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The indoor regional mall in Jennings had lost
businesses to new shopping centers. At
around this same time, the West Florissant
Avenue interchange with I-270 in Ferguson
provided access to a regional market that
attracted big box businesses such as Wal-Mart
and SAMs Club that anchored the area just
south of the interchange.

West Florissant Avenue 1955

History
Running through the inner-ring suburbs of
North St Louis County, West Florissant
Avenue is commercial corridor with a long
history of commercial evolution. From a rural
road connecting the City of St. Louis to the
Florissant area, to developing strip
commercial developments along the road to
serve new suburban residents, to the
development of Northlands Shopping mall in
the 1960’s in Jennings when automotive
travel became more widespread. By the
1980’s the strip commercial development type
became obsolete and its uses moved further
out.

Eventually, the Northland Mall in Jennings
was redeveloped as an open air strip
commercial center, anchored by a Schnucks
grocery store and Target. The Buz Westfall
Center was developed with the help of a TIF
redevelopment agreement.
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Today, vacancy rates soar and there is little to
no diversity in the few businesses that have
been able to survive. Because of the
automobile-oriented development of the strip
(big signs visible from a distance, large paved
parking lots) impervious surfaces are endless
and deteriorating one-story retail buildings are
a common theme. The roadway is very wide
with narrow sidewalks, if any; little to no
curbside parking or pedestrian amenities; and
intersections with multi-phased signals and
too many curb cuts.

Existing Conditions and Analysis
The decline of commercial corridors,
specifically West Florissant Avenue, is not
unique to North County St. Louis. In fact, it
is a phenomenon witnessed from coast to
coast, in particular in the areas between urban
and suburban settings. Inner-ring suburbs those municipalities that fall in between the
very urban and the very rural – are oftentimes
the depreciating commercial strips’ primary
victims.

Historic migration of commercial development
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SUPPLEMENTAL STUDIES &
PLANS

Jennings Comprehensive
Plan, 1998 & 2007

The City of Jennings’ Comprehensive Plan
prescribes strategies for stabilizing
specific areas within the City. These areas
include the Central Retail Opportunity
Corridor, which extends along West
Florissant Avenue from Jennings Station
Vision 2015 Plan Update
Road to McLaran Avenue. This area also
August 1998, City of Ferguson
includes the Buzz Westfall development.
The Vision 2015 is the latest Comprehensive Issues identified in the Central Retail
Opportunity Corridor include:
Plan of the City of Ferguson. It outlines goals
and objectives in the plan’s various elements.
Designating Redevelopment Areas
The elements that were specifically
Seeking a Variety of Businesses
mentioned West Florissant Avenue, included
Enhancing Community Image
the economic development and transportation
Providing Shopping Opportunities
elements. The Plan established two areas
within the Community
along West Florissant Avenue as essential
West Florissant Avenue Zoning Analysis,
areas for continued economic commercial
2010
development.
A number of plans and studies have been
prepared that deal with the areas along the
West Florissant Avenue Corridor.

West Florissant Avenue between I-270
and the Ferguson-Dellwood border.
West Florissant Avenue between
Northwinds Estates Drive and the
Ferguson-Jennings border.

The cities of Dellwood, Ferguson and
Jennings agreed to partner on the
revitalization of the commercial corridor
along West Florissant Avenue. All three
cities’ zoning codes were examined for
similarities and differences that could help or
hinder revitalization of the West Florissant
Avenue Corridor as a whole. (The text can be
found in the appendix of this report)
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Bicycle & Pedestrian Plan City of
Ferguson, 2012
The Plan focuses on improving existing
pedestrian- and bicycle-oriented commercial
districts and neighborhoods, supporting the
creation of new walk-able developments, and
connecting surrounding neighborhoods to
Ferguson’s historic core through new
pedestrian and bicycle infrastructure.
Through the integration of public health and
urban design, the Bicycle and Pedestrian Plan
provides viable transportation options for all
residents in Ferguson and recommends
specific treatments to West Florissant
Avenue.

Jennings Comprehensive Plan
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Interstate 270 Corridor Study,
2011 (Ongoing)
The focus of the I-270 North Study is the
approximately 12-mile stretch of I-270 in
North St. Louis County, between McDonnell
Boulevard and Route 367. Residents and
commuter and commercial drivers have
frequently expressed concerns about daily
backups and congestion on roads connecting
to 270, such as Lindbergh, New Florissant
Road and Route 367, especially during
evening rush hours.
The goals of the study are to identify the short
and long term transportation needs on I-270
and the connecting roads. Once this
information is gathered and analyzed,
MoDOT will develop a plan to improve traffic
flow, safety and efficiency along the route.
The interchange at West Florissant Avenue
will see some improvements proposed from
this study.
Maline Creek Greenway Concept Plan,
2011
The Maline Creek Greenway Plan strives to
provide a connection between the St. Vincent
Greenway near the University of Missouri St.

Louis Campus to the Confluence Greenway
and the North Riverfront Trail. Numerous
small and medium sized parks are located
within the greenway corridor. Portions of the
corridor will run through Berkeley, Kinloch,
Ferguson, Jennings, Moline Acres,
Bellefontaine Neighbors, Riverview and St.
Louis as well as unincorporated St. Louis
County. In addition, churches, schools, and
institutions expand opportunities for
collaborative efforts and additional linkages.
The Greenway Trail will cross West
Florissant Avenue in Ferguson near Canfield
Avenue.
Gateway Bike Plan, 2011
The Gateway Bike Plan is a result of a
collaborative effort between the Great Rivers
Greenway District, Missouri Department of
Transportation, East-West Gateway Council
of Governments, Metro, numerous
municipalities, St. Louis and St. Charles
counties, City of St. Louis and Trailnet. The
Gateway Bike Plan (the Plan) provides a longterm vision for providing a connected system
of on-road bicycle routes between
communities, transit, greenways and trails.
Between Hudson and Pershall, the
recommendation for West Florissant is “needs
further analysis.”

