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Matching Game!

Match the image to the land use
designation in the current SLUP.
Answers are located on the back
page of the newsletter

1. NCA Neighborhood
Commercial Area

2. NPA | Neighborhood
Preservation Area

3. OA|Opportunity Area

4. SMUA | Specialty Mixed Use Area

5. IPDA | Institutional Preservation &
Development Area

6. ROSPDA | Recreational / Open
Space Preservation &
Development Area

7. BIPA | Business / Industrial

Preservation Area

An Interview With Ness Sandoval

Ness Sandoval, Ph.D, Professor of Sociology at Saint Louis University

We spoke with Ness Sandoval, Professor of Sociology at Saint Louis
University, about his research on the demographic trends in St. Louis,
and the relevance of his findings to land use planning. Ness’s research
focuses on the spatial hierarchy of inequality in American cities. As a
demographer, Ness provides a valuable outline of the key obstacles
facing the city and offers a call to action for imagining what a forward
looking vision of St. Louis might look like!

The land use plan is an aspirational document,
a blueprint for the people in St. Louis to aspire
to. What are the primary demographic hurdles
facing the city that might temper expectations?

NS: I would probably list a few. I think the first hurdle
is the out migration of its residents, specifically its
YL Every year we see that there’s a net loss|

residents, but when you start to look at who
these people are that are leaving: it is families with
PRI And so thinking about land use, there are
a lot of institutions built around children: parks,
soccer fields, basketball courts. We need to ensure
these spaces, and the land uses around them,
intentionally support kids’ wellbeing.

“
=

Another is affordable housing. The city is building
lots of housing, there’s a lot of apartments going up,
lots of condos going up: people are moving into the
city. There are good opportunities for them. But the
question | always ask is: where’s the housing for the
mom and her kids that’s affordable? Where is the

affordable single family home? [NEIRNEEEIE
blueprints for the scale of the number of homes that
are coming online and in terms of affordability it’s

nowhere near the number that’s needed.

For the hurdle of the out migration of families,

is that a phenomenon which is happening
evenly across the city or in certain areas or
neighborhoods?

NS: It’s not even. So it happened the largest number
of people who've left are in North St. Louis, but
they’re starting to lose families in other parts of the
city, not nearly at the rate that you see in North St.
Louis. If you understand North St. Louis you realize
that for many decades there was a lack of public
investment. Since I've lived here since 2008 many
of these neighborhoods have been in decline. |
could take you down the street today and show you
a photo | took in 2010. And not enough has been
done about the crumbling infrastructure in these
neighborhoods. In fact, it’s worse in many places
than it was when | took the photos.

In the neighborhoods in the north, which have
been depopulating for decades, do you expect
that trend to continue?

NS: I’m a demographer so | am trained to not think
with my feelings. I’'m not thinking about politics, but
looking at markets. For instance we look at what the
private market is doing and we have the projects
around the NGA site. Who’s buying homes and who’s
buying lots? | think it’s fair to say that a lot of people
are disappointed that there hasn’t yet active private
market for the development of homes leveraging
the economic investment from the NGA site that

WCRRSGIMIEEL] If you were to go walk around the |
activity there is. J pulled up a Zillow map just a

couple weeks ago and I think there’s only five or six
properties that were sold over the past year.

|

WHY DOES THE
SLUP NEED AN

UPDATE?

A lot has changed in St. Louis
since the Strategic Land Use
Plan (SLUP) was first created.
The updated SLUP will reflect
the opportunities, challenges,
and development dynamics
facing our city today. While
the City has been continuously

amending the 2005 SLUP, this
holistic update is a chance to
comprehensively consider
how our land use can best
reflect St. Louis’s current
conditions and aspirations.
Additionally, there are some
problems with the existing

SLUP. One is that the existing
Land Use designations
(profiled in this newsletter)
are somewhat vague, and
don’t give policymakers
enough information to make
informed decisions about
Land Use.

How Are We Updating The SLUP?

