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INTRODUCTION
In November 2014, the City of Sunset Hills, Missouri kicked-off an approximately
twelve-month process to update its Comprehensive Plan. Through a multistep planning process, the Comprehensive Plan has been founded in extensive
community outreach. The Plan will act as Sunset Hills’ primary policy guide,
helping City staff, local officials, and service providers make informed decisions
that best suit the community’s needs over the next 15 to 20 years.

1

Purpose of the
Comprehensive
Plan
The Comprehensive Plan is the City’s of
ficial policy document that outlines plans
for future growth and informs development
regulations regarding land use, infrastructure, transportation, parks and recreation,
and community services and facilities. It is a
unified vision developed through the input
of residents, stakeholders, City officials, and
the consultant team.
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Building on Past Planning
The City’s most recent Comprehensive
Plan was adopted in 1999, with a plan up
date completed in 2003. It was authored
as the latest effort to establish continued
long-range planning in Sunset Hills, and
identified opportunities for growth management and maintenance of City services and
infrastructure. However, in the last decade
the St. Louis region weathered a major
economic recession and there have been
important local shifts in the housing, retail,
and office markets.

Using the Plan
Document as a Tool
The Comprehensive Plan establishes policies that guide private development in the
community and provides decision-making
guidelines that the Board of Alderman, Planning & Zoning Commission, and staff can
use to review and evaluate future development. The Plan serves as an important marketing tool to promote Sunset Hills’ unique
assets and advantages in spurring desirable
growth and economic development. The
Plan can also be used to add support to grant
applications and demonstrate that future
projects are not stand-alone efforts, but rather fit within a larger, more comprehensive
City strategy.

Planning Process
The City of Sunset Hills Comprehensive
Plan is the result of a multi-step process.
Throughout the planning efforts, public
input was collected to create a vision that
reflects the desires and aspirations of the
community. The Comprehensive Plan process included:

Steps 1-3 included an analysis of the
community, summarized in the existing
conditions report. Steps 4-6 included the
development of the Comprehensive Plan
document. The planning process concluded with adoption of the plan by the City’s
Planning and Zoning Commission on May
4, 2016.

• Step 1: Project Initiation
• Step 2: Community Outreach
• Step 3: Existing Conditions Analysis
• Step 4: Community Vision, Goals, and
Objectives
• Step 5: Watson Road, Lindbergh
Boulevard, and Gravois Road
Subarea Plans
• Step 6: Community-Wide Plans and
Policies
• Step 7: Plan Documents and Adoption

City of Sunset Hills | Comprehensive Plan
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COMMUNITY
PROFILE
Sunset Hills is the product of a variety of complex factors which have helped to
shape the community as it exists today. This includes the City’s location, history in
the St. Louis region, past planning efforts, land use and zoning controls that guide
development, and market and demographic characteristics. This chapter provides
an initial overview of the Sunset Hills community as it exists today, establishing
a baseline for recommendations and strategies of the Comprehensive Plan.
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Major highways travelling through Sunset Hills offer residents easy access to the
greater St. Louis region. Interstate Highway
44 runs along the northern border of Sunset
Hills, while Interstate 270 bisects the City
running from northwest to southeast. These
roadways provide quick access to Downtown St. Louis to the east, numerous inner
and outer ring St. Louis suburbs, Lambert
- St. Louis International Airport to the north,
Castlewood State Park to the west, and many
other regional locations and amenities. The
City’s roadway system is further supported
by a few major corridors, including Gravois
Road, Lindbergh Boulevard, and Watson
Road. Sunset Hills’ location in the complex
St. Louis suburban fabric will greatly limit
outward expansion, placing emphasis on
internal growth and development in the
future.

6

Comprehensive Plan | City of Sunset Hills

Webster
Groves

Kirkwood

Shrewsbury
Marlborough

Crestwood

Valley
Park

Grantwood
Village

44
Fenton

255

MONROE
COUNTY

IL

Lakeshire
MER A MEC RIVER

The City of Sunset Hills is an established
suburban community located in South St.
Louis County, commonly referred to as
“South County.” Located approximately 10
miles southwest of the City of St. Louis, Sunset Hills is roughly bordered by the City of
Kirkwood on the north, the City of Fenton on
the west and southwest, the City of Crestwood on the east, and the unincorporated
census-designated place Sappington on the
east and southeast. Separating Sunset Hills’
border with Fenton is the Meramec River,
which flows south through the region into
the Mississippi River.
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The Greater St. Louis metropolitan area
contains approximately 2.8 million residents.
St. Louis County is the largest individual
county in the region at approximately 1
million residents, featuring the highest per
capita income in the state of Missouri. As
such, the County is an important center of
economic activity not only for the St. Louis
region but for the state as a whole. Nearly
half of the metropolitan area’s jobs and a
quarter of Missouri’s jobs are located in St.
Louis County.

With a population of around 8,500 residents,
Sunset Hills is one of the smaller communities within St. Louis County but generally
reflective of its suburban landscape. Sunset
Hill’s regional location allows it to boast a
small town, suburban landscape centrally
located within a larger metropolitan area.

Community History
The City of Sunset Hills was incorporated
in June of 1957; however, the area’s history
dates back to some of the earliest years of St.
Louis’ development. The first settlements of
the area are believed to have been Mound
Builders and Native Americans interested
in the land’s natural resources. In the later
years of the 18th Century land grants were
given within Fenton and Sunset Hills for
mining, including a sulfur mine in Sunset
Hills owned by Gabriel Cerre, son-in-law of
St. Louis founder Auguste Chouteau.
After hearing of the promise of Missouri
from Daniel Boone, the Sappington family
purchased 1,920 acres of land in the area in
1804, moving with a group of family and
friends to settle the region in 1805. The unincorporated areas surrounding the City still
hold the Sappington name, but their family
houses were scattered throughout, including
locations in present-day Sunset Hills and
Crestwood. The region also saw an influx of
German immigrants in the late 1830s.

Sunset Hills incurred notable growth spurred
by the development of Gravois Road. Documented as early as 1804, Gravois Road has
seen many historic uses, including use as
a covered wagon trail, a farm-to-market
road, a cattle trail, and a stage line. In 1914
it gained the distinction of being the first
paved county road in the state. Additional growth came in the early 1900s when
August A. Busch Sr. purchased 40 acres of
land in what is now Sunset Hills. Believing
that “South County” needed a social club,
Busch built a country club on the land that
would eventually become the current Sunset
Country Club.

Following World War II, Sunset Hills saw
great residential growth as veterans returned
home, hoping to live the American Dream
with a piece of property to call their own.
While other areas, such as Crestwood to
the north, saw more traditional midcentury
suburban growth, Sunset Hills experienced
larger parcel, estate-styled residential development. Following Crestwood’s incorporation as a city in 1949, and as Kirkwood
continued to expand further south, Sunset
Hills’ residents began to consider incorporation in the early 1950s. With the goal of
gaining better control over zoning and local
development, the City of Sunset Hills was
officially incorporated by St. Louis County
on June 5th, 1957.

City of Sunset Hills | Comprehensive Plan

7

Past Plans
A number of past plans, both locally and regionally, have affected municipal decisions,
policies, and regulations. Past plans provide
a historical context of planning efforts, what
problems were faced in the past, and what
issues were emphasized as most important
to the City. The following is a review of past
plans from recent planning efforts impacting Sunset Hills.

Local Plans

Comprehensive
Master Plan (1999)
The City of Sunset Hills adopted its first
Comprehensive Master Plan in 1999, with
a subsequent update in 2003 and various
amendments and changes in the past de
cade. Designed to aid City staff and elected
officials with decisions related to land use
and policy, the original 1999 plan focused on
annexation, growth, and continuation of city
services. The document was focused into
four specific goals for Sunset Hills:
• Maintain the current city boundary, except in those areas where the inclusion
of unincorporated lands would contribute positively to the health, safety, and
investment of residents.
• Expand the City’s park and recreation
system.
• Establish and support an identity of low
density housing with commercial activity limited to designated areas.
• Ensure basic needs of citizens are met
through city services.

8
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The 2003 update to the Comprehensive
Master Plan was developed to redefine land
use designations for certain areas of the
City. Updates included new policy regarding
residential uses of a higher density than
permitted, including single-family attached
developments and alternative residential living arrangements. The plan also focused on
the redevelopment of the Sunset Manor area.
It should be noted that the 1999 Com
prehensive Master Plan and 2003 update
represent a very different community than
the modern Sunset Hills. Expansion and
annexation were central themes of the
plan, given various unincorporated areas
surrounding the City. Today, many of those
areas have been incorporated, and the City’s
potential for outward growth is limited. The
original Comprehensive Master Plan does
feature a few topical themes, including the
preservation of residential neighborhoods
and the continuation of quality city services
and amenities.

Trails Master Plan
In 2007 and 2008, an assessment was conducted of the city’s trail system for pedestrian and bicycle mobility, intended to provide
an understanding of the city’s existing
facilities and whether they would support
the development of an official trails master
plan. The plan analyzed demographic and
socioeconomic data pertaining to alternative transportation; inventoried existing
parks, open spaces, and public rights-of-way
potentially usable for trails, and projected the
likelihood of everyday use of non-motorized transportation facilities by community
residents.
The plan recommended that Sunset Hills
would greatly benefit from improved walkability and bicycle infrastructure, based on
age cohorts and a high number of local destinations for everyday usage. The document
discussed the positives of increased accessibility within the City and the potential health
benefits of active mobility for residents.
The assessment included a map detailing
existing and proposed trails in Sunset Hills,
developed in cooperation with Trailnet. The
trail map was incorporated into the Parks
Master Plan and recommended for implementation as applicable.

Sunset Hills Parks
Master Plan
In October of 2007 the City adopted a
Parks Master Plan which outlined the City’s
existing parks system, highlighted goals
for future park programming, and defined
action items for implementation of plan recommendations. The 2007 Master Plan built
on many of the ideas and goals of the City’s
first Parks Master Plan, developed in 2001.
Designed to provide consensus, direction,
and flexibility, the 2007 plan includes details
concerning natural resources, hydrology,
and classifications for local parks.
During the planning process, the Sunset
Hills community was surveyed to deter
mine resident’s preferences for future parks
projects, which were utilized to guide plan
recommendations and create a vision for the
City’s parks facilities. The survey demonstrated strong support for a community
center, development of trails and paths,
improvements to aquatic facilities, and introduction of fitness and exercise amenities.
The plan makes specific recommendations
for each park facility in addition to outlining
new facilities from which the City could
benefit. Action items include necessary on
site improvements, new studies for further
development, and potential funding sources.
A number of plan recommendations have
been implemented as of adoption, including
the development of additional athletic fields,
the construction of a community center, and
the recent introduction of a local dog park.

Regional Plans

Regional Greenway Plan
The St. Louis River Ring is a substantial
greenway network that serves the St. Louis
region, with 17 greenway corridors spread
between the City of St. Louis, St. Louis County, and St. Charles County. The Regional
Greenway Plan was developed by the Great
Rivers Greenway District to guide high-impact investments through land acquisition
and greenway facility construction. The
efforts of the Great Rivers Greenway District
are complimented by the Metro East Park
and Recreation District which serves the
similar greenway located across the Mississippi in Illinois. The Regional Greenway Plan
provides long term planning goals to build,
promote, and sustain the greenway between
2000 and 2060. The plan was first developed
to establish initial guidance in 2004, with a
subsequent update in 2011.

Gateway Bike Plan
Approved in 2011, the Gateway Bike Plan
was developed by the Great Rivers Gre
enway to provide a coordinated vision for
bicycle transportation within the St. Louis
region. The plan focuses on developing the
necessary systems for convenient bicycle
mobility and encouraging citizens to utilize
bicycle amenities. Acting as a resource for
the development of the Regional Bicycle
Network, the document aims to connect key
destinations throughout St. Louis, St. Louis
County, and urbanized St. Charles County
with a continuous bicycle pathway. As of
2013, the Gateway Bike Plan has led to the
construction of 215 miles of bikeways in the
St. Louis region.

Missouri Statewide
Comprehensive Outdoor
Recreation Plan
The Missouri Statewide Comprehensive
Outdoor Recreation Plan (SCORP) is a 5 year
document intended to guide the development and funding of outdoor recreation and
ensure state eligibility for federal Land and
Water Conservation Funds. The 2013-2017
SCORP identifies six important issues that
will face the state of Missouri in the upcoming years
• Sociodemographic Shifts
• Funding and Economics
• Demand for Trails and Walkable Communities
• Educating the Public on the Value and
Benefits of Parks and Recreation
• Health and Wellness
• Youth, Technology, and Nature Deficit

While the plan does not directly address the
City of Sunset Hills, it acts as a vital resource
for state-wide and regional trends regarding
outdoor recreation and a tool for enabling
and encouraging greater recreational activity in residents.

City of Sunset Hills | Comprehensive Plan
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Existing Land Use

Commercial

Parks

Existing land uses in Sunset Hills were
documented through an inventory collected
during fieldwork conducted in the fall and
winter of 2014-2015. The accompanying
map identifies existing land uses for every
parcel within the planning area. Every parcel
has been categorized into one of 13 land use
designations. These categories include:

Commercial uses consist of structures
dedicated to the sale of goods and services.
This can include a range of businesses from
clothing retail, grocery stores, and restaurants
to auto-repair shops, offices, and hotels.

Parks consist of parkland specifically des
ignate for public use and access, includ
ing areas programmed for either active or
passive recreation.

Agriculture
Agriculture includes land dedicated to the
growth of crops and raising of livestock,
including sites for the storage of equipment
and goods related to agricultural production.

Residential

Single Family
The single family land use includes de
tached, standalone structures dedicated for
use by an individual family.

Single Family Attached
The single family attached land use includes
structures comprised of multiple individual
housing units, each with their own entrance,
but sharing a common wall with one or
more units. Common forms of single family
attached housing include townhomes, duplexes, and row houses.

Multi-family
The multi-family land use includes structures comprised of multiple housing units
stacked horizontally or vertically and sharing
a common entrance. Typical forms of
multi-family housing include apartments,
condominium complexes, and senior housing facilities.

10
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Industrial

Light Industrial
Light Industrial consists of the manufac
turing, assembly, storage, and distribution of
raw materials and goods. These uses are low
in intensity, including warehousing, distribution facilities, research and development,
and limited-scale manufacturing

Heavy Industrial
Heavy industrial consists of larger scale
developments, often including processing
of chemicals and plastics, refineries, mining,
and industrial machinery. These uses can
have visual, noise, or environmental impacts
on adjacent areas

Public / Semi-Public
Public / Semi-Public consists of land uses
that provide community services or ame
nities. This category contains government,
education, medical, and religious uses
including municipal facilities, police and
fire stations, local schools, libraries, hospitals, medical clinics, and religious places of
worship including cemeteries.

Transportation / Utility
Transportation / Utility consists of sites
and facilities that accommodate critical
infrastructure within the City, including
wastewater treatment sites, water towers,
power generation and substations, electrical
support towers, and sites related to transportation systems and rights-of-way. This
does not include roadways.

Open Space
Open space consists of natural areas and
environmental resources set aside for conservation purposes, areas unfavorable for
development due to flooding or topographical issues, or areas that provide passive
green space within a subdivision. While
open space areas include no existing structures, they are not considered undeveloped,
as they have not been prepared or intended
for development.

Recreation
Recreation consists of public or private
outdoor spaces designed solely for active
recreation, such as sports fields, pools, and
golf courses.

Vacant
Vacant areas include sites that are cleared
for development and generally served by
some level of existing infrastructure, but are
currently unused. This includes sites with
existing structures that are presently unused
or unoccupied.

Undeveloped
Undeveloped areas include sites that are
currently unused, have not been cleared for
development, are not set aside for conservation purposes, and are not served by any
level of existing infrastructure.
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Current Zoning
Appendix B of the City’s Code of Ordinances
is the Sunset Hills Zoning Ordinance. This
chapter regulates the usage and density of
land, intended to guide the nature of development within specific areas of the City.
Sunset Hills’ Zoning Ordinance includes 9
standard zoning districts, with an additional
9 specific planned development districts.

Zoning Districts

C-1 Commercial District
The C-1 Commercial District contains a
wide-range of retail and service uses intended to meet the needs of the consumer
population within Sunset Hills.

NU Non-Urban District
The NU Non-Urban District contains areas
with rough natural topography, floodplains,
or other features that make providing and
maintaining roads and utility services impractical. As a result, this district is intended to be “non-urban” in use. This district
includes areas where non-urban uses were
established and similarly zoned by St. Louis
County, prior to being later annexed into the
City of Sunset Hills.

PD Planned Development
Zoning Districts
The PD Planned Development Districts provide a means of achieving greater flexibility
in development of land than is possible in
other conventional zoning districts and
encourages innovation and creativity in the
design of developments.

12
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R-1 Single Family
Residential District

R-5 Single Family
Residential District

The R-1 Single Family Residential District
includes areas of low-density, estate-type
residential development, comprised of single
family detached dwellings on lots no less
than one acre in size.

The R-5 Single Family Residential District
includes areas of medium to high-density
residential development, comprised of single
family detached dwellings on lots no less
than 7,500 square feet in size.

R-2 Single Family
Residential District

R-6 Single Family
Residential District

The R-2 Single Family Residential District includes low-density residential development,
comprised of single family detached dwellings on lots no less than 20,000 square feet
in size.

The R-6 Single Family Residential District
includes area of high-density residential
development, comprised of single family
detached dwellings on lots of no less than
5,000 square feet in size. The district also allows for two-story single family town homes
or attached ranch-style dwelling units in
certain conditions.

R-3 Single Family
Residential District
The R-3 Single Family Residential District
includes area of medium to low-density
residential development, comprised of single
family detached dwellings on lots no less
than 15,000 square feet in size.

R-4 Single Family
Residential District
The R-4 Single Family Residential District
includes area of medium density residential
development, comprised of single family detached dwellings no less than 10,000 square
feet in size.
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planned development districts offer relief
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and design standards in a variety of areas in
Sunset Hills.
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Zoning District

Uses found in the District

PD-R

PD - Residential

Grandview Subdivision (Northwest of I-270 and Highway 30
Medium to low density single family
Interchange), Parcels along Meramec River northwest of the
detached residential
Tapawingo Subdivision

Areas included in the District

PD-RC

PD - Residential/Cluster
Homes

Medium to high density single fam- The Courtyards Subdivision (East of Lindbergh Boulevard
ily detached and attached residential between W Watson Road and Sunset Terrace)

PD-BC

PD - Business Commercial

Dominantly commercial, with public/semi-public and recreational

Commercial uses northeast of I-270 and Highway 30 Interchange, Commercial uses along Lindbergh Bouldvard and
Watson Road, Sunset Hills Golf, Faith Church, and the City's
athletic fields

PD-LC (A)

PD - Limited Commercial

Commercial

Sunset Hills Chiropractic, Bauer Automotive

PD-LC (B)

PD - Limited Commercial

Commercial

Econolodge on Lindbergh Boulevard, Philips 66 on Kirkwood Road

PD-LC (C)

PD - Limited Commercial

Commercial, Public/Semi-Public

Commercial development southeast of the Watson Road and
Lindbergh Boulevard Intersection, US Post Office on Gravois
Road, vacant and commercial land behind Sunset Auto
Company, Sunset Hills Surgery Center, Commercial uses
northwest of I-270 and Highway 30 Interchange

PD-MXD

PD - Mixed Use

Multi-family and low density single
family detached residential

Friendship Village, Tapawingo Subdivision

PD-LS

PD - Lifestyle

Multi-family residential

Laumeier Place

PD-LI

PD - Light Industrial

Light Industrial, heavy industrial,
commercial, public/semi-public

Uses around Maurer Industrial Court, along Rahning Drive,
and south of Old Gravois Road
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Split Zoning
Split Zoning demonstrates areas of the City
where a single parcel is split between multiple zoning designations. Inclusion of a single parcel in multiple zoning districts is not a
typical best practice in zoning and land use
regulation, as it requires perhaps conflicting
regulation within a single site and can contribute to general complexity and confusion
for private property owners.
In most cases in Sunset Hills, zoning splits
were used on parcels that contain areas of
drastically different terrain or uses concentrated in one area of a parcel, with the
additional area used for less intense uses
and somewhat separated from the main site
activity.

Other Development
Controls
In addition to the usage and density of land,
the City’s Code of Ordinances also regulates
the design, execution, and appearance of
development within Sunset Hills. These regulations have a direct effect on the physical
appearance of the built and natural environment in the City. Additional development
controls include regulations on subdivision
development, signage, development within
areas prone to flooding, and construction in
general.

Subdivision Regulations
Appendix A provides for the regulation of
subdivisions with the purpose of controlling
the division of land in Sunset Hills. The code
puts forth requirements for the design of
subdivisions relating to street standards,
parcel layout, infrastructure extension,
stormwater management, and landscaping.
Proposed subdivisions must go through a
process of platting to be approved by the
Planning and Zoning Commission. The
approval process ensures that developments
conform to standards set forth by the code
and provides a final plat for public record.

Sign Regulations
Appendix D, known as the Sign Ordinance
of Sunset Hills, establishes regulation of
signage in terms of type, siting, design, and
construction. The ordinance is intended
to control the overall impact of signage on
the appearance of the City and the visibility of automobile traffic in terms of safety.
Largely pertaining to commercial areas, the
ordinance regulates permitted types of signs
by district; sign height, total area, and other
design features; where signs may be located
on a site; and specifics about the construction and building materials.

Flood Damage Control
Appendix E includes regulations relating to
flood damage control intended to promote
public health, safety, and general welfare
through minimization of public and private
loss due to flood conditions. This includes
site design review and restriction of uses to
protect natural floodplains and waterways,
improve structural stability, reduce flooding damage, and limit land erosion. The
code requires all property within areas of
special flood hazard, as established by the
Federal Emergency Management Agency
(FEMA), to obtain a development permit for
construction, improvement, or alteration
of structures. Permits are granted by the
city engineer upon review of site design to
ensure compliance with standards set forth
in the code.

Land Disturbance
Regulations
Appendix H contains regulation of con
struction in order to minimize or mitigate
the impact of altering land and soil. The
code highlights the potential for erosion,
habitat loss, damage to local structures and
infrastructure, and various effects on water
resources as a result of land disturbance. Per
regulation, any construction that will penetrate top soil is required to obtain a permit
for development. All permits require a storm
water pollution prevention plan (SWPPP)
and site review to ensure compliance with
standards set forth in the code.
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Demographic &
Market Analysis
An analysis of the City of Sunset Hills’ demographics and market conditions was conducted to better inform the planning process
and provide the necessary background
information for developing market-viable
recommendations. The analysis focuses on
six topics: (1) population demographics, (2)
employment, (3) housing market, (4) retail
market, (5) office market, and (6) industrial
market.
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Each section presents and assesses current
trends, notes important market implications,
potential for future growth and development
opportunities. Where applicable, Sunset Hills
is compared with St. Louis County and/or
the greater metropolitan region to provide
better context. Collectively, this information
provides a snapshot of the City’s competitive
position within the region.