From Hudson south to Jennings Station, the
recommendation is wide outside lane.

Extension of Metro Link Northside Alignment, 2008
The Northside-Southside Study was
sponsored by East-West Gateway, along with
Metro and the Missouri Department of
Transportation . The purpose of this study was
to build upon the Major Transportation
Investment Analyses, MTIAs’
recommendations and previous planning
efforts that recommended light rail and other
transit improvements for St. Louis City.
For the Northside corridor, the preferred
transit alternative was a MetroLink line
running from downtown St. Louis north,
using rights-of-way along several streets
including 14th Street, Natural Bridge Avenue,
and West Florissant Avenue in North St.
Louis County to terminate at Florissant Valley
Community College.

DRAFT AUGUST 2012

WEST FLORISSANT AVENUE CORRIDOR PLAN
West Florissant Avenue
Corridor Plan
In the spring of 2010, elected officials and
staff for the city of Ferguson, Missouri (est.
pop. 21,203) recognized the need for the
revitalization of the West Florissant Avenue
Corridor, in order to significantly improve the
quality of life of the individuals who utilize
the corridor and to transform the corridor into
a major asset to the region as a whole.
The five municipalities that share the corridor
agreed to examine the conditions along it, to
see what is currently working, and those that
are not. After a year long engagement
process, a report of the findings came to the
following conclusions.
The corridor is over-zoned for commercial
uses which have led to areas of
underutilized commercial structures and/or
a saturation of underperforming businesses.
Zoning districts standards among the five
communities are not compatible or
coordinated.
Vacant obsolete commercial areas need to
be reused for housing, open space and
other uses.
At major intersections along the corridor,
mixed-use development needs to be
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concentrated and adjacent neighborhoods
need to be connected for better
accessibility to shopping and services
destinations.
A substantial transit-dependent population
is concentrated along the corridor. They
need better and more walkable access to
businesses and services on West Florissant
Avenue.
The appearance of the corridor needs
enhancements and to be made more
pedestrian friendly, with roadways
configured to better serve the adjacent
residential populations while providing
corridor’s economic viability and
north-south regional traffic circulation.
sustainability.
The City of Ferguson is the only direct
sales tax community along the corridor.
The Steering Committee was responsible for

West Florissant Avenue
Corridor Plan Steering
Committee
The Steering Committee was composed of
representative stakeholders from the five
governing bodies; Country Club Hills,
Dellwood, Ferguson, Flordell Hills and
Jennings. The Committee was responsible for
guiding the development of the West
Florissant Avenue Corridor Plan. They acted
as a collective body, making
recommendations for improving the quality
of life for residents, and increasing the

directing the Technical Team to invite
residents, business/property owners,
developers, institutions, and other interested
parties to participate in the process, in order
to share their ideas for future improvements
and development. This included a series of
public meetings, interviews, and focus groups
to solicit insights and ideas, to develop a
vision for the West Florissant Avenue
Corridor.
Focus group sessions were facilitated by the
technical team, who also served as facilitators
for both public open houses. The Technical
Team was also responsible for providing
logistical support, data and background
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information, professional technical advice, and synthesized
information from all meetings.

Seven Steering Committee Meetings:
April 12, 2010
June 19, 2010
June 29, 2010
September 30, 2010
June 16, 2011
July14, 2011
October 27, 2011

Early in the process, the Steering Committee embarked on a fact finding bus tour to identify current assets and problem areas along
the corridor. Participants traveled the entire route from I-270 to
Goodfellow Avenue while taking photos and notes of the corridor.
After the bus tour was complete, there was discussion and analysis of
the corridor’s "Strengths, Weaknesses, Opportunities, and Threats"
(SWOT).
In order to facilitate further involvement and better accommodate
those individuals who could not participate in the bus tour, the
Technical Team presented a virtual tour of the corridor, using the
photos taken from the original bus tour. The Steering Committee
continued their SWOT analysis and discussion to affirm the mission
and purpose of the study in addition to the issues facing the West
Florissant Avenue Corridor. (The analysis can be found on page 15)