The SLUP Update will be a part of an 18 month process:

PREPARE ANALYZE

REVIEW OF EXISTING
PLANS & DOCUMENTS

So many plans have been made
before this one! We're reviewing
all of them to ensure that what we
recommend is in keeping with what
other plans have recommended.

What are people’s goals
for land use in St. Louis?
We'll work together to
create a shared vision
and set of goals and
strategies to ensure

we are making land use
decisions that advance
these visions, goals, and
strategies.

)
ANALYSIS OF EXISTING CONDITIONS

In order to plan for the future, you have to
know what’s happening in the present. We're
analyzing housing, transportation, resiliency:
and more.

WE
1 ARE 1}
HERE

REVIEW OF THE EXISTING
STRATEGIC LAND USE PLAN

The existing SLUP was created in 2005. How well does it
do what it is supposed to do? We're conducting a thorough
analysis to determine what an updated SLUP might do
better.

P el

ENGAGEMENT &
COLLABORATION

Our output (an updated SLUP) will only be as good as our
input. We have a range of engagement activities planned.
We hope to see you at some!

STEERING COMMITTEE MEETINGS

PUBLIC WORKSHOPS

ENVISION

UPDATE

VISION, GOALS,
AND STRATEGIES

UPDATED STRATEGIC
LAND USE MAP

12

In addition to rethinking the land use
designations and descriptions, we’ll be
rethinking what parts of the city get what
designations. At the end of the process,
we’ll have a whole new land use map!

IMPLEMENTATION
STRATEGIES

DETAILED DESCRIPTIONS
OF LAND USE CATEGORIES

How do we ensure the
recommendations are
implemented? Part of this
process involves talking about
key steps that need to be taken
after the plan is adopted: zoning
updates and more!

In this newsletter we presented
the existing land use
designations. Are these still
relevant? And how accurate are
the descriptions? For the SLUP
update, we'll be rethinking the
designations and descriptions.

WALKING TOURS

Given your background in studying demography,
what do you think the outlook of neighborhoods
in decline in St. Louis will be in the next decade or
two?

| admire St. Louis. | believe in
St. Louis, in its potential, and
the strength of its people. Given
that there once was close to
900,000 people and now it’s
280,000 the city has really

been through a lot. People have
stood with the city. There's a
very strong spirit in the city.
People love the city. They want
to see the city succeed.

And so for me the question is: given that many single
and retired people are not leaving the city, the people
who are leaving the city are families with children.
And so we look at the two factors of why they are:
schools and crime.

And so when you ask me, can | project this forward
and what will happen? | think any person who would
tell somebody, “Stay in the city. The schools are
getting better,” but that is not everyone’s experience.
I’'ve seen it in my own personal network, of people
who were once committed to the city, at least two
families have left since January.

The SLUP is an opportunity to make a radical new
vision for the city.

NS: As a demographer, | always tell people | want
to be wrong. Please let me be wrong because if
I’'m wrong, that means that something special is
happening that is not predicted.. But | don’t see any
evidence that I’'m wrong. The market has not proven
me to be wrong yet. Now what the City’s doing is
great, but the city can only do so much. It can only
produce so much housing it doesn’t have.

It doesn’t have a lot of money at scale to fix these
problems, and so the private market says we’re only
going to build in the central West End or The Grove.
That should be a signal that those are your thriving
neighborhoods. This is where people want to live. We

need to make it easier for families with children to
stay in the city. We need to create safe neighborhood
with great access to schools, opportunities, etc.

Meet The Steering

Committee

The steering committee, composed of twelve St. Louisans selected
by lottery, will help guide the direction of the new SLUP. We asked
each member the following question: Why do you want to be part of
the steering committee? Here’s what they said!

“I have lots of ideas for unused plots
of land in and all throughout the St.
Louis area. For example: 3rd spaces,
playscapes, and agricultural/self
sustained areas.”

Ntosake Ambonisye

“As a health equity advocate, I'm
interested in efforts to dismantle

the racist policies and practices that
have resulted in the segregation

and intentional disinvestment in
communities of color. | am interested
in contributing to efforts that can
truly transform our city and ensure
ALL residents live in thriving built
environments.”