Demographics
The demographics section provides an
overview of key demographic factors
within Sunset Hills, such as population, age,
income, race, and ethnicity. All data was
obtained from ESRI Business Analyst and the
U.S. Census Bureau.

Population Change (2000 - 2030)
St. Louis County
1,050,000

1,025,000

1,016,315
1,004,200

1,000,000

975,000

Population
Sunset Hills’ population increased by an estimated 4 residents between 2010 and 2015.
While the City is expected to gain an additional 36 residents by 2020, this growth is
negligible, accounting for a 0.4% increase in
total population. Overall, the City’s population is projected to remain stable in the next
5 years, with a 2020 population of 8,532.
Population growth within Sunset Hills
is consistent with municipalities in the
area, which are projected to see steady but
minimal growth between 2015 and 2020.
Compared to adjacent municipalities, however, Sunset Hills has the smallest projected
population growth, with both Crestwood
and Kirkwood expected to gain over 400
residents each.
These trends differ from larger population
projections for St. Louis County. In 2010, St.
Louis saw its first ever decrease in popula
tion, related to the County’s older suburban
growth, near build-out in urbanized areas,
and rapid growth in neighboring areas
such as St. Charles and Jefferson counties.
Between 2010 and 2030, St. Louis County
is expected to decrease by 1.7% accounting
for the loss of 17,600 residents. The macro
regional trends within the St. Louis area will
likely have an impact on Sunset Hills locally.

950,000
2000

2010

2020

2030

Source: ESRI Business Analyst; Houseal Lavigne Associates

Demographic Summary (2010, 2015, 2020)

Projected Change
(2010-2020)

2010

2015

2020

Sunset Hills
Population
Households
Average Household Size
Median Age
Median Household Income

8,496
3,424
2.39
50.3
--

8,500
3,450
2.39
51.6
$77,351

8,532
3,473
2.38
53.3
$90,196

+36
+49
-0.01
+3.0
+$12,845 *

+0.4%
+1.4%
-0.4%
+6.0%
+16.6% *

Crestwood
Population
Households
Average Household Size
Median Age
Median Household Income

51,970
22,020
2.33
45.2
--

52,353
22,317
2.32
45.9
$71,123

52,799
22,548
2.31
46.6
$83,131

+829
+528
-0.02
+1.4
+$12,008 *

+1.6%
+2.4%
-0.9%
+3.1%
+16.9% *

Fenton
Population
Households
Average Household Size
Median Age
Median Household Income

4,022
1,549
2.56
46.6
--

4,061
1,583
2.53
47.9
$79,457

4,110
1,607
2.53
48.4
$94,158

+88
+58
-0.03
+1.8
+$14,701 *

+2.2%
+3.7%
-1.2%
+3.9%
+18.5% *

Kirkwood
Population
Households
Average Household Size
Median Age
Median Household Income

27,540
11,894
2.29
42.6
--

28,039
12,166
2.28
43.6
$73,638

28,457
12,361
2.28
44.4
$85,182

+917
+467
-0.01
+1.8
+$11,544 *

+3.3%
+3.9%
-0.4%
+4.2%
+15.7% *

St. Louis County
Population
Households
Average Household Size
Median Age
Median Household Income

998,954
404,765
2.42
39.9
--

992,913
405,174
2.4
40.8
$58,247

993,881
406,407
2.4
41.6
$68,239

-5,073
+1,642
-0.02
+1.7
+$9,992 *

-0.5%
+0.4%
-0.8%
+4.3%
+17.2% *

Source: ESRI Business Analyst; Houseal Lavigne Associates

*denotes change from 2014-2020 as 2010 data was unavailable
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Age Distribution (2015)
Sunset Hills

Age Distribution (2015)
Crestwood

Age Distribution (2015)
St. Louis County

Youth
(0-19 years)
21%

Youth
(0-19 years)
24%

Senior
(55+ years)
31%

Youth
(0-19 years)

Senior
(55+ years)
44%

Senior
(55+ years)

St. Louis County

40.8 years
Median Age

Sunset Hills

51.6 years

Crestwood

45.9 years

Young Adult
(20-34 years)
13%

Median Age

Median Age

Young Adult
(20-34 years)
19%

Young Adult
(20-34 years)

Middle
Adulthood
(35-54 years)
26%
Middle
Adulthood
(35-54 years)
22%

Source: ESRI Business Analyst; Houseal Lavigne Associates

Middle
Adulthood
(35-54 years)

Source: ESRI Business Analyst; Houseal Lavigne Associates

Source: ESRI Business Analyst; Houseal Lavigne Associates

Age
The City has a considerably larger share
of residents in the 55 and older age cohort
(44%) when compared to St. Louis County
(31.1%) and other neighboring communities
(All 37.1% or under). The presence of the
Friendship Village Retirement Community
has some impact on these statistics. In addition, the City’s median age of 51.6 is 26.5%
higher than the County average (40.8), 18.3%
higher than Kirkwood’s average (43.6), 12.4%
higher than Crestwood’s average (45.9), and
7.7% higher than Fenton’s average (47.9).
Conversely, the City has a smaller share of
residences in the 20 to 34 age cohort (13.2%)
when compared to the County (18.7%), Kirkwood (15.4%), or Crestwood (14.7%).
Sunset Hills has seen a steady increase in the
population’s median age, rising by 2.6% be
tween 2010 and 2015. This trend is expected
to continue between 2015 and 2020, with a
3.3% increase in median age to 53.3. Overall,
the City’s population is aging; however, only
by slight increases that are consistent with
county-wide trends.
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Age Distribution (2015)
Fenton

Age Distribution (2015)
Kirkwood

Youth
(0-19 years)

Youth
(0-19 years)
Senior
(55+ years)

Senior
(55+ years)
Fenton

Kirkwood

47.9 years

43.6 years

Median Age

Median Age

Young Adult
(20-34 years)
Young Adult
(20-34 years)

Middle
Adulthood
(35-54 years)

Source: ESRI Business Analyst; Houseal Lavigne Associates

Middle
Adulthood
(35-54 years)

Source: ESRI Business Analyst; Houseal Lavigne Associates

Racial Composition (2015)
Sunset Hills
Multiracial
2%

Asian
3%

Black
2%

Racial Composition (2015)
Crestwood

Racial Composition (2015)
St. Louis County

Black
5%

Other
1%

Multiracial
2%

Other
0.6%

Multiracial
2%

Other
1%

Asian
2%
Black
24%

Asian
4%

White
69%

White
90%

White
93%

Source: ESRI Business Analyst; Houseal Lavigne Associates

Source: ESRI Business Analyst; Houseal Lavigne Associates

Source: ESRI Business Analyst; Houseal Lavigne Associates

Race & Ethnicity
Sunset Hills is a primarily white community, with 93% white residents and no racial
minority representing more than 3% of the
community. The City’s white population
is 24.2% larger than St. Louis County, a
significant difference in racial composition.
Similarly, the City’s black population (2%) is
considerably smaller than the County, while
other racial categories are closer to regional
trends. The City shares similar trends with
adjacent communities, with only a slightly
larger Asian population than neighboring
municipalities.
Projections indicate that the City’s racial
composition will remain relatively un
changed between 2015 and 2020, consistent
with projected trends for St. Louis County.
Both the City and County are expected to
see slight increases in racial diversity. In
addition, Sunset Hills’ Hispanic population
(1.8%) is smaller than St. Louis County (2.8%).
The City and County are projected to see
nominal increases in Hispanic populations
between 2015 and 2020.

Racial Composition (2015)
Fenton
Black
0%

Multiracial
2%

Other
1%

Black
7%

Asian
2%

Multiracial
2%

Other
1%

Asian
2%

White
88%

White
95%

Source: ESRI Business Analyst; Houseal Lavigne Associates

Source: ESRI Business Analyst; Houseal Lavigne Associates

Hispanic Population (2015)
Sunset Hills, St. Louis County &
Adjacent Communities
2.8%

3.0%
2.5%

NOTE: The racial and ethnic categories dis
cussed here are defined by the U.S. Census.
For the U.S. Census definition, those individ
uals who identify themselves as “Hispanic”
(which is an ethnicity) also identify with a
racial category such as “White” or “Black.”
Given this fact, the Hispanic category cannot
be added to the sum of the racial categories.

Racial Composition (2015)
Kirkwood

2.0%

2.3%

2.2%

Crestwood

Fenton

2.4%

1.8%

1.5%
1.0%
0.5%
0.0%
Sunset Hills

St. Louis County

Kirkwood

Source: ESRI Business Analyst; Houseal Lavigne Associates

City of Sunset Hills | Comprehensive Plan

19

Median Household Income (2015, 2020)
Sunset Hills, St. Louis County & Adjacent Communities
Sunset Hills

St. Louis County

Crestwood

Income
The City’s median household income for
2015 is $77,351, which is 33% higher than
the County’s median household income
of $58,247. This difference is expected to
remain stable through 2020, representing a
different of over $21,000. Neighboring communities have similar median household
incomes and are expected to see comparable
changes in the next 5 years.
Projections indicate that household incomes
$50,000 or higher will increase between 2015
and 2020 by more than 8.2%, while incomes
lower than $50,000 will decrease by 8.2%.
Household incomes between $15,000 and
$24,999 will see the largest decrease, while incomes over $150,000 will see the largest growth.

Fenton

Kirkwood
$0

$10,000 $20,000 $30,000 $40,000 $50,000 $60,000 $70,000 $80,000 $90,000 $100,000
2015

2020
Source: ESRI Business Analyst; Houseal Lavigne Associates

Households by Income (2015, 2020)
Sunset Hills
20.00%
18.00%
16.00%
14.00%
12.00%
10.00%
8.00%
6.00%
4.00%
2.00%
0.00%
<$15,000

$15,000 $24,999

$25,000 $34,999

$35,000 $49,999
2015

$50,000 $74,999

$75,000 $99,999

$100,000 - $150,000 - $200,000+
$149,999 $199,999

2020
Source: ESRI Business Analyst; Houseal Lavigne Associates
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Total Housing Units (2010, 2014, 2019)
Sunset Hills
4000
3500
3000
2500
2000

Housing

Total Units
In 2014 the City of Sunset Hills contained
3,641 housing units, including 223 vacant
dwellings. The vacancy rate, at 6% in 2014,
is projected to remain stable through 2019.
Minimal new construction of housing units
is expected, with only 6 additional units
projected between 2014 and 2019.

1500
1000
500
0
2010

Owner Occupied

2019

Renter Occupied

Vacant

Source: ESRI Business Analyst; Houseal Lavigne Associates

Age of Housing Stock
The existing housing stock in Sunset Hills
is diverse with respect to age, with no one
decade accounting for the majority of
housing construction. The largest amount
of housing construction took place in the
1950s, accounting for 21% of the current
housing stock, with a significant amount
of construction also occurring in the 1980s
(19%). Construction has greatly decreased
in recent years, with only 1% of the housing
stock being built after 2010.

2014

Housing Age (<1949 - 2013)
Sunset Hills
1949 or earlier
8%

2010 or later
1%

2000-2009
11%
1990-1999
10%

1950-1959
21%

1980-1989
19%

1960-1969
15%
1970-1979
15%

Source: ESRI Business Analyst; Houseal Lavigne Associates

City of Sunset Hills | Comprehensive Plan

21

Housing by Tenure (2009-2013 Avg.)
Sunset Hills
Vacant, 8%

Renter-Occupied,
17%

Type & Tenure
The typical housing unit in Sunset Hills is
an owner-occupied, single family detached
home. Roughly 3 in 4 homes are owner-occupied. The existing housing stock lacks
diversity of type, with 85.7% single family
detached units. Multi-family accounts for
13%, dominated by the Friendship Village Retirement Community. Single family attached
accounts for 1.5%, concentrated in a few
small developments.

Owner-Occupied,
75%
Source: ESRI Business Analyst; Houseal Lavigne Associates

Housing by Type (2009-2013 Avg.)
Sunset Hills
Multi-Family, 13%

Single Family,
Attached, 1.50%

Single Family,
Detached, 85.70%
Source: ESRI Business Analyst; Houseal Lavigne Associates
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Between 2002 and 2010, total employment
in Sunset Hills decreased, with the loss of
2,776 jobs within the City. This was, however, not unique to Sunset Hills in that the
downturn in the economy during this period
resulted in cutbacks and elimination of staff
in many industries. Between 2010 and 2011,
however, the City did start to see an increase
in primary jobs by 489 jobs.
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Primary Jobs (2002 - 2011)
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Source: ESRI Business Analyst; Houseal Lavigne Associates
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Top Five Industries (2011)
Sunset Hills
18%
16%
14%
12%
10%
8%
6%
4%
2%
0%
Accommodation and
Food Services

Retail Trade

Health Care and
Social Assistance

Professional,
Scientific, and
Technical Services

Real Estate and
Rental and Leasing

Source: ESRI Business Analyst; Houseal Lavigne Associates

Employment by
Industry & Labor Flow

Inﬂow/Outflow Job Counts (2011)
Sunset Hills

The top five industries in Sunset Hills
account for over 55% of all jobs. Accom
modation and food services is the largest
industry, accounting for 16.8% of all jobs.
Only 1.2% of residents both work and live in
Sunset Hills. 8,005 employees commute to
Sunset Hills for work on a daily basis, while
3,405 employed residents leave the City.

8,005 - People who Work in Sunset Hills, but Live elsewhere
3,405 - People who Live in Sunset Hills, but Work elsewhere
143 - People who Live and Work in Sunset Hills
Source: ESRI Business Analyst; Houseal Lavigne Associates
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MARYLAND HEIGHTS
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CLAYTON
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TOWN AND COUNTRY
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ST. CLAIR
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FENTON
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44
270

ST. CLAIR
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44

KIRKWOOD
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255
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MO

CITY OF SUNSET HILLS
143 JOBS

255

55

Top 7-9 Commute
Destinations

Commute & Labor Shed
Commute and labor sheds demonstrate
where employees commute to and commute
from in relation to Sunset Hills. The commute shed shows where employed residents
who live within Sunset Hills commute to for
work. The top five destinations for employed
residents are St. Louis (21%), Creve Coeur
(5.1%), Sunset Hills (4%), Clayton (3.8%), and
Chesterfield (3.7%).

255

MONROE
COUNTY

IL

MEHLVILLE
189 WORKERS

CITY OF SUNSET HILLS
143 WORKERS

JEFFERSON
COUNTY

MO

CONCORD
167 WORKERS
ARNOLD
185 WORKERS

Labor Shed

Top 1-4
Worker Source
Top 5-7
Worker Source

The labor shed shows where individuals employed within Sunset Hills travel from to fill
those jobs. The top five origins from which
people travel are St. Louis (9.8%), the census
designated place of Oakville (3.6%), the
census designated place of Mehlville (2.3%),
Arnold (2.3%), and the census designated
place of Affton (2.1%).

MERAMEC RI VER

MERAMEC RI VER

Top 1-3
Commute Destinations
Top 4-6
Commute Destinations

ST. LOUIS CITY
765 WORKERS

64

SAPPINGTON
127 JOBS

JEFFERSON
COUNTY

Commute Shed

CRESTWOOD
137 WORKERS

270

KIRKWOOD
89 JOBS

170

ST. LOUIS
COUNTY

ST. LOUIS CITY
746 JOBS

255

OAKVILLE
MONROE
295
WORKERS
COUNTY

IL

Top 8-10
Worker Source

The commute shed demonstrates that the
majority of Sunset Hills’ residents work in
the City of St. Louis, accounting for 746 jobs.
Beyond St. Louis, however, jobs are largely
scattered throughout the region, with no
other municipality accounting for more
than 5.1% of all resident’s jobs.
The labor shed is similar, with no one
community representing the majority of
workers who travel to Sunset Hills. A larger
number of jobs in Sunset Hills are filled by
residents of “South County,” particularly the
census designated places located southeast
of Sunset Hills.
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Watson & Lindbergh
70
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ST. LOUIS
COUNTY
64

44
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255

55

CITY OF SUNSET HILLS

Retail Market
Retail Gap
The following “gap analysis” compares retail
supply and demand within the Sunset Hills’
market area and regional market area (illustrated in the accompanying graphic).
Within the local market, consumers will generally travel 5 to 10 minutes for day-to-day
needs such as groceries, but travel further for
more durable and less frequently purchased
goods such as electronics. Drive times for the
City were determined from two intersections,
those being Lindbergh and Watson and Lindbergh and Gravois. These two intersections
effectively capture the trade area and market
based on the City’s three corridors.
A gap analysis compares aggregate con
sumer spending (demand) to aggregate retail
sales (supply) within a given retail category
and drive time. When demand is greater
than supply, “leakage” exists, suggesting that
residents are spending dollars outside of the
given market area. As such, retail categories
with leakage are potential opportunities for
growth, as local demand for these goods
and services already exists, but is unmet
by existing supply. Leakage is noted on the
accompanying table as a positive number in
green.
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This section overviews current market
trends in the St. Louis’ retail markets and
assesses its impact on Sunset Hills.

255

JEFFERSON
COUNTY
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Retail Gap Analysis Summary (2014)
Sunset Hills: Watson & Lindbergh
Summary Demographics
Population
Households
Median Disposable Income
Per Capita Income

5 Minute Drivetime
17,744
7,656
$51,633
$36,555

10 Minute Drivetime
137,780
59,505
$52,948
$39,297

15 Minute Drivetime
429,929
190,467
$49,029
$36,763

Overview
Total Retail Gap
Total Retail Trade
Total Food & Drink

5 Minute Drivetime
-$318.7
-$291.9
-$26.7

10 Minute Drivetime
-$345.7
-$283.8
-$61.9

15 Minute Drivetime
-$742.4
-$550.0
-$192.5

Retail Gap by Industry Group
Motor Vehicle & Parts Dealers
Furniture & Home Furnishings Stores
Electronics & Appliance Stores
Bldg Materials, Garden Equip. & Supply Stores
Food & Beverage Stores
Health & Personal Care Stores
Gasoline Stations
Clothing & Clothing Accessories Stores
Sporting Goods, Hobby, Book, & Music Stores
General Merchandise Stores
Miscellaneous Store Retailers
Nonstore Retailers
Food Services & Drinking Places

Retail Gap
($M)
-$25.2
-$7.3
-$24.1
-$20.7
-$21.4
-$18.4
-$28.2
-$16.8
-$19.2
-$118.5
-$5.4
$13.3
-$26.7

Potential
(Sq. Ft.)*
--18,254
-60,250
-51,785
-53,606
-46,083
--42,089
-47,932
-296,234
-13,533
--66,824

Retail Gap
($M)
-$94.0
-$29.7
-$9.7
$7.1
-$88.4
-$71.9
-$33.6
-$38.0
-$31.3
$32.4
$1.7
$71.5
-$61.9

Potential
(Sq. Ft.)*
--74,166
-24,270
17,809
-221,059
-179,658
--94,976
-78,146
81,048
4,327
--154,658

*Potential is based on an average sales of $400/sq. ft. Motor Vehicles & Parts Dealers, Gas Stations, and Nonstore Retailers are not included in this calcuation.
Source: ESRI Business Analyst; Houseal Lavigne Associates

Retail Gap
($M)
$228.6
-$52.4
-$154.4
-$6.5
-$182.2
-$134.3
-$57.6
-$211.8
-$52.0
-$121.8
$32.3
$162.2
-$192.5

Potential
(Sq. Ft.)*
--130,915
-385,989
-16,160
-455,506
-335,868
--529,613
-129,989
-304,600
80,713
--481,193
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Retail Gap Analysis Summary (2014)
Sunset Hills: Gravois & Lindbergh
Summary Demographics
Population
Households
Median Disposable Income
Per Capita Income

5 Minute Drivetime
24,111
10,704
$50,769
$39,437

10 Minute Drivetime
144,962
63,121
$48,499
$35,950

15 Minute Drivetime
395,767
170,369
$48,299
$35,656

Overview
Total Retail Gap
Total Retail Trade
Total Food & Drink

5 Minute Drivetime
-$298.9
-$252.8
-$46.1

10 Minute Drivetime
-$1,046.3
-$934.5
-$111.7

15 Minute Drivetime
-$263.4
-$130.1
-$133.2

Retail Gap by Industry Group
Motor Vehicle & Parts Dealers
Furniture & Home Furnishings Stores
Electronics & Appliance Stores
Bldg Materials, Garden Equip. & Supply Stores
Food & Beverage Stores
Health & Personal Care Stores
Gasoline Stations
Clothing & Clothing Accessories Stores
Sporting Goods, Hobby, Book, & Music Stores
General Merchandise Stores
Miscellaneous Store Retailers
Nonstore Retailers
Food Services & Drinking Places

Retail Gap
($M)
-$192.4
-$22.4
-$3.0
-$9.1
-$10.9
-$50.3
-$13.5
$2.0
-$22.2
$58.9
-$0.3
$10.3
-$46.1

Potential
(Sq. Ft.)*
--56,003
-7,540
-22,643
-27,251
-125,860
-5,090
-55,493
147,304
-629
--115,342

Retail Gap
($M)
-$129.2
-$21.3
-$89.4
-$41.8
-$20.4
-$121.0
-$153.5
-$76.2
-$58.9
-$278.4
-$8.7
$64.2
-$111.7

Potential
(Sq. Ft.)*
--53,291
-223,601
-104,511
-50,913
-302,598
--190,506
-147,260
-696,042
-21,644
--279,374

Retail Gap
($M)
$213.7
-$9.0
-$29.3
-$15.9
-$103.9
-$132.6
-$120.8
-$24.7
-$44.1
-$87.8
$31.8
$192.5
-$133.2

Potential
(Sq. Ft.)*
--22,611
-73,346
-39,861
-259,698
-331,402
--61,788
-110,338
-219,388
79,520
--333,107

*Potential is based on an average sales of $400/sq. ft. Motor Vehicles & Parts Dealers, Gas Stations, and Nonstore Retailers are not included in this calcuation.
Source: ESRI Business Analyst; Houseal Lavigne Associates
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Retail Market
Implications for
Sunset Hills
Generally, all three intersections and business corridors within Sunset Hills face similar market conditions. Although there was
slight variation between the Lindbergh and
Watson and the Lindbergh and Gravois trade
areas, the market implications were minor.
Sunset Hills is an established retail loca
tion and draws in consumers from other
communities, but both the local and regional
retail market is highly competitive. The data
and recent regional studies reflect that the
St. Louis metropolitan region, particularly St.
Louis County, is fully saturated by retail options and there is little current demand that
is not being served by the existing business
community. The Sunset Hills market, both
its local market defined in 5 and 10 minute
drive times and its larger regional market
defined in 15 minute drive times, is oversupplied in virtually every retail category.
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It is important to note that the fact that there
are indications of oversupply in the market
does not preclude new development from
occurring. It does, however, highlight the
need for additional due diligence in supporting existing businesses and attracting
potential new uses. Ensuring that sites
are positioned to be completive including
access, exposure, visibility and other key
factors is essential.
The primary retail destinations outside of
Sunset Hills appear to be Gravois Bluffs in
Fenton, Kirkwood Crossing and Kirkwood
Commons just north of I-44, and retail along
Watson Road in Crestwood. Further regional
destinations include the West County Center
mall on Manchester Road at I-270, the St.
Louis Galleria in Richmond Heights, and the
“big box” corridors along Eager Road and
Brentwood Boulevard in Brentwood. With
modest projections for population increases
in these areas, and St. Louis County more
generally, any future retail growth will likely
develop as a part of new demand from the
existing population.