Three Focus Group Sessions: (See Appendix for results)
Business owners along corridor
Renters from adjacent apartment complex
Land developers
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Two Public Open Houses: (See Appendix for results)
Jennings City Hall: Saturday, Sept. 17, 2011
Dellwood Recreation Center: Sept. 22, 2011
Public Open Houses consisted of interactive work sessions designed
to give attendees an opportunity to share their thoughts and ideas
with the West Florissant Avenue Corridor Steering Committee.
The public reviewed the current business inventory, demographics
analysis, and the results from public outreach measures conducted
thus far. Several hands-on activities solicited additional information
from the attendees, including a survey, a ranking of compiled SWOT
characteristics, and map exercises of the different sectors, of the
corridor for participants to identify where they would like to see
growth/development/change.
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The Study Area
The West Florissant Avenue corridor is located in North St.
Louis County & North St. Louis City, Missouri.
The redevelopment strategy for the corridor focuses upon a 4.5
mile segment of the arterial roadway, beginning south of I-270
and continuing through the municipalities of Ferguson,
Dellwood, Country Club Hills, Flordell Hills, and Jennings; the
study area concludes at the city limits of St. Louis City.
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Land Use
West Florissant Avenue is the typical commercial strip, in need of
modernization and sustainable development. In order to pin-point
the intersections and pockets along the corridor with the
characteristics most favorable for redevelopment practices, the 4.5
mile study area is divided into three sectors for a more detail
examination of its unique attributes and land uses.
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Business Inventory
Sector 1: I-270 to Stein Road – 1 Mile
The first sector of the corridor begins south of I-270 in the city of
Ferguson, and consists of one mile of the corridor ending at the
intersection of Stein Road. The first half mile of the corridor is
located in Ferguson. From the intersection of Keelen Drive south,
the east side of the corridor is located in Dellwood, while the west
side of remains in Ferguson.
63 commercial spaces
Lowest vacancy rate along corridor - 17.1%
Highest rate of “Other” along corridor
North County Festival is anchored by Wal-Mart and Sam’s Club
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Sector 2: Stein Road to Lucas & Hunt – 2.2 Miles
The second sector of the corridor begins south of Stein Road in the
city of Dellwood, continues through the City of Ferguson,
ending in the city of Jennings at Lucas & Hunt Road.
183 commercial spaces
Highest vacancy rate along corridor –20.9%
Highest rate of restaurants along corridor
Headquarters for Fortune 500 Company: Emerson Electric
Buzz Westfall Center is anchored by Target and Schnucks
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Sector 3: Lucas & Hunt to Acme Avenue – 1.3 Miles
The third sector of the corridor begins south of Lucas
& Hunt Road in the city of Jennings, continues through
Country Club Hills and Flordell Hills. It comes back
through the south portion of Jennings, ending at Acme
Avenue and City of St. Louis.
116 commercial spaces
No big box anchors
Highest rate of barber/beauty shops along corridor
20% of corridor is single-family residential
Vacancy rate 19.7 %
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SWOT Analysis
The Steering Committee conducted a
Strengths, Weakness, Opportunities and
Threats (SWOT) assessment after a bus
tour and virtual tour of the West
Florissant Avenue Corridor. The following summarizes the primary findings.

STRENGTHS
Buzz Westfall Shopping Center
Wal-Mart/Sam’s Club
Dellwood Rec Center
Accessible to I-270 & I-70
Accessible to University of Missouri-St. Louis
& Florissant Valley Community College
Nearby Fortune 500 Headquarters – Emerson
Electric, Boeing, Express Scripts
Lots of traffic
Loyal patron base
Surrounded by densely populated residential
areas.
New Walgreens stores in Dellwood & Jennings

WEAKNESSES
Not a large variety of stores
Unattractive store fronts
Unattractive landscaping
Too much trash/litter
Not enough planning coordination between

cities
Too many types of certain kinds of stores
Public transit (poorly maintained bus stops, not
enough routes, timeliness of routes)
Big vacant developments
Too much depth (too much space in between
stores and street)
Need for beautification, green spaces
Size and depth of parcels along corridor
Backyards facing corridor
Traffic Congestion
Unsafe walking conditions
Lack of entertainment destinations for youth

OPPORTUNITIES
Downsizing in housing: residents buying
smaller houses and renting more
Changing demographics: elderly and young
professionals moving back to urban areas
High gas prices (people do not want to travel as
far, so residents shop locally more frequently)
Community Collaboration
Transit expansions – light-rail & bus route improvements
West Florissant becomes a regional destination
for other municipalities who don’t have access
to such a variety of services
Increasing variety in housing
Dellwood Recreation Center
Building connections to regional institutions &
corporations – Boeing, Emerson, North Park Express Scripts, Florissant Valley Community
College, UMSL
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Maline Creek Corridor
St. Louis County political climate
Engaging local youth in community clean-up
measures

THREATS
Economy
Loss of middle class
Political climate
Regional perception of area
Safety
Multiple multi-jurisdictional under-functioning
school districts
Zoning compatibility/inconsistency between
municipal ordinances
Weak market
Lack of availability of loans
Changing retail needs

Buzz Westfall Development, Jennings
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Vision
The West Florissant Corridor is a
vibrant and thriving area that serves
as the crossroads to the City of St
Louis and North St Louis County.
With easy accessibility and ample
connectivity, the corridor features a
pedestrian-friendly environment
conducive to walking, biking, public
transit, and automobile use. New
developments clustered along the
corridor serve the community with
an array of unique shopping, dining,
services, and entertainment
opportunities.
A range of housing choices provides
an assortment of possibilities to all
income levels and creates a physical
environment that supports healthy
and active lifestyles.

Strategic Issues Identified by
Community Participants
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Goals:
1) Restructure the corridor to work as a
unified, economically viable area that
benefits the region, as well as, adjacent
communities.

Design and Maintenance
Environment/Stormwater
Housing / Neighborhoods
Economic Development
2) Improve the appearance and
Transportation
functionality of the corridor.
Inter-Governmental Cooperation

3) Improve the overall quality of life for
residents in all communities along the
corridor.
4) Promote the economic viability of the
corridor to property owners, developers,
and the public.
5) Establish and maintain a cohesive
partnership with all participating
municipalities to realize the vision for the
corridor.
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Objectives and Strategies
1) Restructure the corridor to work as a
unified, economically viable area that
benefits the region, as well as, adjacent
communities.
1.1. Maintain and promote the two
regional commercial centers on the
corridor

1.3. Reduce the saturation of retail uses
allowed by zoning that undermines the
competiveness of business along the
corridor.
•

Coordinate zoning among the five
municipalities.

