These types of housing developments are being sought by retirees,
singles, and professionals who want to own a home but don’t want the recurring
maintenance responsibilities. This trend was already happening in 2015 and the
Comprehensive Plan made recommendations for consideration of this type of housing
development. Appropriate changes were made to the City’s zoning code to allow
these housing development types.

•

Single-Family Rowhouse/Townhouse – This style of housing is built on small lots
typically laid out with alleys that access rear garages with the unit facing the street
with little or no front yard other than a front sidewalk and tree lawn. These are being
built around the St. Louis region in varying locations from the “Hill” neighborhood in
the City, Lake Saint Louis, the Affton area of St. Louis County, and as part of a
proposed development on a portion of the former Crestwood Plaza site in the City of
Crestwood. The newest trend is developments of single-family housing that are rental
units typically built in the row-house/townhouse model. These may be attached or
detached units. Proposed developments for this model are cropping up in the St. Louis
region and have been rapidly happening in other metro areas. These are usually not
small in terms of living area square footage (typically 1,500 to 2,500 SF) and the rental
rates are higher, equivalent to or slightly above what a 30-year mortgage would be on
a similar unit. These are catering to single persons and couples that are in highly
skilled technical or professional employment, don’t want any of the responsibilities or
costs associated with home ownership, but do not want apartment living.

•

Luxury Multi-Family Rental Developments – This type of development caters to
somewhat the same market as the row-house/townhouse rental market. These are
relatively dense developments particularly in suburban settings. The typical driver that
promoted owning your house as an investment has become less a motivation for
many folks. These people typically have an active lifestyle, higher income, do not want
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home-ownership costs or responsibilities, but want an upscale living-space. They will
pay for site-amenities, views, location, and garage or covered parking. In upperincome communities, this market is also often sought by people who own a property
in another climate where they live for part of a year but want a place to come “home”
to either on a seasonal basis or when inclined to do so. These units might also be
occupied year-round by another family-member or relative who lives there year-round
wherein the costs of the unit are shared. These units are also typically at least 2bedroom units. Rents are typically in the $1,600 to $2,500+ range and covered/garage
parking may be an additional charge.


Condominiums – This term is often associated with a type of development in a
suburban context. Most people understand the ownership and maintenance model
and many people envision a townhouse style of building. In some suburban markets,
zero-lot-line developments are also popular, where two units that are essentially
single-family residences share one common wall but sit on two separate lots. The
remainder of the development is usually laid out in this manner. These ownership
models may or may not include exterior building maintenance but do include grounds
maintenance, access drive and drive-way maintenance, and snow removal. Essentially,
these models typically have more variants. In most of these models you own the
building and the lot.
In urban markets, condominiums are often multi-family apartment structures that can
include mid-rise and high-rise buildings. In this model, you own your unit but also
share common ownership and financial responsibility for the maintenance of the
building, its common areas, parking areas (including garages), and grounds.In most
instances, as the owner of a condominium, you own the unit that you reside in and are
typically responsible for the maintenance of the interior spaces (including appliances).
A fee is paid to the condominium association (typically monthly) that covers the other
building and grounds maintenance costs. If properly structured, this fee also includes
monies dedicated to a “sinking fund” that is set aside in an interest-bearing account
that is intended to cover bigger costs associated with larger maintenance costs that
accrue as a building ages.
A condominium board consisting of members elected from the owners of the units is
typically the governing body that manages the operation of the property and collects
and allocates the fees that are collected. Sometimes, this entity retains a management
company that handles the day-to-day operations. As noted in the opening discussion
of this document, the market factors discussed above, are the drivers behind the need
to this 2022 Comprehensive Plan Amendment.
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SECTION 6 – AMENDED HOUSING DEVELOPMENT
RECOMMENDATIONS
Some of the housing development recommendations from 2015 plan are still valid and are
incorporated where appropriate into this Amendment.
•

Retain high quality standards in residential development.
The quality of single-family housing in the City has continued to make the City a
desirable place to live. As noted in the 2015 Plan, the value of single-family housing
units in the City has continued to increase over the years. The median housing unit
value in the City in 2010 was nearly $360,000. According to 2020 Census data the City’s
median housing unit value is more than $470,000. Retaining the high-quality, singlefamily housing stock in the community is an important goal. However, achieving this
goal requires recognizing several factors that are discussed below.