Future Retail
Redevelopment
Although new retail development projects
will be competitive within the St. Louis
County market, Sunset Hills is positioned to
compete with these other retail destinations.
Sunset Hills features a number of competitive advantages, such as direct access to I-44
and I-270, as well as access to both the West
and South County markets on major arterial
highways. The City also has established
commercial districts, which feature anchor
and destination businesses and high traffic
volumes.
The market data yielded there is some existing market demand for building material
and garden equipment and supply stores,
general merchandise stores, and motor vehicle and auto parts dealers. In addition to a
very competitive marketplace, an additional
challenge going forward will be addressing
the landlocked, built-out nature of Sunset
Hills’ commercial areas. Retail projects will
likely require the City working with developers, private property owners, and retailers to
reposition and infill redevelop these existing
shopping centers and retail corridors.

Office Market Summary (Q4 2014)
Rentable Area
(SF)
South County
Class A
Class B
Class C
Overall
St. Louis Metropolitan Region
Class A
Class B
Class C
Overall

Vacancy Rate

Year-to-date Net
Absorption

Average Asking
Lease Rate ($,
SF/Yr)

890,523
1,245,559
491,018
2,627,100

16.6%
9.0%
7.3%
11.3%

13,963
27,281
11,591
52,835

22.1
18.2
15.3
19.8

23,515,575
19,785,782
5,145,569
48,463,714

11.4%
16.7%
15.5%
15.1%

557,391
453,737
-11,708
999,420

21.5
18.1
13.7
18.5

Source: CBRE Business Analyst; Houseal Lavigne Associates

Office &
Industrial Markets
This section overviews current market
trends in the St. Louis regional market and
assesses the impact on the local Sunset Hills
development potential.

St. Louis Office
Market Overview
In 2014 the St. Louis Metropolitan Area saw
positive trends in the regional office market,
highlighted by almost a million square
feet of positive absorption. Overall, trends
demonstrate that the market is continuing
to return to pre-recession numbers. Vacancy
in the market is down to 15.1%, with four
of the six submarket areas dropping below
pre-recession vacancy rates. The workforce
added over 39,000 new workers, lowering
the unemployment rate to 5.5%.
The largest concern for the market were
high vacancy rates for Class B and Class C
office space, largely attributed to companies
upgrading to Class A space or relocating
to redeveloped properties in Downtown
St. Louis. No construction of office space
occurred in Q4 of 2014. While positive
trends do continue to strengthen the market,
estimates show that the region will need a
similar or better year in 2015 to meet pre-recession statistics.

South County
Sunset Hills is included in the South County
submarket, which remained steady in 2014.
The submarket saw moderate net absorp¬tion, with a vacancy rate of 11.3%, lower
than the regional average. While lower than
the region, South County is one of two
submar¬kets with vacancy rates still above
pre-reces¬sion figures. In addition, the submarket has one of the highest vacancy rates
for Class A space, while other areas are experiencing net absorption of Class A spaces.
With the exception of larger urban centers,
office market data including vacancy, absorption, lease rates and related information
is not tracked by individual municipalities
but by submarkets. This is, in large part,
due to the fact that potential end users and
companies are targeting an area as opposed
to a specific locale. The geographic area of
the submarket provides a good indication as
to where a community sits in terms of completive context and potential. Data related
to a specific municipality may be available if
compiled by the city staff or the local chamber, EDC or other organization. Information
specific to Sunset Hills was not available for
this analysis.

Office Market Implications
for Sunset Hills
Sunset Hills appears to be a competitive office
market within the larger St. Louis County trade
area and well-positioned to compete going
forward. The City contains regionally-relevant Class A office tenants, such as the world
headquarters of Panera Bread and the Sunset
Hills Office Park. Interviews and stakeholder engagement indicated that Sunset Hills’
central location and transportation accessibility, as well as its proximity to higher-income
residential communities (including the City’s
own housing stock), make it attractive to
professionals and office space users. Generally
the input received was that within the context
of the economic downturn since 2008, Sunset
Hills remained competitive and the office
market has continued to perform well.
The South County submarket is not per
forming as well as the greater metropolitan
area; however, Sunset Hills is one of the stronger locations within the submarket. As more
square footage is absorbed and the numbers
approach pre-recession levels, the demand for
suburban office space will likely see modest
increases. The challenge for Sunset Hills will
be identifying redevelopment parcels to position to compete for new office construction.
Part of that strategy may feature more mixeduse properties that include office uses on the
upper-floors of a building. The planning process and Commercial Areas Framework plan
will evaluate this potential further, based on
the community’s expressed vision and goals
for Sunset Hills.
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Industrial Office Summary (QF 2014)

South County
Fenton
St. Louis Metropolitan Region

Rentable Area
(SF)
10,373,947
8,151,799
209,243,880

Average Asking
Year-to-date
Lease Rate ($,
Vacancy Rate Net Absorption
SF/Yr)
4.2%
161,218
6.71
3.5%
621,918
5.79
6.2%
3,841,782
4.01

Source: CBRE Business Analyst; Houseal Lavigne Associates

St. Louis Industrial
Market Overview
Positive trends in 2014 have demonstrated
the considerable strength of the St. Louis
Industrial market, including increases in net
absorption and a decreasing vacancy rate of
6.2%. The market saw over 3.8 million square
feet of net absorption in 2014, more than
doubling absorption from 2013. In addition,
the market also benefited from over 1.2
million square feet of construction, with a
number of new developments expected in
2015. Overall, the St. Louis Metropolitan Area
is expected to maintain a high level performance in 2015 with another significant year
for the industrial market.
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Local Industrial Submarkets
Sunset Hills is included in two industrial
submarkets: South County and Fenton. Both
are performing generally well, with vacancy rates lower than the overall market and
considerable net absorption. The Fenton
submarket was noted as a particular success
in the region, with over 600,000 square
feet of net absorption. The subarea has a
current vacancy of 3.5%, which is impressive
given that in 2009, the closing of the Fenton
Chrysler Plant increased vacancy rates to
nearly 50%. Fenton’s location within the region has helped attract large and small tenants to the area. The South County market is
also performing well, being one of only four
submarkets to see construction in 2014.

Industrial Market
Implications for Sunset Hills
Although the regional industrial market has
been strong and performing well against
other Midwestern benchmarks, much of
the new industrial construction, particular
ly distribution and fulfillment centers, has
occurred in the counties surrounding St.
Louis County and along the I-255 corridor in
the Metro East. It is likely that this large-scale
new industrial construction will continue
to locate in areas with sizable, “greenfield”
tracts of land and direct access to major
trucking routes.
Sunset Hills is competitive within the South
County submarket and within the market for
the types of industrial users and businesses
that need to locate within the established,
urbanized core of the metropolitan region.
Interviews and stakeholder engagement
indicated that Sunset Hills’ existing indus
trial areas can continue to compete with
other similar properties and developments
in South County, but that certain sites may
need remodeling or infrastructure improve
ments to remain competitive. Industrial
areas of Sunset Hills are further addressed in
the Industrial Areas Framework Plan

3

COMMUNITY
OUTREACH
Public feedback and insight is an essential step in the development of the Comprehensive
Plan, and helps to develop an informed analysis of Sunset Hills based on invaluable local
knowledge. Through analysis and categorization of the data collected, outreach helps
inform recommendations and policy of the plan. Community residents, businesses, and
stakeholders had multiple opportunities through a variety of formats to give input on local
issues, concerns, and opportunities that should be included in the Comprehensive Plan.
Outreach included both in-person and online opportunities for community involvement.
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In-Person Outreach
Opportunities

Project Initiation
Meetings

A central component of public engagement
is face-to-face opportunities for community stakeholders to directly engage with the
planning process. In-person workshops,
interviews, and focus groups allow for pointed questions, detailed responses, and open
dialogue to create a discussion regarding
important issues, opportunities, and assets
within the City. In-person outreach events
have been summarized to provide an under
standing of feedback received that will shape
the recommendations and strategies of the
Comprehensive Plan.

To “kickoff” the planning process, initial
meetings were held with City staff and both
elected and appointed officials to outline
project objectives and establish a line of
communication. In addition, those in at
tendance offered their feedback and input
regarding local issues and opportunities,
acting as the first step in creating a complete
understanding of public opinion in Sunset
Hills.
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Workshops
Workshops are the core of community
outreach, providing a variety of commu
nity stakeholders the space to present their
opinions, provide feedback, and discuss
those issues most important for the plan
to address. Conducted between November
2014 and April 2015, over 125 individuals
attended workshops in support of the Sunset
Hills Comprehensive Plan.
Designed to facilitate discussion and gather
public opinion, all workshops followed a
similar format. First, attendees were asked to
identify specific issues or concerns they felt
are important for the Comprehensive Plan
to address, including establishing the top
3 most important issues for the City. Next,
participants were asked to identify specific
actions or projects that could potentially improve the City. For the sake of the exercise,
respondents were encouraged to “think big”
and ignore potential constraints or limitations. Finally, participants were asked to
identify strengths and assets within Sunset
Hills that the City should preserve and build
upon moving forward.

Presenting the
Summaries
Given the workshop format, each event
has been summarized as follows to include
identified issues, actions and projects, and
strengths and assets.
It should be noted, the following is a summa
ry of the thoughts, comments, and opinions
received in response to exercise questions.
Some comments were shared with the entire
group, while others were recorded privately
on worksheets. Items identified in this sum
mary are not recommendations or observa
tions of the consultant, but rather feedback
and comments received from workshop
participants.

Community Workshop

Issues & Concerns

Members of the Sunset Hills community
participated in a Community Workshop on
Thursday, January 29, 2015 at 7:00 pm at the
Sunset Hills Community Center, attended by
approximately 80 individuals. The following
is a summary of the thoughts, comments,
and opinions voiced during the workshop.

Preserving Sunset Hills’
Residential Character
Many participants expressed a great deal of
emphasis on land use planning in the City,
particularly in terms of commercial uses
in proximity to residential neighborhoods.
Some participants clearly stated they see
Sunset Hills as a suburban, residential
community and want it to maintain that
character. Some participants noted that
the community was founded with a vision
for low-density, single-family homes on
wooded, rolling lots. There was a wide range
of viewpoints expressed, with some participants stating that businesses that supported
and primarily served the local neighbor
hoods, such as a grocery store, would be
potentially acceptable; however, others felt
commercial uses should expand no further
than the existing, established business districts. Some participants generally expressed
an opposition to the use of eminent domain
and the repositioning of residential properties into commercial use.
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Managing Commercial and
Economic Development
Participants expressed two concerns related
to the long-term management of the City’s
commercial corridors, primarily on Watson
Road, Lindbergh Boulevard, and Gravois
Road. First, some participants expressed
concern about the current condition of the
business districts and noted the deterioration of some buildings as well as recent
storefront vacancies. Further, some participants noted a concern that redevelopment
seemed to occur less frequently in Sunset
Hills than neighboring communities, despite
featuring very competitive local demographics. There is also concern about some
of the recent businesses that have moved or
opened in town and a sentiment that they
do not reflect well on Sunset Hills.
Secondly, some participants expressed
concern that developers and/or the City
will pursue economic redevelopment that
expands beyond the existing commercial
parcels and lots and encroach into estab
lished neighborhoods. Some participants
stated that the City needed to identify a way
to attract new businesses and reinvestment
to the commercial corridors but do so in a
way that makes the best use of the shallow
lots and minimizes the impact on residents.
Some participants also called for potentially
more targeted regulations and policies that
address commercial growth, including design guidelines and corridor streetscaping.
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Improving the Commercial Corridors

Redeveloping the Tornado Sites

Some participants noted the lack of cer
tain infrastructure components and the
deteriorating quality of existing infra
structure, as well as building deterioration
on private property, that contributes to a
negative impression of the City, primarily in
the Watson Road and Lindbergh Boulevard
corridors. Some participants noted the lack
of sidewalks, the poor condition of roadway
surfaces, deferred building maintenance,
and commercial vacancies. Some participants expressed concern that the quality
of the City’s retail tenants was declining
and that the community had too many
strip malls. Some participants expressed
they feel Sunset Hills features some of the
highest quality housing, schools, and parks
and outdoor spaces in the St. Louis region,
but felt that character is not reflected in
the City’s commercial corridors and want
it to be addressed. There is some concern
that declining rents and property values in
the business districts alongside increased
vacancy could ultimately impact residential
home values in Sunset Hills.

The parcels impacted by the 2010 tornado
were frequently addressed by many participants, particularly the lots on Lindbergh near
West Watson Road. Some participants noted
the land was developed residential and is still
zoned for residential, and some expressed
a clear desire to maintain that land use and
zoning. Other participants expressed the potential for a commercial redevelopment site
with highway frontage that could perhaps
attract a grocery store, drug store, or nonstrip mall business; and others expressed a
desire to expand Watson Trails Park north
and program the tornado lots as a new park
and open space.

Pursuing a Town Center Concept
Some participants desire a “town center”
or “downtown” district that would improve
Sunset Hills’ community character and provide a walkable, pedestrian-oriented neighborhood that features mixed-use properties
and caters to local residents. Many emphasized the lack of a centralized “downtown”
area within Sunset Hills in comparison to
neighbors like Kirkwood, and noted the need
for a central community space for special
events and public gatherings.

As part of that discussion some participants
expressed that a mixed-use town center development could be located on these parcels,
which could include a public plaza and open
space, residential units, and some small
commercial uses. Generally, there is no clear
consensus viewpoint on the matter; however, virtually all participants appear to agree
that the tornado site is a critical decision for
Sunset Hills.

Engaging City Hall &
Local Government

Prioritizing Walkability,
Bikability, and Connectivity

Some participants noted a sense that the
communication and transparency between
City Hall and residents could be improved.
Others expressed concern over negative
publicity and the need to promote the
positive aspects of the City. Finally, some
participants expressed concern about the
long-term financial stability of the City and
its general management.

Many participants expressed that Sunset
Hills was overly auto-oriented and that the
community needed to invest more in walkability, bikability, and general multi-modal
connectivity. Some participants noted a
desire for more and repaired sidewalks, hiking paths, bike paths, bike lanes, and directly
connected parkland. A focus was placed on
improving bicycling and pedestrian safety,
particularly when crossing Sunset Hills’ major arterial highways, like Lindbergh Boule
vard. There was some interest expressed in
enhancing commuter transit options from
Sunset Hills to regional employment centers.
Further, some participants expressed they
feel the City is seen as a car-dominated
“bedroom community” within the St. Louis
region and that more investment in trails,
parks, and commuter transit would strengthen its reputation as a dynamic, modern
suburb.

Attracting New Uses and Amenities
Some participants raised concern over the
lack of certain local amenities and conveniences, in particular a grocery store. Some
participants noted that many Sunset Hills
residents leave the community to shop
elsewhere, primarily the Gravois Bluffs development in Fenton and various locations
in Kirkwood. Some participants cited certain
desirable uses specifically, such as a grocery
store, a farmer’s market, smaller boutique
retailers, and independent, sit-down restau
rants. Some participants also addressed
non-commercial needs, such as a desire
for more local recreational programming,
entertainment options, and more parks and
open space.

Building Community Character
Some participants stated that Sunset Hills
needs a more well-developed community character that contributes to its overall
identity and place within St. Louis County
and the larger metropolitan area. Some
participants stated that the community
features many unique attributes, such as
its rolling, wooded environment, its estate
homes, high-quality parks and unique outdoor spaces like Laumeier Sculpture Garden,
and access to the Meramec River, but some
participants expressed concern that the City
does not effectively promote itself. Specifically, some participants cited the early
2000s eminent domain and redevelopment
project near Watson Road, the lack of a
traditional downtown or historic character,
aging commercial strip centers, recent political controversy, and “hidden” residential
neighborhoods as examples of what people
from outside of Sunset Hills know about the
community. Generally, some participants
stated that people know what they see from
Watson, Lindbergh, and Gravois, and what
they see in the regional media. Some participants stated that the plan needs to address
ways to “build the brand” and better promote
an appealing community character to the
region.
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Specific
Projects or Actions
Land Use & Development
• The City should first update and then
enforce the zoning ordinance
• Adopt policies that emphasize Sunset
Hills as a residential community
• Attract or develop residential and community facilities for all age groups, with a
focus on seniors and the youth

Economic Development
• Implement a better management and
review of the City budget
• Continue to evaluate public expenditures
• Begin preparation of a town center concept, potentially including a residential
community or mixed-use development
• Attract a new grocery store or market,
such as a Trader Joes or Whole Foods

Community
Facilities & Services
• Hire a city manager
• Address important issues and devel
opments in a more timely manner
• Develop a proactive and thorough approach to Sunset Hills’ city governance
• Ensure close adherence to the Com
prehensive Plan upon adoption

• Protect private property rights

• Take a selective and intentional ap
proach to permitting new businesses
– elevate quality of businesses that are
opening in the community

• Promote communication between elected officials and residents to ensure City
actions reflect the community

• Do not use eminent domain for City
objectives

• Recruit new businesses to occupy vacant
commercial spaces

• Use more referendums to directly
capture citizen’s views on critical public
policy issues

• Limit development, particularly commercial uses

• Attract small and local businesses to the
City

• Introduce a moratorium on further development, then create and implement a
strategy for future development

• Encourage development of additional
upscale shopping and restaurants

• Retain low density residential zoning

• Redevelop existing commercial space
instead of adding new buildings and
square footage to the market
• Restrict the development of additional
gas stations
• Redevelop the tornado area as a residential use
• Address issues with rezoning land in the
Watson and Lindbergh corridors
• Target certain areas for revitalization
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• Evaluate the visual impact of businesses
within Sunset Hills and establish an
architectural review board or design
guidelines to improve building condition
and quality

• Better maintain public property and
facilities
• Remove excess trash and litter within
Sunset Hills
• Remove weeds and other poorly maintained vegetation
• Establish a weekend farmers market

• Develop a noise abatement program and
ordinance
• Place recycling and trash cans throughout the City
• Develop an arts program for kids and
teens
• Create a local ‘identity’ or ‘character’ that
better defines Sunset Hills as a community
• Promote Sunset Hills with a regional
marketing campaign highlighting positive aspects

Transportation &
Infrastructure
• Add transit service to Sunset Hills that
connects the City to job centers in St.
Louis County and Downtown
• Add a stop light at West Watson Road and
Gravois Road
• Add sidewalks to both sides of all major
roadways

Parks & Recreation
• Develop additional park space and protect existing park and open space
• Beautify the existing green spaces
• Connect the green-belt along the
Meramec River and tie into regional trails
• Extend Watson Trails Park

• Widen major roadways to add bike lanes

• Add sidewalks and bike paths connecting key points of interest throughout
Sunset Hills

• Make necessary infrastructure im
provements to aging roadways

• Add bike trails and lanes to make Sunset
Hills a ‘bike friendly city’

• Fix the ditch at Kennerly Road and Elnore
Drive

• Build more walking and hiking trails

• Beautify major entrances to Sunset Hills
with gateway treatments and wayfinding
signage

• Construct a zip line attraction along or
across the Meramec River

• Develop a community garden

• Coordinate with Crestwood on the redevelopment of Watson Road
• Beautify the Watson and Lindbergh
corridor
• Review and better coordinate signal
timing at major intersections
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Primary Strengths
& Assets
Community Culture

Location & Identity
• Attractive, well-maintained properties
• Beautiful neighborhoods

• Sense of community

• Large, wooded residential lots

• Quality residents

• Regional location within St. Louis area

• Residents who have professional careers

• Quick access to highway and greater
metro area via I-44 and I-270

• Active, engaged citizens
• Volunteerism and activism
• Low crime rate and seen as a safe community

• Local schools, especially the Lindbergh
School District
• The community center
• Fire protection service
• In general, good municipal services
• The City has a sound financial base

• Access to Downtown St. Louis

• A reasonable tax base

• Lack of urban/city character

• Sunset Hills is still served by a local
newspaper

• Nearly 70 year history as a community

• High rate of homeownership

• Low density development

• A residential community character

• Community stability

• High home values

Facilities & Services

Parks & Natural Areas

Other
• The community is well-lit

• Established commercial districts

• Many parks, many types of parks

• The City Hall campus and Watson Trail
Park area – beautiful, modern community facilities

• A wide variety of businesses

• Laumeier Park

• The City is a manageable size

• A variety of home styles

• Plenty of green spaces
• Good recreational programming
• Lots of mature trees and wooded lots
• Rural or “country” character in some
areas
• Local geography: major river, hills and
bluffs
• Great views of the sunset
• Generally one of the more scenic parts of
the St. Louis metro area
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Business Workshops
Members of the Sunset Hills business
community participated in a Workshop on
Thursday, January 29, 2015 at 8:00 a.m. at
the Sunset Hills Community Center, attended by approximately 25 individuals representing local businesses. The following is a
summary of the thoughts, comments, and
opinions voiced during the workshop.

Issues & Concerns
Filling Vacant Spaces
Many business owners and operators
showed concern for the amount of vacant
commercial spaces within Sunset Hills. It
was noted that spaces left open by closing or
moving businesses are often left unoccupied, which contributes to a poor outward
appearance and seems to hurt the community’s competitiveness. In addition, vacant
storefronts and properties have suffered
from deferred maintenance and in some
areas there is a concern that commercial
property values are depreciating. Further,
some participants have concern that businesses that have recently filled some of these
vacancies are not good long-term tenants
and detract from the quality of Sunset Hills’
business districts.

Managing Business Regulation

Establishing a Sense of Place

Participants discussed many issues regarding regulation that affect the business
community. This included issues regarding
business licensing, sign regulations, utility
fees, inspections, and zoning codes. Some
respondents generally felt these restrictions
make business operation difficult within
Sunset Hills and could be improved to stimulate more growth. Some attendees also noted the lack of communication between the
City and the business community and feel
there is a need to strengthen the dialogue
and relationships between the two groups of
community stakeholders.

Some business leaders expressed that Sunset
Hills lacks a clear sense of place or commu
nity character, particularly within its three
commercial corridors. Respondents felt
that there is no regionally-known, clearly
identifiable advantage within the Watson,
Lindbergh, or Gravois corridors and they
have been developed as strip retail, fast food,
and automotive uses. Some participants
noted that although Panera Bread’s world
headquarters is located in Sunset Hills, and
the community features other major office
parks, the City is not necessarily seen as an
employment center or corporate location
within the St. Louis region. Generally, participants expressed a desire to brand the Sunset
Hills business districts and promote the
diversification of their commercial use mix.

Enabling Business Growth
and Development
Some participants cited other conditions
that deter new business growth. Some mentioned various infrastructural deficiencies
and/or poor maintenance conditions, as well
as the initial financial startup costs to open
a business as barriers. Others felt that high
taxes also limit business growth, especially
limiting small and medium sized business
and/or locally-owned businesses.