Kelly McGowan

“I grew up in the city of St. Louis.
However, | have spent most of my
adult life living in other parts of the
Midwest. Now that | have settled in
St. Louis, | would love to get involved
in my neighborhood as well as the
city at large.”

Tom Radomski

“As a lifelong St. Louisan, | feel a
sense of civic duty to give back to
the City which | call home. | feel my
background and interests in urban
planning and transportation enable
me to have thoughtful conversations
about the future of our region and
the possibilities of building a better
tomorrow for St. Louis residents and
visitors alike.”

Bob Sforza

“l want to gain knowledge of the
city planning process and help it
be inclusive for all.”

Stephanie McCloud

“I'have lived in multiple
neighborhoods of the city limits,
including Tower Grove East,
Botanical Heights, The Tiffany, and
now Lafayette Square in the last 10
years. | have invested interest in the
capacity building and potential of the
city’s fruitful future.”

Sapna Bhakta

“I love giving back to the community
and am fully invested in making the
City of St. Louis a better place for all.”

Bernard Powderly

“Born and raised in St. Louis | have seen
the neighborhoods that I’'ve grown up
in become spaces where those in the
community have no voice in what their
community will look like in the future.
I’m an advocate for those people and
this will allow me to be their voice in
rooms that they’re not able to be in.”

Kasimu Taylor

“I’m a small business owner,
homeowner, block captain, member of
the Hyde Park neighborhood planning
committee, and I've recently started a
community led non-profit to serve the
Hyde Park community. | enjoy meeting
with and listening to community
members to make our wonderful
community better.”

Denean Vaughn

“I’m a MO Realtor and land
structuring (for example
redlining) is detrimental to my
profession”

Twanya Banks

“l am both a business owner and
resident of the city of St. Louis, and |
am passionate about its history and
its future and | want to ensure that it
grows again.”

Brady Williams DC

“I'was born and raised in St. Louis

and have been variously proud,
heartbroken, and hopeful for how our
historic river town-turned-metropolis-
turned-post-industrial underdog can
truly meet the moment and live up to
the ideals of its citizenry. I'm seeking
new ways to be part of improving our
city.”

Christian Frommelt

History of St. Louis’ Land Use Planning

A Word from the Planning
and Urban Desigh Agency

The SLUP update is being championed by the St. Louis Planning and Urban
Design Agency. We spoke with Executive Director Don Roe, and City
Planning Executive Miriam Keller about their thoughts on this most recent
update and how they envision the new plan to shape the city’s future!

How do the Planning and Urban Design Agency and the
City use the SLUP?

Don: The SLUP is a core document under state law for how
we evaluate items that go to the Planning Commission.
We (the Planning & Urban Design Agency) staff all those
meetings, and the question is always—does this rezoning
(or redevelopment plan or other item) conform to the
SLUP? This gives the City a legal grounding for decisions.
In other words, we’re not making arbitrary decisions, but
we’re operating with a formal set of goals and principles,
with the SLUP in particular as a guide for land use.

Miriam: We use it all the time. Every item the Planning
Commission reviews is compared to the SLUP. We also write
memos for each and every Board of Adjustment meeting
about whether requested variances (i.e., special exceptions
to zoning rules) are in keeping with the SLUP. However, |
think it’s used a little bit as a reactive tool. If we had a more
informative, specific, and community-driven land use plan,
we could use it to drive some of the work we know our
community needs: things like zoning reform, neighborhood
reinvestments, and so on. That’s exactly what we’re trying
to do with this SLUP update.

Why does the City of St. Louis need a new SLUP?

Don: When we first created the SLUP in 2005, it was a huge
step. Honestly, the City had been operating without a
formally binding land use plan for decades. And as you can
imagine, there was a lot of problematic stuff older planning
documents, like the comprehensive plan adopted in the
1940s. So the SLUP we have now, while general in nature,
was a BIG step forward in terms of planning in St. Louis.