•

Ensure that existing housing units are maintained in an acceptable condition.
Maintenance of existing housing units is sometimes an issue for communities but is
somewhat less of an issue in more upscale communities such as Des Peres. This is
because the desirability of the community and value of the housing units is an
inducement to their ongoing maintenance and attracts owners with the means to
maintain the housing conditions. Some of the City’s oldest housing is naturally within
the oldest parts of the City in its northeast portion. Exhibit 4, Historical Growth
Patterns in the Appendix of the 2015 Plan shows those locations. The housing units
least like those constructed in later years are in the Manhattan Heights area south of
Manchester Road and east of Ballas Road. The housing units in this area are generally
smaller and located on smaller lots. The other part of the City with older housing is
located north of Manchester Road and east of Ballas Road. In each of these locations
(but particularly in the northern sector in the subdivisions east of Bopp Road) existing
single-family housing units are being torn down and replaced by new larger units.
While this solves the problem of maintenance of aging housing units, it can present
other problems that will be discussed below.
The primary method of assurance for maintenance of housing conditions is through
occupancy codes. Presently, the City has such codes for occupancy of new
construction but not for re-occupancy on resale. St. Louis County and some metro
area cities with older housing stock adopted occupancy codes for both purposes years
ago. These include the City’s neighbors Kirkwood and Webster Groves. In general, this
has meant that older housing in these cities is not occupied unless certain code and
maintenance requirements are met at the time of occupancy. This helps to maintain
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the quality of housing and has meant that these communities have some of the
highest value older housing in the area (also the quality of the respective school
districts helps).
Implementing re-occupancy codes creates a layer of process and requires staff time
that the City probably does not currently have available. However, the City may want
to consider implementing such a code provision in the future as a way to promote
housing maintenance.
•

Encourage the redevelopment or rehabilitation of older housing units but ensure
that infill housing does not adversely affect surrounding properties in
neighborhoods.
The subject of infill replacement housing in any community is always a debatable
topic. This activity is currently occurring in the City’s older neighborhoods, and this is
not unusual. In other communities and parts of St. Louis County, older housing on
larger lots is being replaced by larger housing units that often seem to overpower the
existing units. Often this is because single-story units are being replaced by two-story
units with slightly larger footprints. As the older housing units continue to age in such
locations, the land becomes more valuable than the improvements because the
existing units become less desirable to prospective new owners. Because of the
desirability of Des Peres as a place to live, this trend is likely to continue.
The typical method of controlling these infill developments is to place height
limitations on structures in the applicable zoning district that maintain the existing
average building heights in the neighborhood. Also, the larger unit means increased
stormwater runoff that can impact adjacent properties. This has caused many cities
(Brentwood is an example) to establish certain stormwater handling requirements
when existing units are enlarged or new units with a larger footprint are developed on
the site. Also, in many situations, older units are purchased or retained as rental
properties while the owner waits for the buyer that wants to redevelop the property
for a larger unit to come along. This has resulted in the existing housing units
becoming rental properties in owner-occupied areas.

•

Provide for multi-family development using revised Planned Development
Regulations
A comprehensive rewrite of the City’s Zoning Code adopted in 2018 addressed the
provision of owner-occupied villa and townhouse types of residential development by
adopting the “Planned Development” (PD) zoning provisions for residential,
commercial, and mixed-use development. However, the PD regulations relating to
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residential development and mixed-use development that might include residential
units do not provide for any unit type that is not owner-occupied. As noted previously
in this section, there is high demand for luxury multi-family residential development.
For the reasons outlined in the discussion below it is recommended that the Planned
Development regulations be modified to allow for multi-family development in the
C-1 and C-2 (West County Center) zoning districts via PD-MXD rezoning and the
resulting specific development plan that would apply to any given project. The most
ideal locations for multi-family development are west of Ballas Road.
The City should consider permitting multi-family residential development for several
reasons. However, where it might be located and how any development is enabled
should be subject to the use of Planned Development procedures so that each
development is subject to its own unique site plan and conditions. In addition,
development containing multi-family units should be limited to:
•
•
•
•
•