•

Zone for other uses, such as open space,
recreation, and additional housing, to replace
vacant, obsolete or underperforming areas.

•

Attract a variety of uses to the corridor.

1.2. Create distinctive nodes of mixed-use
development that serves the immediate
•
communities for everyday shopping,
services, and entertainment.
•

•

Cluster new mixed- use development at major
intersections.

•

Utilize form-based coding to relate infill and
new development to its surroundings.

•

Connect the areas to their immediate
surroundings by increasing safe pedestrian
and bicycle accessibility.

•

Attract and retain businesses that add to the
diverse mix of uses along the corridor.
Conduct a marketing analysis to better target
potential businesses.
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with recognizable identities connecting to
and serving adjacent neighborhoods.
2.3. Use form-based codes to create
attractive, connected, and walkable areas
that relate to their immediate
surroundings.
2.4. Integrate natural assets, such as,
Maline Creek Greenway into the fabric
of the community.
2.5. Improve and coordinate the
streetscape along the entire corridor.
2.6. Utilize complete streets concepts
throughout the corridor.

1.4. Develop a diverse mix of housing near 2.7. Minimize storm-water run-off
and along the corridor.
through landscaping and green space.
2) Improve the appearance and
functionality of the corridor.

2.1. Encourage conversion of obsolete
Locate or relocate businesses to create clusters land uses between identified clusters to
residential, green/recreational, and other
of uses that support each other.
non-commercial use.
2.2. Develop thriving mixed- use areas
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•

Reduce the amount of pavement or impervious •
surfaces within the corridor.

Improve and expand existing recreation
opportunities.

•

Add more landscaping features along corridor. •

•

Create more green and open space venues.

Support planning efforts of Maline Creek
Corridor.

2.8. Improve mobility and safety for
transit-dependent individuals.
•

•

•

Incorporate public transportation facilities and
services that meet the special needs of the
elderly, low-income families, disabled, and
those without access to private automobiles.

•

Create additional parks and open spaces that
serve people of all ages.

•

Create unique places along the corridor.

3.2. Promote mixed-use developments and
live, work, and play venues in specific
areas.

Support and encourage the extension of Metro
Link along corridor.

3.3. Provide a variety of housing options
for people of all ages, incomes, and
Support the regional transit center on Pershall lifestyles.
Road.

•

2.9. Maintain the regional transportation
•
function of the corridor without sacrificing
the local function of the arterial.
•

•

•
Strengthen coordination between local
governments, public agencies and the St Louis
County Highways and Traffic, to ensure
cooperative planning and implementation.
Incorporate access management to reduce
traffic conflicts.

3) Improve the overall quality of life for
residents in all communities along the
corridor.
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4) Promote the economic viability of the
corridor to property owners, developers,
and the public.
4.1. Attract consumers that support
businesses and other uses that add to the
vitality of the corridor.
•

Attract a mix of incomes to support a full range
of businesses and to live in the area.

•

Brand the corridor as a unit with unique subareas.

4.2. Attract and retain businesses that add
to the diverse mix of uses along the
corridor.

Preserve and improve existing housing stock.

•

Conduct a marketing analysis to better target
potential businesses.

Right-size existing housing stock to current
market standards.

•

Support housing that meets special needs,
including senior citizens and persons with
disabilities.

Reinstitute and expand the West Florissant
Avenue. Special Business District along entire
corridor.

•

Utilize Social Compact DrillDown
demographic data to recruit new businesses.

•

Encourage housing in mixed-use development.

•

Where appropriate, increase density levels to
create critical mass.

•

Provide more housing along the corridor,
especially in underutilized commercial areas,
and underdeveloped residential sectors.

5) Establish and maintain a cohesive
partnership with all participating
municipalities to realize the vision for the
corridor.
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5.1. Develop intergovernmental policies,
agreements, and financing that promotes
plans of the corridor.
5.2. Create a unified identity for the corridor, while maintaining the uniqueness of
each community.
•

Coordinate development standards and zoning
regulations.

•

Promote cohesive property maintenance standards.

•

Implement enforcement of signage size, design,
and content.

•

Create a multi-jurisdictional business district.

5.3. Assist in the implementation of other
local and regional plans that contribute to
the vision.

With light rail and commercial
development accessible from the
rail stop.
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Appendix
Business Owners Focus Group

9 yrs – one block from Jennings Station
intersection
20 yrs – immediately east of I-270
33 yrs – Sunbury intersection – two
blocks south of Lucas & Hunt Rd.