But a lot has changed since 2005, and we’ve learned some
ways our current SLUP doesn’t serve us in the ways it needs
to. For example, what does the current SLUP have to say
about economic justice? About housing affordability? About
transit-oriented development? About climate change? The
answer is... not much. It’s time for a redo that takes that all
into account, and set the stage for neighborhood planning.

Miriam: “If we had a land use plan
that really centered equity, climate
resilience, and the other things we
want for our future, it would mean
that the day-to-day land use policy
decisions we make work in service
of those goals. In fact, they would
have to!”

Miriam: The current SLUP also doesn’t have much
community buy-in—I bet a lot of people reading this
interview didn’t realize St. Louis had a formal citywide land
use plan! We need that to change, both so that people have
a real voice in shaping the plan, and so that we can all be
operating with a shared vision for our city’s future.

What are your ambitions for the new SLUP?

Don: The new SLUP needs to be user-friendly, clear, and
ambitious. St. Louis if full of potential—a unified citywide
plan can help us envision that potential, and work together
to achieveit.

Miriam: | want the new SLUP to be something that is useful
toeveryentityin City governmentandinthe community that
touches land use. That means developers, development
agencies, and even some operational departments. This
plan should help everybody work together in service of a
shared, community-driven vision.

This new land use plan will also set us up to tackle some
issues with our zoning code. Once we have a clearer vision
for future land use, we’ll be able to fix our zoning issues by
bringing zoning regulations in line with our goals. In fact,
part of this process is a detailed assessment of our current
zoning code and recommendations for how to update it. So
think of the SLUP / Comprehensive Plan update as a step 1,
and a zoning code update as a step 2.

Land use can be pretty abstract. Why should people care
about land use?

Don: Well, how we use land touches everything in our lives:
housing, jobs, the environment, grocery stores, you name
it. It’s about having what we need in the right places, and
it’s about creating places people want to be. The SLUP
legally serves as the land use component to the City’s
comprehensive plan. But this process will set the stage
for creating other planning guidance for our city (e.g.,
transportation and mobility, etc.).

Miriam: We have to think with the future in mind. We have
real issues (and opportunities) that deal with land in St.
Louis. How do we guide the use of vacant land? How do
we use land in a way that protects us from flooding and
extreme heat? How do we make sure the land around our
kids’ schools supports their learning and wellbeing? How
do we support diverse housing development to meet our
diverse needs?

These aren’t things we can change overnight...we need
a vision document that bakes that in, and that gives us
the legal backing to start tackling those issues through
zoning and other implementation tools. So, basically, this
is a chance for the community to come together and think
about what we value, and what we want our future to look
like (until it’s the time to update again). The deeper dives
we do through neighborhood planning will also build on
the SLUP, and provide really important strategic direction.

How can the city use population assumptions to
guide its planning approach in the SLUP process?

NS: We just talked about some challenges facing
the city, some big ones, but significantly there are
infrastructure challenges. It’s got a water problem,

In order to analyze the current SLUP, it is useful to understand the past Land Use Plans that have shaped the
City. This timeline outlines some of the key moments in the history of land use planning in St. Louis from the
early 20th century to the present.

1975

1975: Attempt at a new
1907 1947 1947 comprehensive plan
SAINT LOoUIS An outside firm was hired to create

M1 s s ouR. I
CITY PLAN COMMISSION

an Interim Comprehensive City

it’s got street problems. It’s a city that was designed
to hold 900,000. It had 300,000 people, now 286,000.

And so how do you fix this? [gleJRe Ao IVRNEX AL E]:
doesn’tneed all thisinfrastructure? It’s got blocks that

have two houses; it’s got neighborhoods that are not
B3 don’t have the solution, I’m just providing data
and saying let’s talk. There are groups of residents
that want to fight for the city; they believe in the city.
| don’t want to leave this interview saying there’s
nothing hopeful. There are lots of people that have
animage for the future of the city that they want. i}

to_any city in the country, Houston, Dallas, San
The greenways are very successful; they
should happen.