The Manchester Road corridor in the two commercial zoning districts noted above
enabled by the PD-MXD district regulations*,
Only west of Ballas Road and on properties with frontage to Manchester Road or
I-270,
With appropriate buffers to any existing single-family development within the City, or
adjacent municipalities,
With height restrictions appropriate for the location within these areas, and
Multi-family development should be permitted as a free-standing use via PD-MXD
regulations with incorporation of commercial uses within the multi-family structure at
the ground floor level. It should be noted that the regulations should provide for a
waiver of this provision upon recommendation of the Planning and Zoning
Commission via site plan or master development plan review based on the project
location and/or the presence of and type of adjacent commercial uses.
*It should be noted that a text amendment to the zoning code expressly permitting
multi-family uses within the PD-MXD district will be required prior to consideration of
any project that meets the above criteria. Such an amendment would establish new rules
and regulations that govern the various development characteristics of future multifamily projects including density, setback requirements, height restrictions, off-street
parking, maximum site coverage and other features.

The types of residential uses as permitted in the PD-R regulations as written should be
allowed in the PD-MXD district but at greater density in the same locations as selected for
multi-family uses. This would provide for owner-occupied or tenant-occupied townhouse, row
house, or villa developments that could be at greater density than that afforded in the PD-R
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district as currently permitted. This would be limited to the same locations as permitted for
multi-family development as noted above.
The City’s population has grown between the 2010 and 2020 Censuses. The 2010 population
of the City was 8,373 persons while the 2020 population is 9,193 persons, an increase of 820
or 9.7%. This exceeded the rate of growth that the Census projected based on the data in the
2015 Plan. St. Louis County’s population grew by less than one-half of one percent (just over
5,000 persons) over this same period. The City’s growth is an indicator of the replacement of
older members of the community with younger families who are able to afford the higher
value housing that the City has to offer. This likely means that the City lost some of its older
residents to other parts of the metro area with the kind of low-maintenance housing stock
(condominium, villa, townhouse, luxury multi-family) that is not available in Des Peres.
It should be noted that a series of factors about a community (in addition to some of those
discussed previously) drive the type and quality of multi-family developments and their unit
size, amenities, and rent structure. The City’s proximity to major white-collar employers, health
care facilities, shopping, services, restaurants, and highway access virtually assure that any
multi-family development will be of high-quality and attract good citizens.
As noted previously, it is very likely that West County Center will, at some point, be the subject
of a redevelopment proposal being brought to the City. When that happens, the city
anticipates a mixed-use proposal featuring a combination of uses including residential, office,
retail, and service.
Another location that has constantly transitioning uses are the properties fronting the west
side of I-270 on the south side of Manchester Road. Des Peres Road boarders this area on the
west. The retail component of this area is Des Peres Square which has had constant tenant
turnover and has struggled as a retail location almost from inception. Its location became
even less desirable once MoDOT changed the configuration of Manchester Road west of
Ballas. Many current spaces are occupied by non-retail tenants. The office buildings to the
south are aging. While we don’t know what occupancy is like in those buildings, the long-term
office market in the region is likely to mean that these buildings become less desirable. Multifamily development within this area could revitalize the properties and would be a highly
desirable location given its proximity to the Lodge Des Peres.
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SECTION 7 – AMENDED PLANNING AREAS AND BOUNDARY
ADJUSTMENTS
Section 7 of the 2015 Comprehensive Plan divides the City into six “Planning Areas”. This
section discusses the land use and development character of the properties within each area.
It also provides a discussion of any problems or issue unique to the area and outlines
considerations for further development potential. Areas One through Four focus on the
various residential areas of the City and no additions or amendments to those discussions or
recommendations are part of this Amendment.
Areas Five (Manchester Road East Area) and Manchester Road West Area (Area 6) are
amended to reflect the discussions and recommendations outlined previously in the Section 6
Amendment.
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