Other Issues
In addition to the larger themes noted above,
many additional issues were raised. They are
listed here:
• There is a need for increased coordi
nation and cooperation with Crestwood,
particularly on Watson Road
• Businesses are moving west out of Sunset Hills further into St. Louis County
• The City lacks a town center or downtown district
• Pedestrian mobility is difficult
• The community is served by a few highways and connectivity between them is
challenging
• There is limited real estate available for
new development
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Specific Projects or Actions
• Attract a larger ‘anchor’ neighborhood
retailer to strengthen the business community

• Remove the requirement for an occupancy permit for businesses moving into
the City

• Promote Sunset Hills, both as a City and
as a business community

• Establish an architectural review board
to guide development in residential and
commercial areas and provide a clear
community identity

• Create a program of developable space
within Sunset Hills

• Hold a business fair showcasing Sunset
Hills businesses

• The City should purchase properties and
create bigger lots to foster redevelopment

• Provide advertising space in City communications and media

• Support the business community
through business incentives and assistance with business redevelopment
• Reevaluate and create developer and
business friendly regulations, preferably established by those with business
experience
• Establish clear and precise guidelines
and processes
• Enforce and implement regulatory policies on empty or vacant buildings

• Make necessary infrastructure im
provements to major roadways
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• Regional location within St. Louis
County
• Proximity to Downtown St. Louis and the
Central West End
• Easy, quick access via the interstate
highway
• The availability of redevelop-able land
• Competitive local demographics
• Low tax base
• Great local schools

• Bury all utilities

• Great local residents

• Create a town center

• An effective, professional Police Department

• Introduce high density mixed-use
zoning
• Introduce taxes to fund traffic calming
and access management improvements
• Beautify gateways into Sunset Hills
• Make improvements and upgrades to
City lights and signs
• Develop common goals shared by both
residential and commercial entities
to unite the City under one common
vision.
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Primary Strengths & Assets

• An effective Streets Department
• The community has heritage and local
traditions

Friendship Village
Workshop

Maintaining a Distinctive
Sunset Hills

Managing Commercial
Development

Residents of the Friendship Village com
munity participated in a workshop on
Thursday, April 9, 2015 at 10:00 am in the
ballroom, attended by approximately 35 individuals. The following is a summary of the
thoughts, comments, and opinions voiced
during the workshop.

Many participants value that Sunset Hills
features more natural areas and quiet residential sites than other parts of the St. Louis
County landscape. Some respondents stated
they do not want Sunset Hills to develop into
a more typical suburban community with
denser neighborhoods in direct proximity to
commercial strip and where municipalities
blur into each other without any distinct
identity. Many of the participants felt that
Sunset Hills is distinct from its neighbors
and they want that character and community identity preserved.

Some of the Friendship Village participants
emphasized the need for better management of commercial development within
the City. Many of those in attendance believe
that commercial development should not
be a focus of future growth for Sunset Hills.
Some participants questioned the long-term
viability of new commercial developments
and their potential negative impact on the
City. As noted previously, this discussion
mostly centered on the commuter lots near
I-270 and the potential affect they could
have on nearby residential land uses, and the
Friendship Village community more specifically. Some participants called for greater
regulation and restrictions on commercial
growth, including attracting specific high
quality retailers, such as a Trader Joe’s. Some
participants think the City should consider
restricting any new commercial growth
completely and focus on redevelopment on
existing sites in existing buildings.

Preserving Residential
Character
Some members of the Friendship Village
community expressed a desire to maintain
Sunset Hills’ residential character. Some
participants feel commercial development
is encroaching on existing residential developments. In particular, some participants
stated that the City does not need more
gas stations and “big box” retail. Discussion
directly addressed the commuter lots located
at the intersection of Weber Hill Road and
Gravois Road. Some participants stated they
were opposed to recent development proposals at these sites and felt the lots could be
better used but without negatively impacting
the neighborhood.
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Improving Transportation
Corridors

Pursuing a Town
Center Concept

Many participants noted many infrastructure
deficiencies and lacking amenities along
major transportation corridors and roadways
within the City, particularly Old Gravois
Road, Highway 30, and Kennerly Road. Many
respondents noted the need for various road
repairs and greater accessibility around the
Friendship Village Community in specific. A
key project discussed was the need for stop
lights, stop signs, or some form of warning
light at the entrances to Friendship Village.
The group of intersections around Gravois
Road, I-270, Kennerly Road, and Weber Hill
Road were raised as dangerous and poor for
mobility. A few community members noted
the importance of public transportation and
the existing St. Louis Metrobus route 210 that
travels through the area, calling for greater
transit options and better communication
between Friendship Village and the City
regarding transportation.

Some respondents showed a desire for the
development of a ‘Town Center’ area, geared
toward pedestrian mobility and commercial
or mixed uses. Many emphasized the lack
of a centralized “downtown” area within
Sunset Hills, and noted the need for a space
for community events and public gatherings. However, some participants expressed
although they desire a town center or downtown district they are also concerned about
such a commercial development negatively
impacting residential areas.

Expanding City Services
Some participants stated they would like
more or expanded City services including
dedicated municipally-operated services,
such as a Sunset Hills Fire Department, and
greater police protection, including more
visible patrols in residential areas.
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Organizing Local
Government
Some participants expressed a general feeling that the City lacks unity and a
clear vision for Sunset Hills. Some partic
ipants indicated a desire for City officials to
focus more attention on those issues most
important to the Friendship Village Community specifically. Some respondents also
discussed various financial and administration issues within the City’s government,
and expressed a desire for greater transparency and communication between elected
officials and residents.

Key Person Interviews
As part of outreach efforts, key person interviews were held with community stakeholders, including residents, business owners,
and City staff. Over the course of several
days, individuals from the community were
invited to share their unique insights regarding the City. Input received through key
person interviews were used to help inform
the observations and analysis of the existing
conditions report.

Online Outreach
Tools
Online outreach tools provide an additional
method of collecting public input throughout the planning process. Web-based
outreach offers alternative options for those
unable to attend in-person opportunities
while enabling wide-spread participation
as online communication and technology
has become commonplace. Online tools do
not replace, but rather supplement, other
outreach events and techniques. All online
outreach tools have been analyzed and summarized as follows.

Project Website

Resident Questionnaire

All online outreach tools were hosted on
the Comprehensive Plan’s project website,
which acts as a central hub for informa
tion regarding the project. Accessed from
the City’s homepage, the website contains
project information and updates, meeting
notices, and downloadable copies of draft
documents. The site will remain active
throughout the planning process, providing
updated information about project development, plan adoption, and public meetings.
In addition, the project website contains
links to resident and business questionnaires
and sMap, outreach tools utilized as part of
the planning process.

A total of 122 Sunset Hills residents have
participated in the online resident ques
tionnaire to date, representing a strong
sample of the Sunset Hills community. Over
half of the survey respondents, 56%, were
between the age of 55 and 74, with a third of
respondents, 37%, between the age of 35 and
54. Also, about half of the participants, 49%,
reported a post-graduate education level.
The majority of participants, 74%, have lived
in Sunset Hills for more than ten years, with
just over a quarter of respondents having
lived in the community for ten years or less.
Noting these statistics, the typical questionnaire respondent was a middle-aged adult
with a long term commitment to the City.
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Community Services

Housing

Online participants noted that the majority
of public facilities and services are in good
condition, in particular water quality, trash
services, police protection, and snow removal. 40% of respondents identified sidewalks
as poor in quality, standing as one of the few
public services for which residents demonstrated specific concern. After sidewalks,
library services were the next service most
identified as being in poor condition, with
21% of responses.

72% of participants report that the quality
of housing in Sunset Hills is not improv
ing. A large majority of respondents (79%)
indicated a preference for new single-family
homes over other residential development.
Conversely, 71% of participants reported that
they did not want to see apartments as new
development in Sunset Hills.

Strengths & Weaknesses
Questionnaire respondents identified
schools, neighborhoods, and location and
access as the City’s top three strengths. In
contrast, participants identified Sunset Hills’
government and services, development and
growth potential, and commercial and shopping areas as the City’s top three weaknesses. Overall, online participants highlighted
neighborhoods, parks and open space, and
development and growth as the top 3 priorities for the Comprehensive Plan to address.

Quality of Life
Questionnaire responses showed a general
concern for the City’s future and continued
quality of life. While 94% of participants were
satisfied or very satisfied with the overall
quality of life in Sunset Hills, 65% also noted
that the quality of life had not improved
in the past 10 years, with 47% reporting a
stagnancy. New development, pedestrian
trails and sidewalks, and poorly maintained
or vacant properties were identified by
participants as the three biggest threats to
quality of life in Sunset Hills. The majority of
participants, 62%, believe that the quality of
life in Sunset Hills will be about the same five
years from now.
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Development
The top three non-residential developments
that participants indicated they would like
to see in Sunset Hills were restaurants (74%),
retail stores (51%), and mixed use (44%). Only
3% of participants selected industry as the
kind of non-residential development they
would like to see in Sunset Hill’s future.
Reflecting these trends, participants selected
gas stations, apartments and industry as the
kinds of development they would not like to
see in Sunset Hill’s future.
The majority of participants identified the
Watson Road Corridor as a very important
area to attract new business. Gravois Road
and Lindbergh Boulevard were equally
identified with 51% and 50% of respondents
indicating these corridors as very important
for development and growth. When asked
whether they would support the use of tax
incentives to attract new businesses to the
community, participants were split, with 37%
of participants in support, 34% of participants in opposition, and 30% unsure.

Business Questionnaire
An online questionnaire was also made
available for business owners and operators
within Sunset Hills. Compared to other outreach opportunities, the business questionnaire saw a low level of participation, with
only 8 responses. Because the questionnaire
received few responses, the data obtained
could not be used to establish general trends
regarding the entire Sunset Hills business
community. Though feedback does not
reflect the opinion of the community as a
whole, responses received did demonstrate a
few unique trends.
First, the majority of respondents felt that
high taxes were a disadvantage for operating
a business in Sunset Hills. Second, when
asked if they would choose to move their
business out of Sunset Hills given the option,
respondents were split evenly over whether
they would or not. Third, the majority of
respondents believe the local government is
not effectively addressing issues and concerns. Beyond these three specific trends,
the majority of survey responses were
consistent with input received from other
outreach events.

sMap
sMap is an online mapping tool that enables
residents to create their own custom maps
of Sunset Hills, marking priority issues, sug
gested improvements, and key assets within
the City. Feedback is geographically tagged
to specific locations on the map, providing
a spatial understanding of issues and op
portunities. Participants were able to classify
points into the following categories:
Community Asset. Points focused on
parks and outdoor recreation areas, also
including Truman Middle School and
the Tapawingo Subdivision.
Development Priority Site. Points
focused on sites along the Gravois,
Lindbergh, and Watson commercial
corridors, pointing out areas for development or redevelopment to better suit
the City. This included the Tornado Site
along Lindbergh Boulevard and vacant
residential lots.

Problematic Intersection. Points fo
cused on intersections along Gravois
Road and Lindbergh Boulevard,
particularly around the intersection of
Lindbergh and Watson and near I-44.
Public Safety Concern. Points focused
on roadways that are dangerous for
drivers, pedestrians, and cyclists. This
included intersections, pedestrian
crossings, and places with high deer
populations which can be dangerous
for drivers.
Undesirable Use. Points focused on a
few residential areas and utilities.
Key Transit Destination. No key transit
destinations were identified.

Desired Use or Development. Points
were largely concentrated along Lindbergh Boulevard and at the intersection
of Lindbergh Boulevard and Watson
Road. Desired uses mostly included
development or redevelopment of
commercial and industrial areas.
Poor Appearance. Points focused on
businesses with poorly maintained
buildings mostly located at the in
tersections of Lindbergh Boulevard
with Watson Road and Lindbergh
Boulevard with Gravois Road.
Physical Access Opportunity. Points
focused on trail connections, bike
paths, shared bike lanes, and sidewalk
extensions to improve pedestrian
access. The majority of points were
located near Watson Trails Park and
Sunset Hills City Hall.
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4

VISION,
GOALS & OBJECTIVES
The Vision, Goals, and Objectives of the Comprehensive Plan establishes a principal
theme that guides recommendations and strategies throughout the plan. Prepared
as the result of extensive community outreach and on-site reconnaissance, the
vision, goals, and objectives provide a centralized policy toolkit for City staff
and municipal officials to reference during the decision-making process.
The Vision paints a picture of Sunset Hills, chronicling the City as it exists today and
projecting what the community’s future will look like in the 2030s, describing potential
accomplishments and achievements that may occur following the adoption of the
Comprehensive Plan. Goals provide general direction matched with objectives that detail
specific actions to be executed by the City. Goals and objectives have been developed
to address elements of the City discussed in the following chapters, including:
•

Land Use, Development & Annexation Plan

•

Residential Areas Framework Plan

•

Commercial & Industrial Areas Framework Plan

•

Transportation & Mobility Plan

•

Parks, Open Space & Environmental Features Plan

•

Community Facilities Plan
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A Vision for
Sunset Hills
In the year 2015 the City of Sunset Hills represents a fully established, mature suburban
community that is one of the most desirable
areas within the St. Louis metropolitan area.
After periods of rapid expansion and numerous annexations during the 1990s and early
years of the 21st Century, Sunset Hills is now
largely landlocked and built-out from a land
use and development standpoint. Further,
much of the community’s urban design and
character, such as its transportation network,
parks, and schools, is already largely established for the next generation.
Sunset Hills features one of the best high
schools in Missouri, destination parks like
Laumeier Sculpture Park and Powder Valley
Conservation Nature Center, unique local
businesses such as Helen Fitzgerald’s Irish
Grill and O’Leary’s, and major regional
employers including Panera Bread’s world
headquarters. Furthermore, Sunset Hills has
established itself as one of the most distinctive residential communities in the St. Louis
region, largely defined by its estate homes
situated on rolling, wooded lots located in
the greater Meramec River valley.
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An analysis of Sunset Hills today is largely a
review of much of the city’s strengths and
overall competitiveness as one of St. Louis’
more desirable communities. However,
the central defining trend in Sunset Hills at
the time of this Comprehensive Plan is the
community’s transition from growth and
expansion into an era of redevelopment and
revitalization. Ultimately, this dynamic is the
primary challenge for local leaders to successfully navigate over the next two decades.

Moving forward into the 2030s the City of
Sunset Hills will prioritize strategies and reinvestments that maintain the community’s
defining strengths and assets. Sunset Hills
will continue to stand out as a model community within the “second ring” and I-270
suburbs in the St. Louis region, anchored
by its high residential quality-of-life, parks,
schools, and programs and services. As new
housing development continues to push
further west into St. Charles and Franklin
Counties, and south across the Meramec
River into Jefferson County, the City of
Sunset Hills will respond by leading infrastructure and placemaking investments that
maintain the competitiveness and appeal of
its mature, established residential neighborhoods. This public commitment will
be matched by a new generation of young
families and homeowners that will continue
to modernize, renovate, and add onto the
City’s existing housing stock.

Further, the City will have successfully
partnered with the development community
to lead a wave of new investment in Sunset
Hills’ major commercial corridors, elevating the City’s businesses to better meet the
future needs and preferences of local residents. The I-44 and Watson Road area will be
strengthened as a major regional shopping,
restaurant, and office destination, maximizing the district’s value to Sunset Hills’
local economy and tax base. The Lindbergh
Boulevard corridor will have been redeveloped as a business district that is respectful
of adjacent neighborhoods while providing
new shops, stores, and restaurants that
primarily meet the needs of local residents.
The Gravois Road corridor, stretching from
I-270 to Sappington Road, will be successfully redeveloped to fully leverage high traffic
counts and key catalyst sites to provide a
second, vibrant local business district for
Sunset Hills residents.

The City of Sunset Hills will maintain its
existing office and industrial presence but
also elevate and expand its place as an
employment hub within the I-270 corridor in St. Louis County. The existing office
parks near I-44 and Watson Road will be
reinvested in and continue to compete as
destination Class A locations while Panera
Bread’s presence has expanded and serves
as the “face” of the community’s success
as a home to major corporations. Further,
existing industrial areas along Highway 30
and Gravois Road will be repositioned and
redeveloped as a business and employment
park that provides the community a range
of jobs and commercial spaces, including
small business development areas alongside
established industrial tenants. Throughout
this diverse mix of suburban employers Sunset Hills will incrementally lessen the overall
tax burden on homeowners and residents
while also providing the community a more
economically vibrant mix of land uses and
businesses.
In general, Sunset Hills has a low municipal
property tax rate in relation to comparable
suburban communities; the City’s current
residential rate is 0.0550. Some municipalities do not levy a property tax at all, such
as Fenton, Chesterfield, Des Peres, Maryland Heights, and Wildwood – but that is
the exception. Other nearby communities
feature higher residential property taxes at
the municipal level, including Kirkwood
(0.6000), Webster Groves (0.7590), and Crestwood (0.2480). Sunset Hills’s current rate is
comparable to Creve Coeur (0.0690). North

County municipalities such as Ferguson
(1.3280), Jennings (1.2450), and Hazelwood
(0.9890) feature property taxes higher than
the communities in closer proximity to
Sunset Hills.
Finally, Sunset Hills will strategically invest
in its identity as a destination for high-quality outdoor recreation and beautiful open
spaces by committing to the long-term
maintenance of these properties and
facilities while also investing in a robust
multi-modal network that connects residential neighborhoods to the City’s parks,
trails, and the Meramec River greenways.
Alongside adding pocket parks in targeted neighborhoods, a citywide network of
sidewalks, trails, greenways, and paths will
emerge that elevates Sunset Hills’ beyond its
past reliance on automobile travel while fully
leveraging the community’s distinctive gently rolling terrain, mature tree population,
bluffs, and river valley. These investments
and improvements will contribute to and
elevate Sunset Hills’ appeal as a place to live,
shop, and work more broadly.
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Land Use,
Development &
Annexation Plan
Goal
Facilitate healthy growth in the community
through infill redevelopment and reinvestment while strategically evaluating the
benefits of any potential annexations.

Objectives
• Prioritize internal growth through redevelopment and infill investment prior to
consideration of external annexation
• Evaluate the potential benefits and costs
of future annexations before taking
action
• Adopt residential design guidelines,
form-based standards, or other tools as
appropriate to ensure new residential
construction matches the character of
existing neighborhoods
• Establish cooperative agreements with
adjacent municipalities and St. Louis
County to jointly address issues and
character areas shared by adjacent communities

Residential Areas
Framework Plan
Goal
Reinforce the City’s existing neighborhoods
by addressing specific issues within residential areas and establishing the management
systems for continued maintenance of
housing quality.

Objectives
• Ensure that residential uses north of I-44
are engaged as part of the community
and monitored for necessary infrastructure and service improvements
• Develop a residentially-focused reinvestment strategy to revitalize the Sunset
Manor neighborhood
• Develop a neighborhood reinvestment
strategic plan for housing infill and infrastructure improvements of the City’s
Mid-century ranch blocks
• Establish an internal monitoring, tracking, and reporting system to efficiently
identify deterioration in the Sunset Hills
housing market or its competitiveness in
the St. Louis metropolitan region.
• Work with the realtor community to
market estate residential uses regionally,
including targeting major employers and
local businesses
• Encourage greater housing diversity to
provide a breadth of housing options,
including “age-in-place” downsizing
options
• Stabilize residential areas through enhance code enforcement and property
maintenance
• Provide incentives and financial assistance programs to aid with property
maintenance
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Commercial &
Industrial Areas
Framework Plan
Goal
Strengthen commercial and industrial uses
through targeted reinvestment, repositioning of existing uses, and improvements to
the appearance of these areas.

Objectives
• Implement the detailed recommendations of the Subarea Plans
• Establish an initiative to reinvest and
more effectively brand local business
parks as regional employment center
• Utilize public finance and redevelopment incentives to fund infrastructure
improvements in local business parks
and business recruitment and retention
• Facilitate development of opportunity
sites for new commercial and industrial
investment, per Subarea Plans

Transportation &
Mobility Plan
Goal
Provide accessibility and mobility through
improvements to the existing roadway
network that will increase efficiency, ensure proper maintenance, while offering
multi-modal amenities.

Objectives
• Coordinate with MoDOT and St. Louis
County to ensure major roadways in the
City are properly maintained and operate
at maximum efficiency

Parks,
Open Space &
Environmental
Features Plan
Goal
Capitalize on the City’s unique landscape
and natural setting by establishing additional
opportunities for recreational activity while
preserving and leveraging natural resources
as important local assets.

Objectives
• Coordinate regularly with external service providers operating park facilities in
Sunset Hills.

Community
Facilities Plan
Goal
Maintain a high quality of life within the
community through coordination and cooperation between municipal departments,
community facilities, and service providers.

Objectives
• Regularly review municipal department needs and identify projects and
improvements necessary to maintain
quality civic services as part of ongoing
strategic planning

• Develop additional neighborhood and
mini parks to better serve residents

• Coordinate with local fire districts to
ensure quality services are maintained,
especially in the face of new development

• Invest in pedestrian and bicycle infrastructure to improve parkland accessibility

• Coordinate with local education providers to ensure that existing facilities and
programs are well maintained

• Monitor all roadways for flooding issues
and mitigate known impacts as appropriate

• Preserve open space, environmental features, and areas of extreme topographical change from future development

• Coordinate with local utility providers
to ensure service and coverage are well
maintained

• Develop sidewalk amenities throughout
the community working with local property owners and developers

• Manage land use within the Meramec
River floodplain to limit undesirable
uses, encourage favorable development,
and mitigate potential impacts

• Monitor all collector and local roadways
to ensure proper maintenance of roadway facilities
• Identify potential new roadways and
extensions to connect areas that are
close in proximity but disparate in the
roadway network

• Implement bike lanes and other bicycle
improvements to improve mobility in
the City

• Leverage the City’s landscape and natural resources, such as the Meramec River
and Laumeirer Sculpture Park, as assets
for community branding that establish Sunset Hills as a regional outdoor
destination
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5

LAND USE,
DEVELOPMENT &
ANNEXATION PLAN
Sunset Hills includes a broad range of land uses that accommodate residential, commercial,
and industrial users. The majority of Sunset Hill’s land is used for single family residential
homes and subdivisions, establishing a primarily residential character with a range
of densities and home styles. Although the community’s identity is largely shaped by
images of its estate homes located on rolling, wooded lots, often surrounded by a
plentiful amount of open space, the City does also include three highway commercial
corridors as well as a sizable industrial district. A variety of public/semi-public uses,
recreational areas, open space, bluffs, and wooded areas, and dedicated parks are also
scattered throughout the City, providing a distinctive natural character to Sunset Hills.
The Land Use, Development & Annexation Plan serves to guide future growth and
development by providing a framework for public policy decision-making. The Plan
considers existing land uses, environmental features, market influences, infill development
opportunities, and the vision of the Sunset Hills community to create a land use
pattern that contributes to a vibrant economy and high residential quality of life.
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Land Use Categories
Utilizing fieldwork reconnaissance and detailed research, a thorough inventory of land use in Sunset Hills was completed. Each
parcel within the City was assessed and sorted into one of 14 land
use categories. When parcels contained more than one use, the
parcel was classified based on its predominant use.