December 9, 2010
City Hall, NATA Room
Why did you decide to locate your business at
Facilitated by Rosalind Williams, Director of this site?
Planning and Development & Ken Barnadyn,
Excellent property manager/landlord
Zoning Administrator.
Supportive community/clientele
Do you have plans to expand or reduce
Fourteen business owners, along the West
Florissant Avenue Corridor, participated in your operations in the foreseeable
future?
a focus group discussion, to share their
Two small businesses owners have been
thoughts and opinions regarding
able to expand their operations – one
revitalization of the corridor. The questions
locally and the other regionally
asked by the facilitator and a summary of
Several small businesses have clientele
that come from St. Charles County,
the answers given at this session appear
southern/central Illinois, and southern/
below.
How long has your business been in its
location on West Florissant Avenue?
1 yr – Chambers intersection; Jennings
Station intersection
2 yrs – Lucas & Hunt intersection
4 yrs – 3 lots south of Chambers
intersection
7 yrs – intersection of Canfield Dr. equal
distance from location to Lucas & Hunt
and from that location to Chambers

central Missouri to purchase products
they carry or receive services they offer
One franchise is frequented by a
significant number of Illinois residents
because their establishment is the only
one in the metropolitan region

What sort of business challenges have you
faced at your current location and are there
any challenges you have faced that you
believe are primarily based on the locale of
your business?
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Irregular/congested vehicle and
pedestrian traffic patterns due to road
construction
Littering
Inadequate parking
Inadequate street lighting – unsafe in
parking lots and on sidewalks after dusk
Inadequately maintained bus stops
Neighbor retailers have closed and
vacancies have increased, which has
decreased traffic around their stores
Inconsistent police control
Lack of community involvement,
especially with regards to youth
Relocation of big box retail
What kind of neighboring developments
would you like to see near your store?
Family-style restaurants
Restaurants that offer good-tasting,
affordable lunches to surrounding
workforce, i.e. Panera Bread Company
Successful retail
How can we make immediate improvements
to West Florissant?
Enforcement of signage limitations upon
new/current businesses – not too big,
flashy, electronic; don’t advertise alcohol
or smoking
Improve streetscape – more flowers &
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shrubbery, more lighting, more pedestrian
friendly streetscape
Partner with local schools for communitybased beautification initiatives
Enforce numerical limitations upon lessdesired types of businesses, i.e. Pay Day
Loan Centers, Liquor Stores,
Create incentives for businesses to locate
on West Florissant Avenue
Coordinate neighborhood watches/police
enforcement amongst municipalities

Developers Focus Group
April 2011 (Separate Interviews)
Novus, Pace Properties, Sansone Group
Facilitated by Rosalind Williams, Director of
Planning & Development & Ken Barnadyn,
Zoning Administrator

Developers’ areas of specialization
Commercial real estate – big box & small
Assisted-living housing
Low-income housing
From a developer’s perspective, what are the
West Florissant Ave Corridor strengths and
weaknesses?
Strengths
Variety of affordable workforce housing
High traffic counts
Weaknesses
No large parcels of land assembled
Not many localized incentives for small
businesses to locate on West Florissant
Avenue; it is very difficult for small
businesses to qualify for loans
From a developer’s perspective, what are the

After identifying three different developers
West Florissant Ave Corridor opportunities
who have a history of working on or around and threats?
West Florissant Avenue and/or in North
County, individual interviews were scheduled Opportunities
West Florissant Avenue demographics are
with each developer at their office. The
supportive of one of the only currently
questions asked by the facilitator and a
successful types of retail – Aldis, Dollar
summary of the answers given at this session
Tree, Dollar Store, Super Value, Deals;
appear below.
these retailers want to be located in areas
where the average income is $35,000 a
year
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Assisted and independent living facilities
for senior citizens are a successful growth
area; there is federal funding available for
the development of such centers
Relatively strong demand for housing in
mixed-use centers
Threats
Lending industry isn’t loaning money, so
developers have become the “bankers”
Lack of demand for new development
Redevelopment of abandoned big block
retail centers must be market/consumer
driven in order to be successful
Zoning ordinances/land use codes are
unique to each municipality
If you could give our public officials advice in
regards to making West Florissant more
attractive to developers, what would it be?
Assemble smaller parcels into one large
parcel
Coordinate ordinances between
municipalities
Generate community support plan for
existing/future businesses
Manage traffic flow efficiently
Do not be hyper-selective regarding the
types of businesses that do want to locate
on West Florissant
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Conduct Buxton-Thompson Report
Encourage/increase patronage of employees
from Boeing, Emerson, and Express Scripts,
as well as students from Florissant Valley
Community College and UMSL
Entertainment centers are the new anchors
like big box developments use to be
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Street needs flowers,
car – the rest of the residents rely entirely on
Improved water drainage
public transportation
Forestwood Park is not safe
The primary reason residents travel more
than ten minutes driving distance from their
What kind of services should West Florissant
homes is for a medical appointment or to
Ave offer in the future?
visit family
Affordable recreation center
Second-hand clothing store, i.e. Salvation
From a renter’s perspective, what are the West
Army or Goodwill
Florissant Ave Corridor strengths and
People’s Clinic
Apartment Focus Group
weaknesses?
Food pantry
December 9, 2010
Movie theatre with $1 movie nights
Strengths
Parkridge Apartment Complex
Bowling Alley
The majority of the sidewalks are of good
Facilitated by Ken Barnadyn, Zoning
quality
Ways to improve the Corridor?
Administrator , and Natalie Morris,
Many grocery stores are in close proximity;
The street needs a “facelift!” – hold
Planning & Development Intern for the City
mostly frequent Schnucks in Buzz Westfall
property owners to higher standards
of Ferguson.
Fix storefront facades
Center and the Aldis store on South
Plant flowers, bushes (beautification)
Florissant
In an effort to reflect as many different
More play areas for the kids
More signage related to cross walks
population segments as possible in the public
Weaknesses
More street lamps/lights
Not pedestrian-friendly
outreach process, staff organize an apartment
Expand bus route schedule
Crosswalks are dangerous, especially at
complex focus group, which was the most
More traffic regulation and signage to alert
intersections which utilize the right-of-way
highly attended of the focus groups, with 16
drivers
lane

participants. The questions asked by the
facilitator and a summary of the answers given
at this session appear below.