However, how much does it cost to maintain some

parts of the city with so few people? Rl dsEL:
Detroit’s got some good examples to look at where
entire neighborhoods are gone, but there are some

VAR ETR I The land becomes something

created.

to New York amo

residential areas.

1907

1907: The St. Louis Civic league
created “A City Plan for St. Louis:” the
first attempt at a comprehensive city
planin the United States.

1918

1918: The city’s first
zoning code was

St. Louis was second only

major American cities

to adopt industrial/
residential zoning. This
code attempted to isolate
industrial uses outside

ng the

1923

1923: Harland
Bartholomew makes major
plans for St. Louis

MAJOR STREET PLAN
1947

1947

1947: The City Plan Commission created
anew comprehensive city plan

Plan to replace the 1947 plan. The
1975 city plan contained policies

and recommendations for land use,
transportation, public facilities and
housing. It also included a strategy to
prioritize rehabilitation and funding
for certain areas of the city while
leaving neighborhoods labeled as
“depletion” areas to be virtually
ignored. Following similar patterns to
the 1947 plan, the areas designated
for depletion were mostly in the North
of the city and predominantly Black.
After public criticism in reaction to
the racial implications of the plan,

it was ultimately abandoned and

the 1947 plan remained the only
comprehensive plan for St. Louis.
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2005

2005: The Strategic Land Use
Plan (SLUP) was adopted

The 2005 Land Use Plan is intended to improve the

that’s an advantage to the city by providing access
to organic food. But what does this mean for the

Under Harland Bartholomew, a new city plan was
adopted in an attempt to guide the city’s expected
growth for the next 50 years.

quality of life for those who live and work in St. Louis
by encouraging appropriate types of development and

With an 387 million improvement package, city planner preservation in clearly defined locations. This remains

This was the first time the city was treated as an

future of the city? If you don’t talk, if you don’t have
these radical changes, | believe that if you interview
me in five years from now the streets still will not be
fixed, we will still have random crime around the
neighborhood and families with children will still
continue to leave.

I’m a hopeful person, but you know, some of the data
points are brutal. One community member told me
that every time | present, it’s brutal. But one thing
I’'ve heard is that they appreciate my transparency
and that I'm not hiding the facts from the public. And
they keep telling me, “I don’t like what you’re telling
us, but keep telling us!” And I think the city would
be well poised to hear that message: don’t hide
data, give it to the people, be honest, and create a
shared vision of the future with transparency for the
common good.

integrated whole rather than individual pieces to
be planned separately. The plan aimed to attract
newcomers with both civic and commercial
improvements in order to maintain St. Louis’s
status as a major American city. It focused on
the following issues: a group plan for municipal
buildings, an inner and outer park system,

civic centers, street improvements, a Municipal
Art Commission, and legislation necessary to
implement the proposed plans.

The 1907 plan was never fully realized, but the
ideas it presented shaped the city’s development
through the 20th century.

— 192

Harland Bartholomew implemented major changes in the
city’s infrastructure and open spaces, including the park
that would eventually become the Gateway Mall. These
plans designated
funding for: street
improvements,
sewer
construction, river
channeling, parks
and playgrounds,
public hospitals,
firehouses and
equipment, rail
and auto bridges,
public markets,
waterworks
upgrade,
powerplant, and
the municipal
auditorium and
downtown plaza
and memorial.

The plan focused on the following improvements:

+ Creating a stricter single-use zoning code

« Designating more land for single-family units
to spread out residential density

+ Designating “obsolete” and “blighted” areas
for urban renewal

«  Constructing highways through the city to
allow for heavier traffic

«  Creating more parks and open spaces
throughout the city

It’s important to mention that this plan had
underlying agendas that were harmful to the
advancement of equity and social justice.

The designation of certain areas as blighted
contributed to displacement of economically-
disadvantaged people, many of whom were
people of color, and exacerbated segregation
within the city. We can still see the lasting,
problematic impacts of this plan in the makeup
of the city of St. Louis today, and therefore equity
and social justice are important drivers of the
current SLUP update.

the most recent Land Use Plan for St. Louis.