Agriculture
Agricultural uses in Sunset Hills are limited,
with the only existing agriculture being
found along the Meramec River in southern
Sunset Hills.
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Residential

Single Family
Single family uses make up the majority of
Sunset Hills land use, establishing the residential character of the City. This includes
a range of small parcel to large lot single
family estate homes, often divided into subdivisions or clustered developments.

Single Family Attached
Single family attached uses are generally clustered into development of similar
uses, with the exception of a few dispersed
outlying uses. While single family attached
uses tend to be higher in density and smaller
in scale, within Sunset Hills these uses often
closely resemble single family detached uses
in size, style, and quality. The only major
difference being their parcel footprint and
proximity to neighboring structures.

Multi-family
There are very few multi-family uses within
Sunset Hills, limited to only a few larger
developments and smaller individual structures scattered throughout the community.
The largest multi-family use is the Friendship Village Senior Living Community located southwest of the I-270 and Highway 30
interchange. Also notable is the incomplete
Laumeier Place multi-family development
located along Rott Road.

Commercial
Commercial uses within Sunset Hills are
generally found along three major corridors:
Watson Road, Lindbergh Boulevard, and
Gravois Road. The majority of these uses are
clustered around intersections within corridors, or adjacent to I-270 and I-44. Additional commercial uses are found around the
intersection of Gravois Road and Rahning
Road and along Gravois Industrial Court,
tending toward more professional service
industries than retail businesses.

Industrial

Light Industrial
Light industrial uses in Sunset Hills are
largely concentrated in the industrial corridor along Gravois Road near the Meramec
River. Additional uses are found just north
of Highway 30, north of the Tapawingo Subdivision, and the N G Heimos Greenhouses
along Eddie & Park Road. The majority of
light industrial uses are isolated from residential uses, limiting negative impacts from
industrial activity.

Heavy Industrial
Heavy industrial uses in Sunset Hills are
concentrated in the industrial corridor located south of Gravois Road along the Meramec
River.
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Public / Semi-Public

Transportation / Utility

Parks

Public / Semi-Public land uses are scattered
throughout Sunset Hills, but are largely
concentrated in northeastern Sunset Hills.
In addition, these uses tend to locate along
major transportation corridors and areas
with high accessibility, such as Lindbergh
Boulevard.

In Sunset Hills, utility land uses are mainly
concentrated at the City facility located on
Edelen Lane. Beyond this facility only a few
other uses exist, including electrical substations and support facilities.

Park land uses in Sunset Hills include parkland maintained by the Sunset Hills Parks
and Recreation Department, St. Louis County, and the Missouri Department of Conservation. The city contains 8 parks, including
both programmed and natural conservation
areas.

56

Comprehensive Plan | City of Sunset Hills

Open Space

Recreation

Vacant

Open space uses in Sunset Hills largely
contain pockets of natural areas between
and within residential subdivisions, as well
as a few areas along the Meramec River. The
steep grades located along the City’s bluff
line also contributes to wooded areas and
additional open space.

The Recreation land use in Sunset Hills
includes the Meramec Marina, the Aquatic
Center, the City’s athletic fields, as well as
the three local golf courses: Sunset Country
Club, Sunset Hills Golf, and Tapawingo National Golf Club. The majority of these uses
encompass a large area or footprint that has
a direct impact on development and growth.

Vacant sites within Sunset Hills are largely
scattered between numerous residential
subdivisions and neighborhoods. The most
significant vacant areas include the site
south of Highway 30 to the east of Minnie
Ha Ha Park, the vacant commercial site
south of Watson Road, and the vacant retreat
site within Tapawingo Subdivision.

Flex

Undeveloped

The flex land use designation identifies the
frontage real estate along Missouri 30 adjacent to the existing Sunset Lakes Golf Course.
The property is currently undeveloped and
used to store light industrial and farming
equipment, material, and supply for private
use. The site’s land use could be commercial
along the frontage, but could also be residential and/or mixed-use in nature as part of a
larger development; this is particularly true
if the golf course is sold and redevelops. The
Comprehensive Plan intends to provide the
City flexibility to evaluate the development
of this site as part of a larger Planned Unit
Development (PUD) process in the future.

The City includes a fair amount of dispersed
undeveloped areas, largely comprised of
inaccessible pockets of land within residential areas. The greatest concentrations of undeveloped sites are found just west of I-270
where the greatest changes in topography
occur, as well as a string of larger undeveloped parcels along the Meramec River.
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Land Use Plan
KIRKWOOD

MONICA DR
50

44

366

RICHVIEW DR

ROTT RD

ROTT RD

E WATSON

PARK

DB
IN
SL

W

RD
N
SO
AT WATSON
W
TRAIL

CRESTWOOD

RD

EDDIE & PARK RD

S ST

M

AP

LE

VD
BL

DR

GH
ER

FOX MEADOW

270
ROTT RD

CINEMA LN
50

ROBYN RD

DENNY RD

NANELL LN

SUNSET COUNTRY CLUB

TAPAWINGO
NATIONAL
GOLF CLUB
WEBER HILL RD

IS

VO
RA

HADLEY HILL RD

G

ON

W

LN

MEPPEN DR

R

KE

HILLTOP DR

ROCK ALVA RD

30

RD

RD

M
KI

S
AT
W

SAPPINGTON RD

FENTON

SAPPINGTON

DOVERHILL DR

SUNSET HILLS GOLF
EB

LE

R

UR

ED

KE

N

LY

RD

VY

LE

RE
EL
N
O

N

LL

EL

DR

M

EN
TZ

HI

ER

SW

AL

RD

m

ec
Ri

N
TO
AN

ra

M
e

N

LL

RD

GR

G RD
RAHNIN

MINNIE HA HA PARK

AV
O

IS

RD

DR

INT

PO

21

PL

ve

r

Legend

Agriculture
Single Family
Single Family
Attached
Multi Family
Commercial
Light Industrial
Heavy Industrial

58

Public /
Semi-Public
Transportation /
Utility
Parks
Open Space
Recreation
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Growth &
Annexation
Since 1990 the City of Sunset Hills’ population has virtually doubled in size and
nearly 1/4 of its housing stock has been constructed. Much of its population growth is
attributable to a series of major annexations
that occurred during the 1980s and 90s,
which gives the community its present-day
boundaries. Sunset Hills is a newer suburban residential community, represented by
56% of its housing stock being constructed
since 1970. It reflects many of the higher-income, single-family, “second ring” suburbs
developed along the I-270 corridor during
the 1980s and 90s in the greater St. Louis
metropolitan area.
Bound by the Meramec River and the I-44
corridor, two of the City’s municipal boundaries are clearly-defined and virtually all of
the available real estate surrounding the
community is already developed and urbanized. Therefore there will be limited opportunities for further annexation over the next
10-15 years and the City should cautiously
evaluate the incorporation of any new
land strategically using fiscal impact and
cost-benefit analysis. Ultimately, planning
the City of Sunset Hills into the 2030s, the
community is shifting from a period of rapid
growth and new construction into an era of
reinvestment, redevelopment, and revitalization. This strategy will drive the evaluation
of adding new land to the municipality’s
boundaries in the future.

Adjacent
Municipalities & Census
Designated Places
The City of Sunset Hills primarily shares
contiguous borders with other established
municipalities, including Kirkwood to the
north, Crestwood to the northeast, and
Fenton to the west across the Meramec
River. Sunset Hills does not currently have
boundary agreements with any of the neighboring communities in terms of planning
annexation and growth management.
Further, the City is bordered by a Census
Designated Place (CDP), which is plannedfor and managed by St. Louis County. CDPs
are used by the United States Census Bureau
to identify unincorporated areas that represent significant populations included in the
U.S. Census.

To the east and southeast, the City is bordered by the Sappington community, which
stretches from Grant’s Farm southwest to the
Meramec River. Sappington, with a population of approximately 7,500, is technically
unincorporated land under the jurisdiction
of St. Louis County; however, the area was
named a Census Designated Place (CDP)
as a result of significant development and
urbanization. Sappington includes a number
of community facilities that offer important
services to Sunset Hills, including Lindbergh
High School, St. Anthony’s Medical Center,
Ronnie’s Plaza, and Sappington Elementary.
It contains the northern half of the Tesson
Ferry Road interchange on I-270; and Concord, a second CDP, contains the southern
half of this interstate exit. Concord, a CDP
of about 17,000 residents, generally only
impacts the City of Sunset Hills in its proximity to the Tesson Ferry corridor and areas
adjacent to the Schuessler Road area.
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Potential Annexation
Evaluations
In discussions with City officials and through
public participation, there was a general consensus that over the life of the Plan, the City of
Sunset Hills may want to consider annexation.
As the only unincorporated area contiguous
to Sunset Hills, Sappington was identified as
an area for potential annexation. In particular, there is interest in the Sappington Road
corridor and managing its commercial and
economic development as a single business
district. This desire is highlighted by the Gravois
Road and Sappington Road intersection where,
for example, the future of the Johnny’s Market
site carries impact and influence on the greater
business corridor as well as residential neighborhoods located in the City of Sunset Hills.
In St. Louis County, all annexation must be proposed to and approved by the St. Louis County
Boundary Commission. If approved, a vote is
held in both the annexing municipality and in
the area to be annexed. To be adopted a simple
majority of residents must support annexation.
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Annexation in St. Louis County has been
limited in recent years, with most municipal
boundaries remaining unchanged. Much of the
unincorporated areas adjacent to Sunset Hills
provide tax revenue to St. Louis County and are
established, urbanized areas. Recently, there
have been few municipal annexations of developed parcels, particularly in the South County
where a large population lies in unincorporated
areas, such as Affton.
Based on the existing regulations and recent
experience, without major changes to county
legislation or past policy, it is unlikely that the
City will be able to annex land in the Sappington community, at least without robust support
from St. Louis County. The business district’s
strong tax base provides revenue to the County
and makes it even more challenging to address.

Annexation Plan
The City of Sunset Hills’ existing borders
with established municipalities, as well as
the Sappington CDP community, generally
means that Sunset Hills’ municipal borders
are unlikely to change over the life of the
Comprehensive Plan. In general, since the
1999 Comprehensive Plan, Sunset Hills has
transitioned into more of a landlocked community and its boundaries are likely fairly
well determined at this time.
The City should establish an open dialogue
with private property owners in this area as
well as St. Louis County to evaluate any desire and/or potential for future annexations.
If there is interest in evaluating any potential
annexations, the City will need to file an
updated “map plan” with St. Louis County as
part of their Boundary Commission 5-Year
Cycle. The next opportunity to file appears to
be by a deadline of July 1, 2016. However, the
City should rigorously evaluate any potential
annexations using fiscal impact analysis to
evaluate the costs and benefits to including
new parcels to the community; this analysis
should factor the net-benefits from a tax
revenue and economic impact standpoint,
balanced against increased calls for service
and the general impact on service-delivery
to the municipality.

Internal Growth through
Redevelopment

Infill Growth &
Redevelopment Strategy

Intergovernmental
Agreements

Understanding the limitations of outward
expansion, Sunset Hills’ growth and development will be largely concentrated internally, including development and redevelopment of existing incorporated areas. The
City is generally built-out in terms of land
use, with no significant tracts of vacant or
undeveloped land readily accessible. On the
City’s west side, closer to the Meramec River,
there are a few larger parcels of vacant land,
though the majority of undeveloped properties are found in residential areas across
Sunset Hills. This includes parcels that were
not developed during the initial construction
of several subdivisions, as well as areas made
inaccessible as a result of other developments and/or road placement. In addition,
given the location and nature of most vacant
parcels, development of these areas will likely be in the form of residential uses. Vacant
parcels in areas favorable for other forms
of development are limited, with the only
significant area being the property east of
Minnie Ha Ha Park along Highway 30.

The Sunset Hills Growth & Development
Strategy provides a guide for infill and
redevelopment investment. Opportunities
for infill growth and development includes
vacant, undeveloped, underutilized, or
agricultural land that is currently within
Sunset Hills’ municipal boundaries; some
sites may require a transition in land use
over time. These sites are generally serviced
by existing roads, infrastructure, and utility
services, which limits the need for additional investment. The City should work to
develop available sites within the existing
Sunset Hills boundaries prior to considering
annexation.

Intergovernmental agreements, such as
boundary agreements, serve to assist with
land use coordination between adjacent
municipalities, ensure adequate provision of
infrastructure and services as development
occurs, and help avoid bidding wars between
communities over potential developments.
The City of Sunset Hills does not currently
have any intergovernmental agreements in
place with neighboring municipalities and
although the community, and its neighbors, are largely landlocked and built-out, it
does not eliminate opportunities to discuss
intergovernmental agreements in regards to
redevelopment and reinvestment strategies.

Redevelopment should be the focus of internal growth in Sunset Hills, especially given
the number of vacant and underutilized
structures within existing commercial areas.
Though intensive or large scale commercial development was not favored in public
outreach, many residents did show a desire
to see improvements in the appearance of
commercial areas within the City. Redevelopment and improvements to these areas
will be an important catalyst for continued
investment.

These opportunities include vacant residential lots and commercial and industrial
sites that could be better leveraged through
redevelopment. The City should prioritize
development of available residential lots
located in newer subdivisions that are not
fully built-out. New residential construction
should mimic the size and scale of adjacent
neighborhoods. Residential design guidelines and/or form-based standards may be a
beneficial tool for the City to evaluate as part
of managing infill housing construction.
A number of commercial opportunity sites
are identified in the Watson, Lindbergh, and
Gravois corridors, detailed in Chapter 6:
Subarea Plans. Further, there are opportunities for additional infill development and redevelopment in the Highway 30 corridor as
well as within the existing industrial district
off Gravois Road near the river. Redevelopment in these areas can fully leverage the
value of this real estate, ultimately contributing more property tax revenue to the community and balancing the overall tax burden
on residential properties and homeowners.
Infill redevelopment in this district is another key opportunity for Sunset Hills.
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Fenton

Kirkwood

Crestwood

Generally, the Meramec River forms a clear
boundary between the City of Sunset Hills
and the City of Fenton and there may be
limited opportunities for direct partnerships.However, the river corridor itself is an
important regional asset and key feature of
both communities. Currently the Meramec
Greenway, planned via the regional Great
Rivers Greenway effort, runs through Fenton
just across the river from some of Sunset
Hills’ open spaces, such as Minnie Ha Ha
Park. This current trail alignment connects
cyclists to parks along the river greenway
up through Valley Park today, and ultimately
will connect into trail networks that serve
Castlewood State Park and Rockwoods Reservation further west.

The City of Sunset Hills’ major community
entrance is at the Lindbergh Boulevard interchange with I-44; the northern portion of
this business district is in Kirkwood, generally defined by the Kirkwood Commons and
Kirkwood Crossing shopping centers. The
prominent interchange acts as a gateway to
both communities and anchors effectively
one regional retail business district, from
Big Bend Road to the north and East Watson
Road to the south. The City of Sunset Hills
should evaluate establishing an annual
review of transportation management issues
in the Lindbergh corridor as well as at the
interchange with the City of Kirkwood.

The City of Sunset Hills shares a common
boundary with the City of Crestwood and
the two communities are interlinked in
many ways, sharing similar development
trends that occurred generally simultaneously. The Watson Road business district
generally spans from the I-270 access ramp
to the west stretching from Panera Bread’s
world headquarters to the vacant Plaza mall
site in Crestwood to the east. The commercial market and development community
will largely identify this corridor as a single
trade area, generally serving a defined
southwestern St. Louis County geography.
There are certainly merits to working cooperatively to address infrastructure investment in the Watson Road corridor with St.
Louis County, East-West Gateway, and the
Missouri Department of Transportation. The
cities should meet annually to develop a list
of needs and jointly present that agenda to
these regional and state agencies.

The City of Sunset Hills should evaluate
opportunities to connect its own local trail
network, as its grows and expands, into these
regional assets located across the Meramec,
while also coordinating future investments in
amenities like trailheads, bathroom facilities,
and parking with the City of Fenton and
regional partners like Trailnet. The potential
exists for jointly-submitted grant applications
and other coordinated projects that elevate
the two communities’ competitiveness for
regional, state, and nonprofit funding and
grants that could be achieved individually.
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Further, the City should consider more
frequent planning efforts to address gateway and streetscaping investments at the
interchange to elevate its appearance similar
to other major, regional interchanges in
the St. Louis, such as Olive Boulevard in
Creve Coeur. There may be other opportunities to create jointly managed zoning
classifications, urban design standards,
and infrastructure investment tools, such
as a Transportation Development District,
to achieve shared goals that benefit the
business district more broadly, and in such
cases the City of Sunset Hills should evaluate
potential partnerships.
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Although these tools could be legally separate
and unique to each community, ongoing
planning efforts could identify when partnerships are mutually-beneficial and financially
strategic for both communities and the business district more generally. Ultimately these
tools would be enacted as part of updating
the zoning code and introducing new districts. The Comprehensive Plan is a land use
policy document and does not set zoning.
These tools, and any revisions to the zoning
ordinance, would have to be addressed separately as a regulatory action after the adoption
of the Comprehensive Plan.
Some of this strategy is further discussed in
site-specific detail in Chapter 6: Subarea
Plans.
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One potential opportunity may be better
leveraging the corridor’s U.S. Route 66
heritage and the area’s history as one of the
classic Midcentury commercial corridors
in the St. Louis region. Such a vision could
be formalized in partnerships that address
jointly managed zoning classifications and
overlay zones, complementary urban design
standards or form-based guidelines, unified
streetscaping treatments, and coordinated
infrastructure investment tools, such as a
Transportation Development District, Community Improvement District, or by leveraging an Economic Development Sales Tax.

RD

SAPPINGTON RD

Further, there is the potential to elevate
this business corridor through coordinated
investment and urban design management.
The City of Sunset Hills should consider addressing gateway and streetscaping
investments along Watson Road with the
City of Crestwood and local private property
and business owners, particularly in terms
of presenting a consistent development
standard.

E WATSON

Sunset Hills’ Municipal
Boundary

St. Louis County
As noted earlier in this section, St. Louis
County will play a critical role in evaluating
annexations in Sappington. Further, even in
the absence of formal annexation, the City
of Sunset Hills could formalize a collaborative relationship with the County, primarily through its Department of Planning,
Department of Transportation, and other
offices, to best monitor and manage traffic,
multi-modal activities, and economic development in the areas immediately adjacent
to the incorporated land within the City’s
jurisdiction.

Current and future elected County Council
members, including Colleen Wasinger (District 3), will be a critical partner to the City
of Sunset Hills in establishing, maintaining,
and elevating the relationship between the
City and County.
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RESIDENTIAL AREAS
FRAMEWORK PLAN
The Residential Areas Framework Plan provides a more detailed guide
for the development of future housing units and the enhancement
of existing residential neighborhoods. It builds off the Land Use,
Development, and Annexation Plan to ensure Sunset Hills’ residential
growth is well-managed and reflects existing community character.

Windsor Spring
Residential Island
Sunset Hills’ municipal boundary crosses
slightly north of I-44 and includes a small
residential enclave, or “island,” generally located along Windsor Spring Drive and South
Geyer Road. These homes are located just
west of St. John Vianney High School and
are surrounded by neighborhoods located
in Kirkwood. The housing stock is newer
and generally well-maintained, a sound wall
buffers the adjacent residential parcels from
I-44, and Geyer provides direct connectivity
to nearby commercial uses.
The City of Sunset Hills should ensure that
these residential streets are engaged as part
of the community while City personnel
monitor infrastructure conditions, service
quality, as well as private reinvestment in
the area to maintain the health and stability
of the area over the life of this Comprehensive Plan. Further, the City should evaluate
strategies to coordinate service delivery and
capital investment in the area with the City
of Kirkwood, as appropriate and mutually
beneficial.
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Sunset Manor
Sunset Manor is one of the City’s oldest
residential neighborhoods and it is generally isolated from most of Sunset Hills’
residential districts by Lindbergh Boulevard,
Watson Road, and the boundary with the
City of Crestwood. Further, the neighborhood is separated from Kirkwood to the
north by I-44. Many of the homes in Sunset
Manor were built during the first half of
the 20th century and in some cases appear
to be struggling to meet the full needs of
the current housing market. This area has
a complex history of being evaluated for
redevelopment, including the potential to
be converted to a sizable commercial / retail
development.
Ultimately none of these past plans materialized and the core neighborhood is being
planned to remain a residential area.

A Residential
Reinvestment Strategy
The City of Sunset Hills needs to develop a
residentially-focused reinvestment strategy
for this neighborhood. There are certain
urban design and physical limitations that
will lessen these homes’ competitiveness in
the future housing market, particularly for
owner-occupied units, and ultimately they
will be difficult to modify. The neighborhood
features small homes on small lots, often
captured by the archetype unit of a 2 or
3-bedroom, 1-bathroom structure with less
than 1,000 square feet, on a 5,000 to 6,500
square foot lot. Many of these homes have
sold in recent years for less than $100,000.
Further, many lack modern amenities such
as basements, garages, and updated kitchens
and bathrooms. In general, based on field
observations, despite some instances of
deferred maintenance, code violations, and
potential blight, the neighborhood is well
maintained and features signs of reinvestment.

The City needs to actively monitor this
neighborhood for increased rental trends
as well as a deterioration of maintenance
quality or conditions. The City should
approach residents and homeowners to
organize a Sunset Manor neighborhood
organization and assist in citizen-led community development programs, such as
litter clean-up days, neighborhood watches,
senior assistance volunteering, and special
events like annual block parties. In general,
these approaches will foster a greater sense
of community as well as strengthen the
existing residents’ connection to the neighborhood. Ultimately such efforts would be
benefitted by a partnership between the City
and neighborhood residents through regular
meetings and programming.
There are other programs, investments, and
efforts the City of Sunset Hills could lead to
ensure the long-term health, stability, and
viability of the Sunset Manor neighborhood:

Teardown & Infill
Homebuilding
Although there have not been a lot of
instances of teardown and infill new home
construction in Sunset Hills to-date the
potential exists to pursue this approach as a
long-term strategy. Neighboring communities, such as Kirkwood, as well as other
similar neighborhoods in cities like Brentwood and Webster Groves, have captured
increased interest in infill housing development in St. Louis County in close proximity to jobs. Even encouraging substantial
additions to existing homes would help
better position this area within the regional
housing market.
Within Sunset Manor, recent construction
at both 252 (built in 2012) and 258 Monica
Drive (built in 2010) feature second floors,
more bedrooms, more bathrooms, and
additional square footage as high as 3,000
in total. In general, these homes are more
reflective of the size, quality, and character
found throughout Sunset Hills. These two
properties sold for approximately $300,000
each and represent the potential of the
market if competitive housing products are
provided in Sunset Manor. Both structures
feature attached, indoor garages, masonry
building materials, and modern interior
finishes. These two properties could reflect
a long-range, incremental vision for the
neighborhood.