How long have you lived at this complex and
how do you get to where you need to go ?
Residents in the focus group have resided in
this complex from one month to twenty-nine
years
Only one resident has full-time access to a

Sidewalks along West Florissant are not
well-lit
Speed-limit is too high for the volume of
traffic coupled with the number of
intersections
Bus route up West Florissant was
shortened – it no longer travels across I270
Not enough venues designated for children
Not attractive
Store facades are old and crumbling
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Public Open Houses
Jennings City Hall: Sept. 17, 2011
Dellwood Rec Center: Sept. 22, 2011
S.W.O.T. Analysis Exercise
Attendees marked five characteristics that
they agreed with the most. The top
responses are highlighted.
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Nodal Development Map Exercise:
Attendees reviewed maps that depicted areas of proposed nodal
development and the hierarchy of retail venues along the corridor.
Nodal development includes places to live, work, play, shop and
access to desired services. They are called nodal developments, since
they act as nodes and/or hubs, for both its residents, and patrons of
nearby communities. It guides new and existing higher density
development towards controlled intersections, while maintaining the
land between for lower density. This exercise was done in each of the
three corridor sections.
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The following describes the Hierarchy of Retail Venues.
Regional Centers
Features: Regional centers are anchored by department stores and increasingly
include big-box and superstore retail, including major category killerǁ stores.
Venues provide comparison-shopping retail, especially for clothing, and specialty
goods such as furniture, home improvement, and electronics. A wide assortment of
restaurants is part of the standard mix, as are movie theaters and often other
entertainment anchors.

City Centers
Features: City centers are ideal locations for supermarkets, banks, and pharmacies
but incorporate significantly fewer major anchors than regional centers. Many of
them are built around civic or cultural anchors, another distinguishing factor from
regional shopping centers. Mainstays include restaurants, shops, and entertainment
venues oriented to a walkable street. Shops can offer a wide range of goods.

Downtown Centers
Features: Neighborhood centers located on particularly busy thoroughfares can
make up for the lack of nearby homes by also catering to passing motorists.
Currently, the most widely accepted format for a neighborhood retail center is
anchored by a supermarket of up to 65,000 square feet with a pharmacy positioned
at the opposite end and smaller shops and services in between.

Neighborhood Centers
Occupy the smallest niche between the neighborhood centers within walking
distance of homes too far from the nearest supermarket-anchored center or at
intersections with sufficient drive-by traffic
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Factors Studied
Different Modes of Travel
Access Management
Traffic Speed Volumes / Accident Data
Parking and Access Management
Economic Development / Market Feasibility
Aesthetics / Streetscape
Stormwater and Environment
Signage and Wayfinding
Zoning and Land Use

Recommendations

Case Study 1:
Great Streets: Manchester Road Corridor, Missouri
What are “Great Streets”?
Putting People at the Center of the Planning
Expand the Way Communities Think of Streets
Trigger Economic and Social Benefits
Create Interesting, Lively and Attractive Streets
Serve all Modes of Transportation
Promote Meaningful Public Participation

Town Centers
Thoroughfare Hierarchy
Signage and WayfindingCommunity
Wayfinding System
Address Markers
Higher Quality Design and Material for Commercial Signs
Public Art
Integrate Art Planning into Redevelopment Initiatives
Permanent Sculptures at Key Locations
Lighting
Improve Quality and Aesthetics of Luminaires
Reinforce Local Character
Stormwater
Vegetated Swales and Rain Gardens
Reductions in Impervious Surface Coverage

Next Steps
Adoption of the Master Plan as an Amendment to
Local Government Comprehensive Plans
Creation of a Redevelopment Entity to Coordinate
Development and Improvements along the Corridor
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Consideration of Various Funding Mechanisms and
Formation of Improvement District

Case Study 2:
Restructuring The Commercial Strip: A practical Guide for
Planning the Revitalization of Deteriorating Strip Corridors”
prepared for the Environmental Protection Agency (EPA).
The U.S. Environmental Protection Agency’s (EPA) Smart
Growth Program commissioned this document to provide
communities with guidance on how they can revitalize these
commercial corridors to accommodate economic growth, reuse
land already serviced by existing infrastructure, and reflect the
unique character of the town or city where they are located.
Revitalization of commercial strips into multimodal corridors
encourages the clean-up and reuse of contaminated properties,
helping to protect regional water quality by reducing the amount
of paved surfaces in a watershed and by allowing natural lands to
Columbia Pike Corridor Plan
filter rainwater and runoff before it reaches drinking-water
Arlington County, VA
supplies.
Vermillion Street Master Plan
Hastings, MN
Improve the corridor’s viability and market position by developing “a
long term vision based on a unified approach to improve business viability, visual image, transportation and pedestrian safety.”
String of Pearls concept that guides new higher density mixed-use development towards controlled intersections .

Foster a healthy, diverse community with high quality of life
along the Pike.
Stabilize and strengthen single-family and multi-family
neighborhoods and support established concepts of vibrant, economically-strong mixed-use commercial centers.
Improve existing housing stock and expand housing options to
achieve a housing mix that serves diverse households, preserves
affordability for current and future residents, and supports the
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adopted Housing Goals and Targets and the Columbia Pike Initiative.
Strengthen transportation connections to target markets
Create a safe, pedestrian-friendly and multi-modal corridor with atBe patient
tractive and tree- lined streetscapes and seamless linkages between
neighborhoods, to the commercial centers, and the region.
Additional References:
Preserve neighborhood character, historic buildings and tree canopy.
Enhance urban design and architectural features to improve the Pike’s “A Challenge for Suburbia: Is it time to change old development
habits and retail patterns?” by Robert C. Ballou.
identity and maintain compatible transitions between the neighborhoods and commercial centers.
Incorporate sustainable, energy efficient, “green” neighborhood and
“Restructuring the Strip” by Michael Freedman.
building design principles.

West Florissant Avenue Zoning Analysis, 2010
Characteristics of Successful Corridors:
Pedestrian friendly, interesting, safe
People work and live there, plus shop and play
Healthy and diverse business mix including restaurants, bars, shops
and business services
Community institutions part of the mix
Capitalized on core market drivers
Multiple modes of transportation
Integrated public transit
Environmental consciousness

Lessons Learned:
Retrofitting linear corridors to nodes is difficult.
Keep expectations real
Direct resources to places likely to succeed
Physical environment = transportation function + adjoining land
uses
Treat areas between nodes fairly
Public sector must lead and set the quality bar high
Build a sense of community

The cities of Dellwood, Ferguson and Jennings have agreed to partner
on the revitalization of the commercial corridor along West Florissant
Avenue. This stretch of road starts in Jennings at the Buzz Westfall
Shopping Center, and extends to I-270, passing through the three municipalities. The area is almost entirely commercial, serving over forty
thousand residents in the immediate area and many more in the St.
Louis Metro Area.
The first step towards revitalizing the corridor is to examine the area’s
current condition and define the relevant issues. It would be easy to
look at just one of the municipalities, but then we would be missing a
large portion of the commercial corridor, especially since the goal is to
have a continuous corridor of uses that complement one another and
encourages future development. All three cities’ zoning codes were examined to find similarities and differences that could help or hinder
achieving this goal. Over time, each of the participating cities has established what uses are permitted or restricted in their municipality.
One challenge in comparing Ferguson’s and Jennings’ permitted uses
to the other cities’ permitted uses is its use of the 1987 Standard Industrial Classification (SIC) Code, which was designed to categorize in-
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dustries for use primarily by the federal agencies. Only the United
States, Securities and Exchange Commission still uses this set of
codes. It is not generally used in zoning to categorization land uses.
Therefore, for easier comparisons, this report combines and simplifies SIC categories and converts them to more universally accepted
land uses.

Page 30

and amusement; schools and vocational services; and general/governmental offices.

It is interesting to note the types of uses not permitted or only allowed as a conditional use - no home improvement/garden/supply
stores, used merchandise stores, check cashing establishments, drivethrough restaurants, drinking places, and grocery stores over 30,000
square feet (under 30,000 sq. ft. requires a conditional use permit).
The City of Ferguson has two commercial zoning districts located
This district generally encourages smaller freestanding development.
along West Florissant Avenue. The southern portion of West
In contrast, Jennings’ other commercial district on West Florissant
Florissant Avenue is zoned C-1, General Commercial, while the
Avenue is the C-3, Regional Commercial District. This area includes
northern end that borders I-270 is zoned C-2, Planned Commercial.
Most retail and service oriented land uses are allowed in the C-1 dis- the Buzz Westfall Plaza on the Boulevard. It is similar to Ferguson’s
trict such as automotive dealers, apparel stores, furniture stores, laun- C-2 Planned Commercial District, since it is more restrictive in what
is allowed, and encourages larger planned commercial developments.
dromats, professional offices, libraries, educational services, health
services, and government agencies. There are also many uses that are
According to the City of Jennings, the area encompasses “large clusconditionally permitted.
ters of complementary stores and service facilities.” Most retail and
Ferguson’s C-2 Planned Commercial District is more restrictive in its office needs are permitted in C-3. However, hotels, hospitals, used
list of permitted uses. While retail and service establishments are still car dealerships, automotive repair, adult day care centers, liquor
stores, and check cashing establishments are some of the uses that are
permitted, some permitted uses (gasoline stations and automotive
dealers) in C-1 turn into special (conditional) uses in C-2. Some uses not permitted. Jennings uses the North American Industry Classified
are converted from permitted to not permitted, such as veterinary ser- System (NAICS) which supplanted the SIC codes that Ferguson currently uses in its C-1 and C-2 districts. The City of Dellwood’s comvices, liquor stores, funeral services, and repair services.
mercial districts are located on West Florissant Avenue between Ferguson’s C-1 and C-2 districts. Dellwood has two commercial disThe City of Jennings has two commercial districts that boarder the
southern part of West Florissant Avenue. Its C-2, Shopping and Ser- tricts, the C District and C-2, Planned District.
vice Commercial District, is located on the east side of West
Florissant Avenue, just south of intersection with Ferguson Avenue. This report will focus on the C District since the C-2 is purely a
The district allows for a plethora of business entities listed by NAICS planned commercial district that includes the same uses. In Dellwood’s C District, land uses are primarily listed by what is not perCode (replaced the SIC Code). The permitted uses include retail,
such as apparel, furniture, automotive supply, and general merchan- mitted. By default, all other uses are implicitly permitted, except that
dise stores; retail services, such as sit down/dine in restaurants, bank- fifteen specific land uses have been identified for additional use reguing and lending institutions; other services, such as health, recreation lations.
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So far, we have discovered through our analysis of the commercial
zoning districts in these three municipalities that they all provide for
a wide variety of auto retail and service businesses. Each city provides for planned developments as either a defined district, such as
Ferguson’s C-2, or a floating district, such as Dellwood’s C-2 and
Jennings’ C-3.
Comparisons and Contrasts of Permitted Uses
The next step in our analysis is to determine to what degree uses are
permitted in each of the districts in the three municipalities are compatible or complimentary.
Figure 1.lists the permitted or conditionally permitted uses found in
each of the zoning districts codes. The list represents all uses in the
three municipalities after they have been translated into more generic
zoning categories. Since the planned development districts, Jennings’
C-3 and Dellwood’s C-2, include uses that are already permitted in
the C-2 and C commercial districts, respectively, they are not included for this analysis.
The matrix includes 57 land use categories that are comparable
across all districts. The original lists included over 90 permitted uses
for the Ferguson C-1 district alone. As an example, the individually
listed permitted uses below were all reclassified as office uses.
Engineering, Architectural, and Surveying Services (all uses within
SIC Code 871)
Accounting, Auditing, and Bookkeeping Services (all uses within SIC
Code 872)
Commercial Economic, Sociological, and Educational Research (all
uses within SIC Code 8732)
Public Finance, Taxation, and Monetary Policy (all uses within SIC
Code 93)
Administration of Human Resources Programs (all uses within SIC
Code 94)
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Administration of Environmental Quality and Housing Programs (all
uses within SIC Code 95)
Administration of Economic Programs (all uses within SIC Code 96)
National Security and International Affairs (all uses within SIC Code
97)