Ultimately Sunset Manor contains approximately more than 200 homes and such an
infill redevelopment approach would require
a strategic collaboration between the City,
existing property owners, and the homebuilding industry. This approach represents
a long-range commitment and a major
undertaking. The City should evaluate its
zoning, permitting, and regulatory framework to identify opportunities to encourage
infill redevelopment in Sunset Manor. The
City could also work directly with the local
realtor community to promote and market
the area as a competitive location for such
infill homebuilding. Further, the City should
also evaluate the need to adopt form-based
urban design standards to guide infill
investment towards a consistent construction quality and neighborhood character.
Any such efforts, as well as other potential
strategies, should be adopted in a formal
neighborhood reinvestment strategic infill
housing plan.

City of Sunset Hills | Comprehensive Plan

65

Aging-in-Place, Young
Families, Downsizing,
& Starter Homes
The existing Sunset Manor housing stock
most likely appeals to a series of home buying niches. Recent retirees and empty nesters looking to downsize, seniors looking to
age-in-place in a more affordable and more
manageable home, young families and new
owners looking for affordable starter homes
are all likely key demographics to target. The
City should work with existing residents and
homeowners to partner with the local realtor
community to market and brand Sunset
Manor as one of the better located, more
affordable neighborhoods to meet a diverse
range of ages and housing needs in South
County, and St. Louis County more broadly.
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Mid-century
Ranch Blocks
A large percentage of Sunset Hills’ established housing stock can be classified as
Midcentury modern or “ranch homes”,
which are scattered through the City located
on certain blocks, cul de sacs, and streets
in certain clusters. These homes are most
generally defined as constructed between
1950 and 1970, featuring about 3 bedrooms
and 1.5 bathrooms in a 1,500 to 1,750 square
foot structure, located on approximately a
1/4 acre lot.
Most of these homes include modest garages
and the building materials vary considerably
between siding and a range of masonry features. Some homes have been significantly
modernized, both on the exterior as well
as the interior buildout, but others remain
virtually unmodified from four decades
ago. Many of these homes are selling in the
mid to upper $200,000 range, although a
meaningful percentage of recent sales have
extended as high as the mid $300,000 range.
There is a clear and continued demand for
these well-established neighborhoods and
Sunset Hills is benefitted citywide by a continued homeownership and reinvestment in
these parts of town. Maintaining the market
strength and ongoing demand for housing
in these neighborhoods is an important
community goal.

Some of the key drivers of this housing
stock’s continued competitiveness in the
21st Century, in some cases meeting the
dwelling unit needs of a third generation of
St. Louis area families, is the very competitive Lindbergh School District as well as their
Sunset Hills location and overall residential
quality-of-life. Frankly, these same types of
housing units and neighborhoods have experienced more deferred maintenance, disinvestment, and sizable increase in rentals
in other communities in St. Louis County,
although the structure, design, amenities,
and lots are generally comparable.
Ultimately, the community needs to ensure
these neighborhoods remain stable, vibrant,
and competitive in Sunset Hills. The City
could conduct a parcel-by-parcel assessment of existing housing units in these areas
and monitor the turnover and reinvestment
of individual properties. Further, the City
should develop neighborhood infrastructure
investment strategic plan for these blocks
and reinforce the appealing characteristics
of the distinctive housing style and iconic
American neighborhoods. One potential
strategy would be developing a Midcentury
ranch home “pattern book” of best practices
and example reinvestments that demonstrate the full potential of modernizing these
unique residential properties.
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Prevailing Estate
Residential
Character
The majority of Sunset Hills’ residential
character is “estate style” single-family detached housing units which are located on
a large lots and are very competitive in the
housing marketplace. Although there has
been some trends away from large homes
and outdoor yard maintenance responsibilities, ultimately there is still a strong market
for much of Sunset Hills’ existing housing
stock. The community is unique within
the St. Louis region, featuring mature tree
groves, rolling wooded lots, and architecturally distinctive homes that provide a residential character arguably not present in newer
“tract” home subdivisions.
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Fundamental community assets that make
a residential community competitive in the
housing market include strong schools,
access to parks and open space, community
programs and services, and tax rates that appear balanced with the overall service quality
environment. Sunset Hills presents these
characteristics and qualities and regardless
of younger generations, technology, or
changing tastes, these community fundamentals will continue to attract homeowners and families to the City over the next
generation.

Property values and recent home sale prices
continue to increase, after rebounding from
the recession and foreclosure crisis. The
City should develop an internal monitoring,
tracking, and reporting system to quickly
identify any deterioration of the Sunset Hills
housing market; the City could evaluate
working directly with the St. Louis County
realtor community to establish this methodology and open a dialogue about what contemporary homeowners are looking from a
community. There may be the potential to
develop promotional events, such as home
tours, which could feature creative additions
and remodels that capture the potential of
reinvesting in the existing housing stock.
The City should also consider working with
the real estate community to directly market
the community to targeted major employers, including local companies like Panera
Bread, as well as within the I-44, I-270, and
I-64 corridors. Marketing materials could
address regional competition, for example,
targeting young families who may also
be evaluating communities in St. Charles,
Jefferson, and Franklin Counties. Ultimately
Sunset Hills has a very competitive housing
stock, appealing community, and strong
residential quality-of-life brand and the City
should be an active partner in promoting
that regionally.
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The City of Sunset Hills features a few
multi-family properties that are rental in
nature, but in general there are a small number of housing developments specifically
designed as rental properties in the community. The majority of rental units in Sunset
Hills are individual single-family detached
homes located in neighborhoods that may
or may not have been originally constructed
as owner-occupied housing. The presence
of rental property is fairly evenly dispersed
throughout the community, with the exception of Sunset Manor. That neighborhood
is predominantly rental in nature, at 48% of
area parcels, based on the data provided by
and available to the City of Sunset Hills. That
figure is substantially higher than the 7.6%
figure for the community as a whole.
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Unlike a multi-family development that was
built as an apartment village, single-family
detached homes can switch between rental
status and owner-occupied status fluidly. For
example, a current resident can move, rent
their home, and then ultimately sell it to a
new owner. The City could consider tracking
and monitoring rental properties as a part of
routine community development operations
as part of an approach to evaluate whether
certain neighborhoods are turning over to
new owners, or whether the total percentage
of rental property in an area is increasing.

E WATSON
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General Residential
Toolbox

Addressing
Character & Design

Along with neighborhood-specific and
housing-type focused strategies, the City of
Sunset Hills can employ a general toolbox
of approaches to maintain the community’s
high-quality housing stock while meeting
the future needs of its residents.

Sunset Hills will likely continue to experience new housing construction on vacant
lots, major additions and expansion to
existing homes, and even some teardown
infill development in established neighborhoods. The community already presents a
consistent, attractive, and desirable housing
character and it should be maintained in the
future. The City should consider adopting
a Residential Design Guidelines manual
or “pattern book” at a minimum, as well as
form-based design standards integrated
into the zoning, development, and building
codes.
As residential development occurs within
and adjacent to existing neighborhoods,
the design should reflect the existing built
character of the Sunset Hills community. For
examples, single family homes should have
multiple and varying gables, façade articulation, and garages that are not the dominant
architectural feature. Single-family attached
uses should be of a size and scale that blends
with the surrounding community, while
multi-family residences should use a variety
of materials and exhibit well-designed and
maintained landscaping. Such manuals and
codes would provide a clearly articulated
set of expectations while providing ideas,
examples, and models for residents and
homebuilders to reference.
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Infrastructure Investment
A wide range of Sunset Hills’ neighborhoods
would benefit from infrastructure improvements, such as investments in roads, sidewalks, trails, street lighting, parkway trees,
and stormwater management systems. In
each neighborhood the needs will vary and
may vary block by block. The City already
includes such investments in its Capital Improvement Plan budget but it could further
evaluate and plan for such investments by
working through a neighborhood needs
assessment with local residents and/or associations. Ultimately certain neighborhoods
in Sunset Hills – primarily the older sections
– will need public investment to maintain
the competitiveness of the existing housing
stock. Certain investments, like in roadways
and stormwater detention, will maintain
functionality; others, like adding multi-use
trails and improving connectivity to parks,
will elevate and align Sunset Hills with other,
newer residential areas. Such investments
should be strategic and produce measurable
return on investment in the City’s residential
areas.

Improving
Neighborhood
Connectivity
Some of Sunset Hills’ existing neighborhoods are somewhat isolated, except for
travel by automobile. Outreach participants
consistently reported better linking residential areas to the rest of the Sunset Hills
community as a growing need. Although
certain neighborhoods are located in very
close proximity, due to the curvilinear and
cul de sac roadway design that is prominent
in Sunset Hills, alongside a lack of sidewalk
and trail connectivity, these residential areas
are disconnected from each other.
The City is actively planning for, budgeting,
and installing new sidewalks and trail segments to improve residential areas’ connectivity to major community amenities, such
as schools, parks, churches, and business
districts. Such programming efforts should
continue as part of routine capital planning.
The City should also engage established
neighborhoods and identify locally-desired
cycling and walking patterns and design
multi-modal solutions to meet those needs.
Any future investments should work to
further link neighborhoods to community
amenities as well as to each other, fostering a greater sense of a shared residential
community in Sunset Hills while improving mobility for children, senior citizens,
and other residents who want to travel via
non-auto modes.

Increasing Housing
Product Options
Sunset Hills is largely defined by its estate
homes and high-quality residential character which is an important local community
value. While single-family detached residential homes are preferred and will likely
remain the most common land use type in
Sunset Hills, the City should still encourage
a breadth of housing products. This includes the development of townhomes and
multi-family products that are both ownerand renter-occupied. These uses are best
placed near commercial areas to encourage
walkability and serve as a land use transition
to single-family residential neighborhoods.
Further, these housing product options will
appeal to young families, downsizing retirees, senior citizens, and others that do not
desire large single-family homes on large,
maintenance-intensive lots.

The most likely opportunities to add new
housing product types is any potential redevelopment of Sunset Hills Golf, the Highway
30 frontage immediately adjacent to it, and
the N. G. Heimos Greenhouses site. Any potential redevelopment of these sites should
occur based on the voluntary intentions
of the private property owners and while a
range of development projects may be considered, the addition of new housing units
should be considered by the City.
Residential development is technically possible in a mitigated flood plain, but requires
significant work to elevate real estate out of
the federal designation and/or construct 1st
story architecture that complies with flood
plain requirements; this has occurred within
the St. Louis metropolitan region, although
not in Sunset Hills. This effort entails both
private construction activity as well as
working with federal agencies like FEMA and
the Army Corps to permit such work and
amend flood plain maps. This Plan is not
recommended such uses but the potential
exists that the City could be faced with such
a project proposal.
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Leveraging
Neighborhood
Associations &
Organizations
Currently there are a few subdivisions and
residential neighborhoods that are formally
organized and regularly meet, such as the
Tapawingo on the Green Homeowners
Association. The City could more regularly
engage these neighborhood groups through
a variety of techniques, including public-private partnerships to address problems
and/or grant fund projects in their area; to
regularly report and communicate on code
and law enforcement issues in the neighborhood; to review and discuss roadway
and other construction projects impacting
their area; and to facilitate public engagement activities, such as participatory budget
processes.
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The City should view well-managed
neighborhood associations and groups as a
communication platform and opportunity to
more frequently and more effectively engage
residents. One approach can be leveraging
neighborhood leaders to conduct and draft
individual neighborhood need assessments
and strategic plans. Further, they can be an
important source of volunteers and donations for community programming, special
events, and festivals – which can include
annual block parties and neighborhood celebrations. Finally, by working through defined
neighborhoods and their local leadership the
City can provide a logical, effective method
of organizing municipal communication
and service-delivery while also strengthening the bonds and relationships residents
have with their area.

Code Enforcement &
Property Maintenance
Sunset Hills should be proactive in helping
to stabilize and revitalize these areas through
increased code enforcement and property
maintenance. In addition, the City could
leverage its existing residential occupancy
permit program and property maintenance
code by adding a Rental Property Registration program or a Crime Free Multi-Family
Housing program. These types of programs
can leverage routine property inspections to
pro-actively address deferred maintenance
while also increasing landlord accountability.
Some property owners may require assistance to comply with applicable codes.
Neighborhood revitalization areas include
U.S. Census tracks with higher percentages of seniors (over 65 years old) and lower
household incomes, when compared to the
rest of the Sunset Hills community. The City
should consider providing senior assistance
programs to help the community’s elderly population with property maintenance
needs. In addition, the City should establish an incentive and financial assistance
program to aid low-income households with
household repairs. Community Development Block Grants (CDBG) may be a funding
source for these types of programs and the
City should evaluate their potential use.
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COMMERCIAL &
INDUSTRIAL AREAS
FRAMEWORK PLAN
Sunset Hills’ commercial and industrial districts play a critical role in the
City, although it is primarily known as a residential community. One of the
most central functions these corridors and districts play is acting as the
main gateways and entry points into the City of Sunset Hills, as well as
the main highway corridors to traverse from one point in the community
to another. Further, because of Sunset Hills’ and Lindbergh Schools
primarily residential land use makeup, the City’s limited commercial and
industrial areas provide an important economic activity to the community
that lessens the total tax burden on homeowners and families.
Ultimately the City of Sunset Hills’ existing commercial and industrial areas are
arguably underutilized and not fully leveraging their potential. Certain areas
contain obsolete buildings, poor site designs, deferred maintenance, and
even some instances of minor blight. Sunset Hills’ commercial and industrial
areas are ripe for a new era of strategic repositioning and redevelopment.
A key priority for the City over the life of this Comprehensive Plan is proactively and strategically promoting and pursuing such business and employer
reinvestment. Ultimately stimulating that type of new economic activity will
assist the City and community in achieving a number of important goals.
A majority of the City’s commercial parcels are addressed in greater detail
through Chapter 6: Subarea Plans, however this chapter provides an
overview of those plans as well as addresses other parts of the community.
The Commercial and Industrial Areas Framework Plan provides
recommendations and strategies for the varied districts throughout
Sunset Hills.
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The intersection of Watson and Lindbergh is a primary commercial node for Sunset Hills and the surrounding regions.

Regional
Retail & Office:
Watson Road
The City of Sunset Hills’ primary and likely
most valuable commercial real estate is
generally located at the I-44 and Lindbergh
Boulevard interchange, as well as at Watson
Road and Lindbergh. These intersections
anchor an established, major regional retail
and office district that features Class A “big
box” retail tenants such as Home Depot
and Bed, Bath & Beyond, as well as Class A
office buildings, including the Panera Bread
world headquarters. Part of the Watson
Road corridor struggles with shallow and
narrow lot designs as well as obsolete retail
buildings. Further, there are other clear opportunities for catalyst redevelopment sites
that maximize the benefits of high-visibility
and robust traffic volumes in the corridor.
Repositioning and modernizing this regional commercial district is a key priority for
the City over the life of this Plan. For more
detailed recommendations, see Chapter 6:
Subarea Plans.

Local & Corridor
Commercial:
Lindbergh
Boulevard
The regional commercial district anchored
at Watson and I-44 continues south along
Lindbergh Boulevard but transitions into
more of a local and corridor commercial district that serves Sunset Hills’ households. The
district includes restaurants, neighborhood
retail, and various service businesses that
meet the daily needs of local residents. The
Mellow Mushroom site is a good example
of how parcel assemblage can result in successful infill redevelopment and potentially
act as a catalyst for additional development.
For more detailed recommendations, see
Chapter 6: Subarea Plans.

Local & Corridor
Commercial:
Gravois Road
A second local and corridor commercial
node is located at the intersection of Gravois
Road and Lindbergh Boulevard. This business district is anchored by the intersection
as well as at Gravois and Sappington Road
and features older midblock commercial
parcels that reflect the shallow lot design
common during the Mid-20th Century.
There is a mix of public and semi-public
facilities in the area, including the U.S. Post
Office and the South County Health Center
and the district primarily serves local Sunset
Hills’ residents. For more detailed recommendations, see Chapter 6: Subarea Plans.
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Interstate
Commercial Node:
I-270 and Gravois
Interchange
There is a small node of commercial uses
located around the I-270 interchange at
Gravois Road, which primarily includes
suburban office buildings. There has been
recent interest in converting two existing
Missouri Department of Transportation
commuter lots into new retail frontage for
development. For more detailed recommendations, see Chapter 6: Subarea Plans.

Meramec
Employment
District
The City of Sunset Hills’ largest commercial
or industrial district, in terms of acreage, is a
collection of parcels and properties located
off Highway 30 and Gravois Road near the
Meramec River. Currently there is a wide
range of diverse land uses, including heavy
industrial like sand and gravel mining at
Winter Brothers Material Company, to light
industrial uses such as Two Men and a
Truck, to back office building tenants like the
Scott Lee Heating Company. The area lacks
any unified or centrally-managed district
identity, such as the amenities common in
newer industrial, employment, and/or business park developments located elsewhere
in the St. Louis region. These amenities
include gateway monuments, streetscaping,
wayfinding signage, and consistent infrastructure standards. Redevelopment activity
could be structured using public-private
partnerships and utilize BID, CID, TDD, and
TIF funds to support implementation.
Ultimately this Meramec Employment
District represents the City of Sunset Hills’
largest opportunity to redevelop obsolete
business uses, site designs, and aging infrastructure. The potential exists for the City
to lead a partnership with existing private
property owners and businesses to reinvest
and more effectively brand the business park
as an employment center for South County.
The City should evaluate the potential use of
public financing and redevelopment incentives, including Tax Increment Financing,
Transportation Development Districts, and
Neighborhood Improvement Districts to
finance infrastructure improvements and
business recruitment, retention, and expansion activities.
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North of Missouri
Highway 30
A key opportunity for the City of Sunset
Hills is the long-term strategy for two large,
generally undeveloped parcels within
the community. The first is a long, linear
frontage lot located just north of Highway 30
from the bulk of the industrial area. The site
is currently undeveloped, primarily including outdoor material storage and no active
business tenants. Further, Sunset Hills Golf
represents another potential opportunity to
redevelop the existing site. The current private property owner and course operator has
indicated a general interest in coordinating
with the City to evaluate potential development opportunities. Ultimately these two
sites represent one of the largest and clearest
opportunities to navigate and strategically
leverage over the life of this Comprehensive
Plan.
The two sites would more effectively leverage their potential by being combined so a
large development site could be assembled
with direct access and frontage visibility to
Highway 30; without these conditions any
retail or destination commercial uses will be
very challenging to recruit to the site. However, whether developed individually or collectively, these sites are likely best positioned
to compete for either residential development (including a master-planned blend of
townhomes, condominiums, apartments,
and senior housing units), or as a general expansion of the business or employment park
district in that area. The City should help
facilitate joint discussions between the two
property owners and work towards a shared
vision for the sites and Highway 30 corridor.
Any future development needs to be mindful
of the Tapawingo National Golf Club to the
north, as well as other open spaces and natural areas along the Meramec River, such as
Minnie Ha Ha Park.
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6

SUBAREA
PLANS

The character and identity of Sunset Hills is largely defined by its commercial areas. In addition
to meeting the needs of residents and visitors, they define the character of the community and
serve as the “front door” from other parts of the St. Louis region. This section provides specific
recommendations for the Watson Road, Lindbergh Boulevard, and Gravois Road corridors.
The intent of these recommendations is to strengthen these subareas as assets to Sunset
Hills in order to enhance the community’s regional attractiveness and local quality of life.

Context Map
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PLACE TYPES TOOLKIT
Development in Sunset Hills’ commercial areas varies in terms of
use, lot size, access, and relationship to surrounding uses. However,
it can generally be categorized into the following five place types
that serve as the land use framework for the subareas:

Professional Office
Professional office areas include single-tenant or multi-tenant buildings that
support corporate operations and professional services. These uses tend to be clustered together, and are structured around
internal streets in a “campus”-like setting.
Future investment in these areas should establish a unified identity, maximize the benefits of nearby restaurants, retail and hotels,
and strengthen Sunset Hills as a destination
for quality job opportunities.

Regional
Commercial
Regional commercial areas include largelot stores that serve a market beyond
the boundaries of Sunset Hills. They are
generally on lots with areas of eight acres or
more, and include multiple tenants located
in big-box retail centers. Primary buildings
are typically set back, and large parking areas
serve patrons arriving from throughout
the region. Outlot development includes
restaurants that support shoppers. Investment in these areas should build upon the
community’s interstate access, and enhance
an image that will continue to attract patrons
from the southwestern suburbs.
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Corridor
Commercial
Corridor commercial areas provide a transition between regional commercial areas
and local land uses. They can include retail,
restaurant, office, service uses, or small
multi-tenant shopping centers. Development in these areas tends to be on moderate size lots with a depth of 200-500 feet,
and often includes coordinated access and
egress with adjacent lots. Future development in these areas should continue to
support local business development, provide
day-to-day needs to Sunset Hills residents,
and serve as an appropriate transition
between regional commercial areas and
nearby neighborhoods.

Local Commercial
Local commercial areas include small retail,
restaurant, and office uses on lots with a
depth of 125-200 feet. These lots are generally too small to host multiple tenants, and
often rely on individual curb cut access to
the public street. Given the size of the lots,
development often cannot accommodate
landscaping, buffering from adjacent uses,
or other characteristics found in other place
types. Future development in these areas
should strive to improve circulation between
adjacent sites, balance vehicular and pedestrian mobility along the corridor, enhance
corridor aesthetics, and minimize impacts
on surrounding neighborhoods.

Transitional
Commercial
Transitional commercial areas include
existing uses that provide an opportunity
for reinvestment due to the configuration of
their lots, visibility along a specific corridor,
or level of obsolescence of the current use.
The specific future use for each transitional
area is described in their respective subarea
plans. However, all transitional commercial
areas should strive to maximize the potential
offered by their level of access and visibility,
consider opportunities for lot consolidation
that will increase the likelihood of quality redevelopment, and accommodate site design
characteristics not possible based on their
current configurations.
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Watson & Lindbergh

PLACE TYPE FRAMEWORK
The Watson & Lindbergh Subarea is the
primary commercial and employment
district in Sunset Hills. It includes corporate
headquarters, national franchise retail and
restaurant tenants, hotels, local businesses,
and important public services. This investment has grown around the Lindbergh
Boulevard/I-44 interchange and the Watson
Road/Lindbergh Boulevard intersection.
This intersection accommodates approximately 50,000 vehicles per day, including
many visitors from outside of Sunset Hills.
These nodes, along with the Sunset Hills
municipal campus, define the northern and
southern extents of the subarea.

This subarea includes all of the commercial
place types identified on pages 4 and 5. Professional offices occupy the northwestern
portion of the subarea. Most of these are in
the Sunset Hills Office Park, while others are
south of Watson Road near Geyer Road. Regional commercial uses are located around
the Watson Road/Lindbergh Boulevard intersection, taking advantage of the regional
access and visibility of the area. Corridor and
local commercial areas fill in the remainder
of Watson Road and Lindbergh Road, and
provide a transition to adjacent neighborhoods. A transitional area exists east of
Lindbergh Boulevard and north of Watson
Road, where older commercial uses require
additional land to support redevelopment.