Similarly, Jennings’ forty-four separate listings under Professional
were combined under professional offices. Since, Dellwood had a list
of explicitly excluded uses and a few uses that were identified for
additional regulations, only the latter uses were incorporated into the
matrix. On the other hand, almost of all of uses on Dellwood’s excluded list were not on the other city’s list of permitted or conditional
uses. Any use not on the excluded list was conversely permitted, just
the opposite rule for the other cities.
Not surprisingly, most of the uses that are permitted or allowed as
conditional/special uses are found in all districts. In Ferguson, many
of the service uses in the C-1 district are not found in the C-2 district.
C-2 is restricted to larger retail and planned development, much like
Jennings’ C-3.
When compared to the other cities, Jennings does not include outdoor
kennels, home improvement, garden supply, blood/ organ labs and,
diagnostic centers, botanical gardens/zoos, used merchandise, adult
services and eating/drinking places as permitted uses, while each of
these uses are allowed in all other districts (except Ferguson’s C-2
district also excludes used merchandise and adult services).
Dellwood is the only city that does not permit educational uses, museums, churches and tattoo parlors. Garages and parking uses are
commonly excluded from all districts except Jennings’ C-2. Check
cashing/pay day loans and used merchandise (specifically pawnshops
in Dellwood) are also uses only allowed in Ferguson’s C-1, although
it appears that payday loan businesses were recently added to Dell-
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wood’s list of disallowed uses.
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Other Zoning Provisions
The dimensional regulation in each city determines the functionality
and appearance of the district. Each municipality specifies the area
Overall, the communities agree about the uses that are desired for
dimensions, parking requirement by use, extent of landscaping and
these commercial areas. Ferguson’s C-1 is the most permissive, albuilding height for each parcel. These dimensional requirements belowing uses that are excluded from the other zoning districts in all
come more flexible under planned development districts, but the site
three municipalities. Considering the length of the C-1 area along
West Florissant Avenue, this disparity with the other districts could is examined more closely during the approval process and additional
be significant. On the other hand, Dellwood’s approach to allowing stipulation may be applied for uses subject to special or conditional
an open-ended number of unidentified uses creates an unpredictable use permits. Figure 2. - Comparisons of Other Regulations, charts
these regulations for evaluation. Dellwood has no minimum lot size
situation for that portion of the corridor and can be considered
equally permissive.
requirement for commercial development in its C district, while the
other cities require at least 10,000 square feet. This means that a
building in Dellwood can be placed on any size lot as long as it meets
Land Use Comparisons
The analysis of the existing zoning districts reveals that there are uses other spatial requirements. Since there are no width regulations, the
that are preferred along the corridor. However, what are the land uses only factors that affecting the development of the site are the front
that actually exist? A tally of the actual land uses found in each dis- yard (30 ft) and rear yard setback requirements, specially for retail
buildings under 2000 square feet, the threshold for providing parking
trict along the corridor is located in Appendix 1. In Dellwood’s C
spaces on a site. Over 2000 square feet, 7 parking spaces must be
district the primary uses are barber/beauty salons (14), health services (7), sit-down/take-out restaurants (8) and general merchandise provided. These regulations encourage very small developments and
(10). In Ferguson, the C-1 district has more office (8) and profesclosely spaced curb cuts on a St. Louis County maintained regional
sional office uses (9), and barber/beauty salon (8) is the next largest arterial.
category. Professional offices (4), eating places with drive-thru windows (4) and general merchandise (12) are the major uses found in
the C-2 district in Ferguson.
Jennings has only five properties in its C-2 district on West Florissant
and each use is different, however, one of those uses, a used merchandise store, is non-conforming. We found many nonconforming
uses in Dellwood. Vocational schools (2) and check-cashing agencies/payday loan institutions (6) are on Dellwood’s list of excluded
uses, however, it must have been amended after these uses were established. Overall, the uses that appear to dominate the corridor are
restaurants, general merchandise, offices (including professional and
health services) and barber/beauty salons.
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Figure 1. Permitted and Conditional
Uses by Land Use:
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