Overall goals for this Subarea include:
• Maximize the potential of access provided by I-44, Lindbergh, and Watson.
• Establish a positive image of Sunset Hills
for those from other communities.
• Mitigate constraints related to lot configuration that are limiting investment.
• Maximize the potential of available sites
for the benefit of Sunset Hills residents.
• Create a pedestrian network that allows
for mobility between offices, restaurants,
retailers, and other uses in the subarea.
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Place Types
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Professional Office
Regional Commercial
Corridor Commercial
Local Commercial
Transitional Commercial

Professional
Office
The Watson & Lindbergh Subarea is home
to the Sunset Hills Office Park, Panera Bread
headquarters, and other major employers. In
order to maximize the benefit of the area to
Sunset Hills, the City should implement the
following:
• Work with MoDOT and tenants of the
Sunset Hills Office Park to install public
sidewalks along Lindbergh Boulevard
between Watson Road and I-44, Watson
Road between Lindbergh Boulevard and
Geyer Road, and Sunset Office Drive.
• Require property owners to install onsite pedestrian connections between the
public sidewalk and building entrances.
• Work with tenants of the Sunset Hills Office Park to design and install wayfinding
signs that welcome visitors to the office
park and guide them to local tenants.
• Encourage property owners to provide
cross-access between adjacent lots in
order to enhance local mobility.
• Work with Metro to determine the
feasibility of providing bus service to the
Sunset Hills Office Park and other major
employers.
• Work with MoDOT and local property
owners to establish the locations for and
implement gateway features that mark
entry to Sunset Hills and convey the
desired image of the community and
subarea.

44

• Review and amend zoning regulations to
reduce the required amount of parking
for office uses.
44

• Require property owners to provide
parking lots landscaping and edge
screening.

366
50

• Work with MoDOT and local property
owners to bury or relocate prominent
utility infrastructure as roadway improvements or site improvements occur.
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Regional
Commercial
The Plaza at Sunset Hills and the Shoppes at
Sunset Hills are two prominent commercial
centers that include a total of nearly 500,000
square feet of retail space. They are complemented by outlot restaurants and hotels
that strengthen the area as a destination for
visitors from throughout the region. To build
upon this significant investment, the City
should implement the following:
• Work with MoDOT to implement pedestrian intersection improvements at
Watson Road and Sunset Office Drive,
including crosswalk striping, signal
phasing, pedestrian signage, and refuge
islands.
• Work with property owners at the Shoppes at Sunset Hills and the Days Inn to
provide vehicular cross-access between
parking areas.
• Work with Metro and MoDOT to improve
bus transit stops for Route 48 to include
passenger waiting pads, shelters, and
pedestrian connections to sidewalks.
• Require property owners to provide onsite pedestrian connections throughout
development sites to provide safe access
between public sidewalks, transit stops,
and building entrances.
• Amend zoning regulations to reduce the
required number of parking spaces for
retail uses.
44

• Require commercial property owners to
provide parking lot landscaping and edge
screening, especially along public roads.
• Work with MoDOT and local property
owners to design and implement wayfinding that will guide visitors to retail
centers, the City’s municipal complex,
Sunset Hills Office Park, Laumeier Sculptural Park, and other local destinations.
• Work with MoDOT and local property
owners to bury or relocate prominent
utility infrastructure as roadway improvements or site improvements occur.
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Corridor
Commercial
Corridor commercial areas include a broad
range of characteristics. The Sunset Village
Shops and Missouri Baptist Outpatient
Center represent coordinated development
at the southern end of the subarea. Recent
redevelopment on Lindbergh Boulevard
between I-44 and Watson Road has yielded
new restaurants and auto services. In order
to maximize the benefit to Sunset Hills, the
City should implement the following:
• Encourage cross-access between
properties with adjacent parking lots to
mimic the Sunset Village Shops.
• Work with property owners to remove
excess curb cuts in order to increase
parking capacity and landscaping.
• Work with MoDOT to enhance pedestrian
crossing amenities along Lindbergh at
the I-44 ramp, Watson Road, and Eddie
And Park, and along Watson at Windward
Ridge.
• Work with MoDOT to install sidewalks on
Lindbergh Boulevard, Watson Road, and
intersecting residential streets.
• Require property owners to provide onsite pedestrian connections between the
public sidewalk and building entrances.
• Work with MoDOT and property owners
to install gateway features at Lindbergh
Boulevard and Floralea, and Watson Road
at the eastern edge of the community.
44

• Require commercial property owners
to provide parking lot landscaping and
edge screening along public roads.
• Require property owners to provide
buffering and/or screening between
commercial uses and neighborhoods.

44
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• Work with MoDOT and property owners
to bury prominent utility infrastructure
as roadway or site improvements occur.
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Local Commercial
The Watson & Lindbergh Subarea includes
several blocks of local commercial areas that
provide a transition between more intensive commercial uses and neighborhoods.
These areas provide an opportunity for the
development of local businesses that take
advantage of the energy created by larger
retailers and employers. However, many
properties in these areas face challenges related to regulatory requirements that cannot
be met. To support the long-term viability of
these areas, the City should:
• Amend zoning regulations to include a
local commercial district with development requirements specifically tailored
to the constraints of smaller parcels.
• Encourage property owners to provide
vehicular cross-access between adjacent
parking lots.
• As cross-access improvements are made,
encourage property owners to remove
excess curb cuts in order to enhance
circulation, create additional space for
landscaping or parking, and eliminate
gaps in the sidewalk network.
• Work with Metro and MoDOT to improve
bus transit stops for Routes 21 and 48 to
include, passenger waiting pads, shelters, and connections to sidewalks.
• Work with MoDOT to improve existing pedestrian crossings at signalized
intersections and identify a new crossing
near the foot of Lynstone Place.
• Work with IDOT to install sidewalks
along Lindbergh Boulevard, and require
property owners to provide on-site pedestrian connections between the public
sidewalk and building entrances.
• Where feasible, require property owners
to provide screening along parking areas
adjacent to the public right-of-way.
• Work with MoDOT to bury or relocate
utility infrastructure as roadway improvements or site improvements occur.
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Transitional
Commercial
Development on the north side of Watson
Road between Lindberg Boulevard and
Windward Ridge is constrained by lot depths
that decrease from west (approximately 190’
deep) to east (approximately 75’ deep.) This
results in parcels that cannot meet current
zoning requirements or accommodate site
designs that support reinvestment. In the
short-term, potential improvements to existing development include:
•

Vehicular cross-access between adjacent parking lots;

•

Screening of parking lots along public
right-of-way;

•

Curb cut removal or consolidation
along Watson Road; and

•

Improved screening and buffering
between the residential properties and
existing businesses.

The community and its leadership has indicated a desire to maintain Deane Court as
residential and this plan reflects this policy
decision.
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Watson & Lindbergh

IMPROVEMENTS PLAN
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Cross-access
On-site pedestrian
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Watson & Lindbergh

OPPORTUNITY SITES
Several sites present opportunities for
investment within the Watson & Lindbergh
Subarea. They include the following.

1• This 1.2-acre site is located in the Sunset
Hills Office Park. Development of this
site should accommodate professional offices that add to the employment
base of the area. The building’s primary
façade should be oriented toward Sunset
Office Drive to strengthen the image of
the office park upon entry from Watson
Road.

2• Plans for a new restaurant have recently
been approved for a large portion of the
site. If further redevelopment occurs,
appropriate buffers should be provided
between the commercial uses and adjacent residential properties. The character
of the adjacent residential neighborhood
should be maintained if not improved.

• The area commonly referred to as
3
the “Tornado Site” was the subject of
considerable discussion throughout
the planning process. While the site
has frontage on Lindbergh Blvd and is
proximate to commercial uses, there
was a strong sentiment that this was
and should continue to be a residential
neighborhood. Following several public
meetings and deliberation by the Sunset
Hills Plan Commission, direction was
given to maintain the future land use of
the area as Residential, which is consistent with the Residential Recovery Task
Force’s findings from a previous study.
This location is an opportunity to add
new residential units to the area.
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Gravois & Lindbergh

PLACE TYPE FRAMEWORK
The Gravois & Lindbergh Subarea is
located along the eastern edge of Sunset
Hills adjacent to Sappington. Commercial
development in this area is centered on the
intersection of Gravois Road and Lindbergh
Boulevard. Uses in the subarea include a
large auto dealership, gas stations, commercial services, small offices, banks, restaurants, a Post Office branch and distribution
center, the Sunset Groves commercial
center, and a large formal industrial site.

Based on the road network and lot configurations, the subarea can be thought of as
three distinct “campuses” linked together by
local commercial areas. In some instances,
there are opportunities for significant transformation that could make this part of the
community an attractive gateway to Sunset
Hills. Place types in this subarea include
corridor commercial, local commercial, and
transitional commercial.

Overall goals for the Gravois & Lindbergh
Subarea include:
• Sustain and build upon anchor businesses that generate activity in the subarea.
• Make Gravois Road and Lindbergh Boulevard attractive gateway corridors from
adjacent communities.
• Maximize subarea potential through
property assembly and redevelopment in
key areas.
• Enhance multi-modal connectivity to
other commercial areas in Sunset Hills.
• Minimize the impacts of local development on traffic safety and efficiency
along Gravois Road.

Denny Rd

ois
av
Gr

Place Types

Corridor Commercial
Local Commercial
Transitional Commercial

lvd
hB
erg
db
Lin

30

90

Comprehensive Plan | City of Sunset Hills

Rd

Sappington Rd
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Corridor
Commercial
Corridor commercial areas include the three
“campuses” in the Gravois & Lindbergh Subarea. The first is the southern quadrant of the
intersection anchored by an auto dealership,
office building, and vacant light industrial
property. The second campus fronts on the
east side of Lindbergh south of Gravois and
includes a gas station, union hall, South
County Health Center, and dentist office. The
third campus in the northern quadrant of the
subarea includes an office, gas station, commercial center, and bank. To maximize the
functionality of these areas, the City should:
• Encourage properties to provide vehicular cross-access connections between
adjacent parking lots.
• Work with Metro and MoDOT to improve
bus transit stops for Routes 48 and 110 to
include passenger waiting pads, shelters,
and pedestrian connections to sidewalks.
• Work with MoDOT to implement pedestrian intersection improvements at
Lindbergh and Gravois, and Gravois and
Sappington Barracks Road, including
new crosswalk striping, signal phasing,
pedestrian signage, and refuge islands.
• Work with MoDOT to install on-street
bike lanes on the shoulders of Lindbergh.
• Work with MoDOT and property owners
to install public sidewalks along Gravois
and Lindbergh.
• Require properties to provide on-site pedestrian connections between the public
sidewalk and building entrances.

50

• Install a more substantial gateway feature on the north side of Lindbergh just
west of Sappington Road.
• Require properties to install parking lot
landscaping and edge screening along
public right-of-way.

30

• Work with MoDOT to bury or relocate
overhead utilities as roadway improvements occur.
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Local Commercial
The northeast end of Gravois Road includes
several local commercial uses that occupy
smaller lots and provide a transition to nearby
neighborhoods. Lot depths in this area vary
from 125 feet to 215 feet, resulting in different
ways of managing access, parking circulation, and landscaping. In order to allow
on-going investment in existing or new uses,
the City should implement the following:
• Review and amend zoning regulations
to balance on-site parking requirements
with landscaping, screening, and other
desired site design elements.
• Encourage front yard or rear yard vehicular access between adjacent parking
lots.
• Encourage the removal or consolidation
of excess curb cuts to commercial properties, especially as vehicular cross-access is provided to enhance on-site
circulation.
• Work with MoDOT to implement pedestrian intersection improvements at
Gravois Road and Sappington Road, and
Gravois Road and Sappington Barracks
Road, including new crosswalk striping,
phasing modification, pedestrian crossing signage, and refuge islands.
• Work with MoDOT to create a comprehensive pedestrian network that includes
continuous public sidewalks and on-site
pedestrian connections between the
public sidewalk network and building
entrances.

50

• Work with MoDOT to identify a location
for and install a new gateway feature on
the north side of Gravois Road just east
of Sappington Road.
• Where feasible, require property owners
to install parking lot screening where lots
abut the public right-of-way.
• Work with MoDOT to bury or relocate
overhead utilities as roadway improvements occur.
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30

Transitional
Commercial
The Gravois & Lindbergh Subarea includes
two transitional areas that offer redevelopment potential. The first is the western
quadrant of the subarea, and currently includes small retail or office uses. The second
area includes lots fronting on the south side
of Gravois Road between Sappington Road
and the gas station at Lindbergh Boulevard. These lots are significantly larger and
provide the potential for a more substantial redevelopment that would strengthen
the overall subarea. Actions to implement
transitional redevelopment on the western
quadrant of Gravois and Lindbergh include:
• As properties become available for purchase, acquire the residential lots, vacant
lot, and commercial lots on the block
bound by Gravois Road, Lindbergh Boulevard, Sunlind Drive, and Parklind Drive.
• Require appropriate buffers against residential properties to the west of the new
development site.
• Limit traffic conflicts along Gravois to
improve movement and safety along
the corridor by reducing access points
directly on Gravois.
Actions to implement transitional redevelopment on the eastern quadrant of Gravois
and Lindbergh include:
• Establish a detailed redevelopment concept for the transitional area that reflects
the recommendation and goals of this
Comprehensive Plan.

50

• Identify a development partner to acquire properties as they become available
in order to consolidate land and create a
larger development site.
• Establish a local circulator road within
the project site that will serve new uses.

30

• Establish a phasing plan that identifies
which portions of the development
concept can be implemented based on
acquired property and site access.
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Gravois & Lindbergh

IMPROVEMENTS PLAN
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Cross-access
On-site pedestrian
connection
Curb cut reduction
Potential bike lane
Edge landscaping
Buffering/screening

Sidewalk infill
Commercial
encroachment
Parking lot landscape
improvement

Gravois & Lindbergh

OPPORTUNITY SITES
•1 This site includes several parcels that
can be assembled and developed as part
of a coordinated project. Such assembly
would result in a 1.6-acre site that could
accommodate a pharmacy or small
retailer. Appropriate buffering should be
provided along Parklind Drive, and vehicular access should be limited to Lindbergh and Sunlind Drive. The commercial property west of Sunlind Drive could
be included in the concept in order to
accommodate parking that would allow
for greater development intensity on the
primary opportunity site.
• This site includes a large parking area
2
that can be redeveloped as a multitenant commercial or office center. The
site benefits from access to both Gravois
and Sappington Barracks Road, though
development along Sappington Barracks
Road should be less intense to mitigate
impacts on nearby residences. Development should result in an attractive
Gravois frontage with interesting architecture and decorative landscaping.

• This vacant site could accommodate
3

• This corridor commercial area has seen
5

office or retail development with direct
access to Lindbergh. Secondary access
could be provided from Sappington
Barracks Road if the opportunity emerges.
Development should create an attractive
frontage on Lindbergh, and preserve trees
on the southern edge of the property.
• This transitional area represents a
4
long-term opportunity for commercial
redevelopment. Land assembly would
create a site that could accommodate a
shopping center with internal circulation
accessed from Gravois. Development
on this site may happen incrementally
as land is assembled, but should have a
consistent architectural character and
landscaping. The site should be designed
to allow for expansion to the west should
additional properties become available.

recent investment in existing structures
and is likely to remain intact for the
foreseeable future. However, should
properties become available for purchase, future development should serve
as an extension of the commercial center envisioned for Opportunity Site #4.
This would include an extension of the
internal circulator to Lindbergh and the
development of additional office, retail,
restaurant, or commercial service space.
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Several sites present opportunities for
investment within the Gravois Road & Lindbergh Subarea. They include the following.
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Gravois & I-270

PLACE TYPE FRAMEWORK
The Gravois & I-270 Subarea sits among
the rolling terrain of southern Sunset Hills.
The subarea experiences the highest traffic
counts in the city, with I-270 carrying about
150,000 vehicles and Gravois Road carrying
about 51,000 vehicles each day. However,
most of those vehicles are traveling through
the subarea on their way to other destinations.

The center of the subarea is the Gravois
Road/I-270 interchange. The level of regional mobility afforded by the interstate has
been the foundation for the development of
commercial and office uses on three quadrants of the interchange. Topography and
the proximity of established residential areas
limits the further development potential in
the subarea.

Overall goals for the Gravois & I-270 Subarea
include:
• Maximize the potential for commercial
development.
• Capture revenue from nearby residents
and motorists traveling from other parts
of the St. Louis region.
• Coordinate development with Metro bus
transit services and access provided by
the commuter lots in the subarea.
• Attract uses that complement surrounding office, senior housing, and commercial uses.
• Make the subarea an attractive gateway
for motorists arriving on I-270 and from
the west on Gravois Road.
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270

Corridor
Commercial
All parcels in the Gravois & I-270 Subarea are
designated as the corridor commercial place
type. Each existing development appropriately manages access and parking, and generally includes landscaping and buffers from
adjacent residential areas. In order to further
improve this development, the City should:
• Work with MoDOT to install a comprehensive sidewalk network along Weber
Hill Road and Gravois Road, including
the north side of the Gravois Road
overpass and ramped sidewalks to the
Maryville University and office complex
on Landmark Parkway that lie below the
elevation of Gravois Road.
• Work with MoDOT to install pedestrian
crossing improvements along Gravois
Road, including at the I-270 southbound
exit ramp and northbound entrance
ramp.
• Require properties to install on-site pedestrian connections between the public
sidewalk and building entrances, and in
the commuter lots to provide access to
the transit stop.
• Install gateway features at the ends of the
I-270 exit ramps approaching Gravois
Road.
• Work with Metro to improve the transit
stop for bus route 210 at the park-andride lots to include a shelter, concrete
waiting pad, and pedestrian connections
to public sidewalks.

270

• Require properties to install parking
lot landscaping and edge screening,
especially when they abut the public
right-of-way.
• Work with MoDOT and private properties
to bury overhead utilities and roadway
improvements and redevelopment
occur.
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Gravois & I-270

IMPROVEMENTS PLAN
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270

Cross-access
On-site pedestrian
connection
Edge landscaping

Sidewalk infill
Parking lot landscape
improvement

Gravois & I-270

OPPORTUNITY SITE
Development opportunities are limited in
the Gravois & I-270 Subarea. However, the
following site offers potential for new commercial investment:

1• This site currently hosts a Metro bus
transit park-and-ride facility with approximately 240 parking spaces in two
lots. The lots are often used at or near
capacity, and the development of this
site would require coordination with MoDOT to replace parking elsewhere along
bus route 210 with convenient access
to I-270. The site can accommodate
auto-oriented commercial or retail uses.
The City should prioritize uses that serve
“hop-off” patrons from the interstate in
order to minimize incidental traffic impacts on surrounding uses. Ideally, uses
would also complement Sunset Hills
Health and Rehab, Maryville University, and other uses with direct access to
Gravois Road.
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7

TRANSPORTATION &
MOBILITY PLAN
The transportation infrastructure network enables movement within and through
Sunset Hills, including roadways, pedestrian amenities, and transit services. The City
of Sunset Hills is largely an auto-oriented community, with strong regional access and
high connectivity to greater St. Louis. Major interstate highways crossing through the
City have a significant impact on development while connecting Sunset Hills to the
metropolitan region. Transit and alternative transportation options are limited further
stressing auto-reliance in the community. As the City moves forward, improvements
to automobile and pedestrian mobility will be important to position Sunset Hills for
new development and reinvestment, particularly along commercial corridors.
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Major roadways in Sunset Hills help connect
the City with the larger St. Louis met
ropolitan region, enabling ease of travel to
a variety of regional locations, including
Downtown St. Louis, the St. Louis Inter
national Airport, and the Illinois border.
All of the City’s major roadways are under
the jurisdiction of non-local organizations,
namely MoDOT and St. Louis County.
Thus, the City lacks control of the primary
modes of transportation within Sunset Hills,
making regular maintenance, upkeep, and
improvement an external process. The City
should maintain regular communication
with MoDOT and St. Louis County to ensure
that major roadways are well maintained
and future projects adhere to City goals and
objectives moving forward.
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Other important minor arterial and collector
roadways include Eddie & Park Road, Rott
Road, Robyn Road, West Watson Road,
Gravois Road west of I-270, and Kennerly Road. Sappington Road runs along the
eastern border of the City and is owned and
maintained by St. Louis County.

ER
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The existing roadway network in Sunset
Hills mainly consists of City controlled and
maintained roadways, and facilities owned
and maintained by the State Department of
Transportation (MoDOT). The City has two
major north-south corridors; Interstate 270
and U.S. Route 67/61/50, commonly called
Lindbergh Boulevard. The City also has three
major east-west routes; Interstate 44, Missouri Route 30/Gravois Road, and Missouri
Route 366/Watson Road, the three of which
are operated by MoDOT.

RD

Existing Roadway
Network

Functional Classifications
Streets are classified according to a hier
archical system that is based on elements
such as the number of travel lanes, traffic
volumes, level of access, and mobility. Typical functional classifications include Interstate Highway, Primary & Secondary Arterial,
Collector, and Local categories.

Interstate Highway
Although not developed or maintained by
the City, Interstate Highways are an im
portant element of the City’s transportation
network and are designed to provide the
highest level of service. Interstates are highly
desired by commercial and private vehicles
to reduce travel time because they feature
the greatest number of travel lanes, support
higher volumes of traffic, are designed for
higher speeds, and provide the highest
degree of access control. These roadways
provide limited access through traffic controls such as entrance and exit ramps which
minimize the opportunity for disruption of
traffic flow.
Sunset Hills is crossed by two interstate
highways: I-270, the outer loop highway for
the St. Louis metropolitan area, and I-44,
a vital northeast / southwest highway that
connects the St. Louis area with Oklahoma and Texas. The interchange of these
interstates lies in the northwest portion of
the City. Also within the City, I-270 has an
interchange at Gravois Road and I-44 has
an interchange at Lindbergh Boulevard and
Watson Road.
The area around the I-44 / Lindbergh
Boulevard interchange is the City’s most
congested area. This interchange is approxi
mately 1/4 of a mile north of the Lindbergh
Boulevard and Watson Road interchange,
and approximately 1.5 miles east of the I-270
/ I-44 / Watson Road system interchange.
The proximity and overlapping of influence
areas of these interchanges can cause significant congestion. The City should coordinate with MoDOT to identify projects that
will reduce congestion at major intersections
with local interstate highways, especially
around the Watson Road and Lindbergh
Boulevard intersection which creates a
dense cluster of transportation nodes.

Primary &
Secondary Arterial
Arterial roads provide the second highest level of service. In the City of Sunset
Hills, they include state roads owned and
maintained by MoDOT, as well as roads
owned and maintained by the City, and one
roadway owned and maintained by St. Louis
County. Arterial roads allow the greatest
local speeds and traffic volumes, generally
connecting to interstates and other arterial
roads, and provide routes both within the
City and connecting to other communities.
In order to increase traffic flow and level of
service, access to arterial roads is usually
limited, but may have an increased number
of drives or intersections in urbanized areas.
In addition, arterial roads provide access to
commercial and residential facilities, but
with some degree of access control.
The primary arterials within the City are:
• Lindbergh Boulevard (U.S. 67/61/50)
• Gravois Road (MO 30)
• Watson Road (MO 366)

The secondary arterials within the City are:
• Sappington Road
• Old Gravois Road

The City should continue to coordinate with
MoDOT and St. Louis County to identify
necessary maintenance projects along
primary and secondary arterial roadways as
they arise. Specific focus should be given
to major intersections, including efforts to
reduce congestions such as traffic signal
coordination or roadway alterations.

Collector
Compared to arterial roads, collector roads
typically yield a lower level of service, operate at lower speeds, have shorter uninterrupted distances, and link traffic from local
roads to arterial roads. The collector roads
within the City are:
• Rott Road
• Weber Hill Road
• West Watson Road
• East Watson Road
• Kennerly Road
• Robyn Road
• Eddie and Park Road
• South Geyer Road

The City should regularly monitor all collector roadways to ensure proper maintenance
of roadway facilities and identify potential
congestion issues, including regular traffic
counts and impact studies.

Local
Local roads make up the majority of the
City’s transportation system, and include
all roads not defined as interstates, arterials,
collectors, or private. These roads provide
the most basic connections, primarily
linking residential uses, private residential
roadways, and other higher volume streets.
These roads see the lowest volume in the
City’s street hierarchy, as they provide access
to specific sites that serve a smaller group of
residents. By their nature, local roads see little or no through traffic and also often allow
on-street parking. The City should regularly
monitor all local roadways to ensure proper
maintenance of roadway facilities and identify potential congestion issues, including
engaging residents living in the area and
neighborhood groups.
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Roadway Capacity
& Network
Performance
The roadway network in Sunset Hills
functions well under normal operating
conditions. During peak times, morning and
evening commute hour, or Saturday midday,
the arterials of Lindbergh Boulevard, Gravois
Road, and Watson Road will experience
heavy traffic and congestion. Roadways can
become particularly congested around the
interchanges with I-270 and the area near
the intersections of Lindbergh Boulevard,
Watson Road, and related I-44 interchanges.
Within Sunset Hills, Lindbergh Boulevard is
generally more congested towards the north
where commercial properties along with
access are considerably denser. The northbound ramp from Watson Road onto northbound Lindbergh Boulevard experiences
increased traffic as there is little room for
lane changes before the I-44 interchange.

Connectivity

Existing Traffic Control

The City of Sunset Hills has strong connectivity east of Lindbergh Boulevard where the
roadway network is well established with
fairly dense commercial and residential
development, and effective connections between arterial, collector, and local roadways.
The area west of Lindbergh Boulevard and
east of I-270 is less dense, features larger-lot
estate homes, and unique low-density land
uses, like the Sunset Country Club. West
of I-270 the topography becomes a larger
factor in roadway design, particularly near
the Meramec River. In this area there is little
commercial development and homes are
established along lengthier local roads that
feature a curvilinear design, unlike the grid
pattern layout of the eastern portion of the
City.

The State currently controls the traffic sig
nals along Lindbergh Boulevard, Gravois
Road, and Watson Road through Sunset
Hills. Likewise, St. Louis County controls the
signal at Sappington Road and Eddie and
Park Road. As a result, the City-maintained
intersections are predominately stop sign
controlled.

Although major arterial roadways do provide
high-quality connectivity and convenient
access to the St. Louis region, many local
residential areas suffer from poor connectivity and are disjointed. Often a result of
topographic challenges, some subdivisions
include directly adjacent areas that have
considerable drive times between them. For
example, in Northwestern residential areas,
homes situated less than 0.1 of a mile from
each other can be separated by more than 2
miles of roadway.
As development and infill occurs within
Sunset Hills, the City should identify potential new roadways and extensions that could
connect areas that are close in proximity
but disparate in the roadway network. This
would help decrease travel times and reduce
auto-reliance throughout the community.
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The City should continue to coordinate with
MoDOT and St. Louis County as necessary to
ensure existing traffic signals are operating
efficiently, particularly at major intersections
along arterial roadways. This is especially
important around the intersection of Watson Road and Lindbergh Boulevard where
congestion can have a significant impact on
other transportation corridors and the surrounding area. Evaluate adding new traffic
signals along Lindbergh Boulevard at West
Watson Road and Gravois Road to address
safety concerns.

Storm Water
The City does not experience consistent
storm water or drainage issues on local
roadways. During severe storms or heavy
rainfalls, some collector roads in the west
ern portion of the City experience some
flooding, particularly Rott Road, Weber Hill
Road, and West Watson Road. Flooding is
short lived, however, and may be impassible
only for a short time. Flooding has not been
shown to affect property or developments
in Sunset Hills beyond a few roadways. The
City should continue to monitor flooding
issues and implement mitigation efforts
should events worsen. In the long term,
efforts should be taken to mitigate flooding
issues along Rott Road, Weber Hill Road, and
West Watson Road and programmed into the
Capital Improvements Program.
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Pedestrian &
Bicycle Amenities
The majority of the arterial and collector
roadways in the City do not have shoulders,
sidewalks, or bike lanes. This greatly reduces
mobility by restricting residents to automobile transportation. While citizens have
demonstrated a desire for more sidewalks
and pedestrian facilities, the City has had to
navigate conflicts regarding private property
and sidewalk easements. The City’s Trails
Master Plan recommends trails, sidewalks,
bike lanes, and bike routes that will benefit
mobility. The City should work to review
proposed improvements and execute those
projects that are defined prorities.

Sidewalks
In 2014 a sidewalk study was conducted to
prioritize projects and seek grant funding
for sidewalk improvements, with emphasis
placed on Rott Road, Eddie & Park Road, East
Watson Road, and Denny Road. A desire was
also expressed to analyze South Lindbergh
Boulevard if grant monies were available.
Projects identified by the study have been
pursued by the Public Works Department.
This has included segments of sidewalk
around Truman School and the Dog Park on
Eddie & Park Road. A project to add sidewalks along East Watson Road from Lindbergh Boulevard to the eastern City limits
has been scheduled for 2016. Sidewalks are
currently being planned for both sides of
Lindbergh Boulevard between East Watson
Road and Eddie & Park Road.
Moving forward, the City should continue
to coordinate both with private property
owners and developers to pursue addition
of sidewalk amenities to all roadways in the
community. These efforts should be focused
around major destinations within the community, such as the civic campus or along
commercial corridors. Efforts to extend and
improve sidewalk amenities could include a
shared cost sidewalk program, which splits
the cost of sidewalk development 50 / 50
with the project developer. This program
and other incentives can help encourage
new pedestrian amenities moving forward.
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Sidewalk projects should also include efforts
to increase safety at pedestrian crosswalks
and major intersections. Improvements
should focus on making crossing easy and
comfortable for pedestrians and highly
visible to motorists, including elements such
as painted crossings, changes in pavement,
median refuge areas, crosswalk signals and
timers, and vehicle warning systems.

Bike Lanes & Trails
The City currently has bike lanes on Old
Gravois Road and bike routes on Old Gravois
Road, Kennerly Road, and West Watson
Road. The Trails Master Plan identifies both
designated bike lanes and bike routes in
Sunset Hills. In addition, the Great Rivers
Greenway’s Gateway Bike Plan also identifies
a number of potential bicycle improvements
for the City.
The City should take an active role in
implementing bike lanes and other bicycle
amenity improvements in Sunset Hills. This
should include a review of all existing plans
to identify appropriate projects that will best
benefit local bicycle mobility. In addition,
coordination with Great Rivers Greenway,
TrailNet, and other regional partners will be
key to implementation, especially cooperation with MoDOT and St. Louis County along
non-jurisdictional roadways.
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Sunset Hills is served by Metro bus services
that run primarily along the arterial roads
of Lindbergh Boulevard, Watson Road, and
Gravois Road. The most prominent routes
are Route 48, which runs through Sunset
Hills along Lindbergh Boulevard, and Route
210, which passes through western Sunset
Hills to commuter lots located near the I-270
and Gravois Road interchange. In addition,
Routes 110 and 21 pass through Sunset Hills
for short distances around the intersections of Lindbergh Boulevard with Gravois
Road and Lindbergh Boulevard and Watson
Road, respectively. Though it does not stop
in Sunset Hills, Route 410X travels through
northern Sunset Hills along I-44.
There are no facilities for rail transit within
the City of Sunset Hills. Metrolink, St. Louis’
regional rail transit service, has no plans for
expansion into the area. Metro is currently
studying the potential of a Bus Rapid Transit
system in St. Louis which originally included an I-44 route; however, the route was
dropped in later phases of the study. Beyond
the existing services, the City’s current land
use and demographics do not appear to
support the significant expansion of transit
options in Sunset Hills and it is not a current
regional priority.
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PARKS,
OPEN SPACE &
ENVIRONMENTAL
FEATURES
Parks, open space, and environmental features describe the natural resources of
Sunset Hills. As a community in close proximity to a major urban center, the City offers
a landscape that, despite being almost fully developed, has retained a scenic, natural
beauty. While Sunset Hills has a favorable stock of natural resources, the city’s urban
design and current physical barriers have limited the ability of residents to fully enjoy
these amenities. Efforts to improve and maintain the community’s parks, open spaces,
and environmental features will help the City better leverage these important assets.
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Parks & Recreation
Facilities
Parks and recreational facilities within Sunset Hills are maintained and operated by the
Sunset Hills Parks and Recreation Department. This includes outdoor parkland areas
dedicated to active and passive recreational
use, as well as facilities used for indoor recreation and related activities. The Parks and
Recreation Department is responsible for
the daily operations of existing facilities and
related planning for changes and improvements in the future. The department also
maintains and operates the Aquatic Center.
The City of Sunset Hills currently operates 7
parks encompassing 86.5 acres of parkland,
including the Aquatic Center. In addition,
the City contains 3 parks operated by other
jurisdictional organizations which provide
an added 168.3 acres of parkland. In total
the City contains 254.9 acres of dedicated
parkland.

Park

Owners

Acerage

Classification

Aquatic Facility (Part of Watson
Trail Park)

City of Sunset Hills

3.24

Special Use

Atheletic Fields

City of Sunset Hills

16.23

Special Use

Claire Gempp Davidson Memorial
Conservation Area

City of Sunset Hills

13.48

Natural Area

Kitun Park (Dog Park)

City of Sunset Hills

4

Neighborhood

Lynstone Park

City of Sunset Hills

2.98

Neighborhood

Minnie Ha-Ha Park

City of Sunset Hills

23.7

Community

Watson Trail Park

City of Sunset Hills

22.91

Community

Powder Valley Conservation Nature Center

Missouri Department of
Conservation

61.56

Natural Area

Possum Woods Conservation Area

Missouri Department of
Conservation

32.19

Natural Area

Laumeier Sculpture Park

St. Louis County

74.592

Regional

Parks System
A park system is the network of all parks
and recreation facilities within a munici
pality which together provide recreational
opportunities for residents. As municipal
ities develop, park hierarchies are often
established to classify facilities within the
parks system to ensure that all residents
have adequate access to recreational areas.
Though hierarchies vary greatly between
different regions and municipalities, they
usually include a selection of the following
park classifications:
• Mini Parks. Mini Parks include limited
or small scale recreational areas. Due to
their limit in size, these parks only serve
residential areas in immediate proximity.
Sunset Hills does not currently have an
example of a Mini Park.
• Neighborhood Parks. Neighborhood
Parks include a moderate scale recreational space contained within a residential neighborhood or area. Neighborhood Parks serve a larger residential area,
usually including an entire subdivision
or neighborhood. Lynstone Park is an
example of a Neighborhood Park in
Sunset Hills.

• Community Parks. Community Parks
include a large scale recreational space,
often including some form of programming or facility specific to the community. Given their size and purpose,
Community Parks often serve an entire
community, drawing residents from the
municipality as a whole back not extending beyond local residents. Watson Trail
Park is an example of a Community Park
in Sunset Hills.
• Regional Parks. Regional Parks include
the largest scale recreational spaces or
heavily programmed areas with a notable regional draw. Regional Parks serve
the largest area including residents from
other municipalities given particular
elements or features offered. Laumeier
Sculpture Park is an example of a regional park in Sunset Hills.
• Natural Areas. Natural areas include
land set aside for the preservation of
significant natural resources, landscapes,
open space, and visual aesthetics. In
many cases natural areas include trails,
picnic areas, and other amenities to
educate and attract visitors. Natural areas
within Sunset Hills include Claire Gempp
Memorial Conservation Area, Powder
Valley Conservation Nature Center, and
Possum Woods Conservation Area.
• Special Use Areas. Special use areas
cover a broad range of parks and recreational facilities specified for a single
specialized use. Within Sunset Hills this
includes the Aquatic Facility, the Dog
Park, and three local golf courses.
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Laumeier Sculpture Park in Sunset Hills, MO.

Non-Jurisdictional
Park Facilities
The existing system relies on a few park and
recreation facilities under the jurisdiction
of state and county organizations. These
facilities were discussed within community
outreach as important local assets. As Sunset
Hills does not have direct control of these
facilities, close cooperation with state and
county organizations is important. The City
should establish lines of communication
with all organizations operating park facilities in Sunset hills, seeking greater coordination of park services and programming.
Also, non-jurisdictional facilities should be
encouraged to participate in events and activities hosted by the City. Non-jurisdictional
facilities including the following parks:

Laumeier Sculpture Park
Laumeier Sculpture Park is an important part of the Sunset Hills Parks system.
Laumeier is independently operated with
partnership from St. Louis County and
the St. Louis County Parks and Recreation
Department. Opening in 1977, the original
72 acres of parkland, including a large home,
were given to the County by Mrs. Matilda
Laumeier, in memory of her husband Henry.
Envisioned as a site for the exhibition of
sculpture, today the park includes 105 acres
receiving over 300,000 visitors each year.
The Laumeier Sculpture Park has gained
international recognition as a center for
sculpture and other art forms. The park
includes both permanent and temporary
exhibitions aimed at connecting people, art,
and nature. This includes exhibits specifically commissioned for the park, self and
guided tours, and nature-based activities
utilizing the unique outdoor location for art
and sculpture.

Powder Valley
Conservation Nature Center
Operated by the Missouri Department of
Conservation (MDC), Powder Valley Conservation Nature Center is a 112 acre forested
area located directly north of the I-44/I-270
interchange. The Center offers hiking trails,
wildlife exhibits, and nature displays to teach
visitors about the natural area and environment.

Possum Woods
Conservation Area
Also operated by MCD, Possum Woods
Conservation Area is a 15 acre forested area located directly northwest of the
I-44/I-270 interchange. Possom Woods
offers dog-friendly hiking, bird watching,
and a picnic area with scenic views of the
Meramec River.
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Powder Valley Conservation Area in Sunset Hills, MO.

Parkland Needs
In order to evaluate whether a municipality
has an adequate amount of park space, the
National Recreation and Parks Association
(NRPA) has established general standards.
While these standards do not address factors
in quality, location, or access, they provide
a benchmark by which to evaluate park service within Sunset Hills. Parkland needs are
assessed using a level of service standard,
which recommends a specific amount of
parkland acreage per resident. The NRPA
standards recommend 0.5 acres of mini park
space per 1,000 residents, 2.0 acres of neighborhood park space per 1,000 residents, 7.5
acres of community park space per 1,000
residents, and an overall standard of 10 acres
of total park space per 1,000 residents.
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Including all parkland facilities, the City of
Sunset Hills offers 30.2 acers per 1,000 residents, over three times the recommended
standard. When including only facilities under the City’s jurisdiction, Sunset Hills offers
10.3 acers per 1000 residents, consistent with
the NRPA’s recommended 10 acres per 1000
residents. Overall, these statistics demonstrate that Sunset Hills contains a healthy
amount of available parkland consistent with
national standards.

Parks Hierarchy
Sunset Hills’ parks system represents a
unique mix of both City owned parkland
and facilities operated by entities outside
the local jurisdiction. Parks operated by the
State of Missouri and St. Louis County help
to compliment the facilities of the Parks and
Recreation Department, creating a single
parks hierarchy within Sunset Hills. Non-Jurisdictional parks provide larger outdoor
areas with unique regional draw, while City
maintained parks fill more local and neighborhood aspects of the hierarchy. Coordination with State and County organizations
that run the non-jurisdictional parks should
include a discussion of the City’s short and
long term goals regarding parkland maintenance and development. The City should
maintain regular communication with the
state and county on operations as well as
long-range planning impacting these parklands and facilities.
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The absence of smaller parks within the
hierarchy creates areas with poor accessibility to parkland. Residential areas south of
Gravois Road, as well as those along Weber
Hill Road, Rott Road, and within the Tapawingo Subdivision lack direct access to local
parkland.
The City should prioritize the development
of smaller neighborhood and mini parks
to create a more through parks hierarchy.
These parks should be located within underserved areas of the community, ensuring
convenient access to recreational areas for
all residents.

IS
AV
O
GR

Physical Design Barriers
Physical Barriers to
Park Accessibility
Parks
Open Space & Golf Courses

In addition, parkland access is also limited
by a number of physical constraints that restrict accessibility to facilities within the City.
Sunset Hills’ numerous highways create a
number of physical barriers, compounded
by the absence of infrastructure to support
pedestrian and bicycle mobility at critical
points. For example, Minnie Ha Ha Park is
limited to automobile access given the absence of sidewalks along Gravois Road and
the physical barrier of Highway 30.
Similarly, the Powder Valley and Possum
Woods conservation areas are distinctly
separated from the City by the I-270 and I-44
interchange. For example, the closest house
in the Tapawingo Subdivision is located
only 0.4 miles from the Possum Woods
Conservation Area; however, accessing the
area requires a 10 to 15 minute drive over 3.8
miles of roadway.
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One of the central goals of establishing a
complete parks hierarchy is to ensure that
a variety of parkland types are accessible
to residents throughout the community.
Non-jurisdictional parks do help provide
larger recreational areas; however, Sunset
Hills remains in need of smaller parks and
local neighborhood facilities to complete
the parks hierarchy. The City contains just
above the NRPA’s standard for community parks with 7.8 acres per 1000 residents,
but contains less than half of the standard
for neighborhood parks at 0.8 acres. More
significantly, Sunset Hills contains no mini
parks.

RD

Parkland Access

The City should consider investing in pedestrian and bicycle infrastructure to increase
access to existing and future parkland.
This can include bike lanes, sidewalks, and
dedicated trails that connect residential
areas across major physical barriers. In the
long term, efforts should be made to connect
community and regional parks, especially
Power Valley and Possum Woods conservation areas, with an accessible trail system to
the greatest extent possible. Coordination
with the Great Rivers Greenway, Trailnet,
MDC, and other municipal partners may
help identify strategies to connect the conservation areas both within the community
and to larger regional systems.
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Parks, Open Space &
Recreation Map
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Environmental Features

tal Features
Bodies of Water
Wetlands
100-Year Floodplain
500-Year Floodplain

Open Space
Open space includes undeveloped areas
within Sunset Hills that complement the
existing system of parks and facilities. These
areas include outdoor, natural areas that are
free of development or infrastructure, with
the central purpose of providing active or
passive natural use. Open spaces can include
areas specifically set aside for conservation
as a dedicated and publicly-accessible site,
as well as more informally preserved natural
areas within a subdivision.
These areas differ from undeveloped lots
in that they are not intended for future
development. Sunset Hills features open
spaces typical of suburban areas, largely
concentrated in wooded areas west of I-270
and small pockets within established subdivisions. In a few areas of Sunset Hills larger
tracts of open space have been set aside
due to the local topography and significant
changes in grade. As a significant factor in
the community’s scenic landscape, areas of
open space should be preserved from development where applicable.

Bodies of Water
Parks & Open Space

Environmental
Features
Environmental Features include rivers,
streams, soils, and other environmental
assets and characteristics specific to the
local environment. These features have a
direct effect on the public health and quality
of life within a City. Often cited as important
assets, environmental features should be the
focus of careful management and mitiga
tion to protect these areas from the effects of
development.

Meramec River
The Meramec River runs along the City’s
west and southwest side, acting as an
important environmental asset and distinct
natural barrier with Fenton. The river flows
south through St. Louis County where it
merges with the Mississippi River. The river
is an important natural asset that helps define Sunset Hill’s unique landscape.
Areas adjacent to the river, such as Minnie
Ha Ha Park or the Tapawingo National Golf
Club, are able to capitalize on the river’s scenic appeal. The river also offers the opportunity for river-based recreational opportunities, such as kayaking, boating, and fishing.
The City should encourage development
along the Meramec that better leverages the
river’s potential as a local and regional destination. This can include recreational uses
and similar developments that benefit from
proximity to the river.
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The majority of Sunset Hills’ industrial area (above) is situated on the floodplains.

Floodplains
As a result of close proximity to the Meramec
River, land along the City’s west side lies
within local 100 and 500 year floodplains. A
100 year floodplain describes an area that is
susceptible to flooding in the event of a 100
year flood, meaning that there is a 1% chance
the area will be flooded in any given year. A
500 year flood describes a similar area where
there is a 0.2% chance the area will be flooded in any given year.
Land inside the 100 year floodplain is
concentrated in southwest Sunset Hills,
including parts of Possum Woods Conservation Area, Tapawingo National Golf Club, the
Sunset Hills Golf, and areas south of Gravois
Road. Floodplains also extend northeast
from the Meramec River via smaller waterways, located roughly along Watson Road
and Rahning Road to residential areas just
southwest of I-270.
Beyond the 100 year floodplain, only a minimal amount of land is contained within the
500 year floodplain. This is notable, given
that a 500 year floodplain represents a significantly larger flooding event. Within Sunset Hills, the minimized difference between
100 and 500 year floodplains indicates that
major flooding events will generally affect
the same areas no matter the magnitude of
the flooding event.
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The City’s floodplains largely includes recreational, open space, agricultural, and industrial land uses. The floodplain also contains a
small number of residential uses within the
Tapawingo subdivision, along Watson Road,
and south of Gravois Road. Development
within local floodplains is regulated by the
City’s Floodplain Ordinance, which requires
permits for new construction and limits
permitted uses.
The City’s Code also includes a stream buffer
protection ordinance which provides for
the protection of local streams and stream
buffers. The article applies to new development, repairs, and maintenance within close
proximity of City steams and waterways,
aiming to reduce pollutants, control erosion,
and preserve environmental features.

Flooding of
Industrial Areas
Overall, the development of residential uses
within local floodplains has been limited,
helping to ensure that the majority of residential property is safe from flooding events.
The City should continue to restrict residential development inside floodplains.
The majority of uses located within the
floodplains are commercial development,
including all of the City’s industrial uses.
Flooding events in these areas could result
in damage to and loss of industrial businesses operating in the area. This could place a
larger stress upon the local residential tax
base; however, restrictions and regulations
related to floodplain mitigation could deter
new businesses from investing in the area.
The City should take on a dual-functioning
role for existing and growth commercial
and industrial areas within the floodplain.
This role would include mitigation efforts
to reduce negative impacts of the floodplain while also working cooperatively with
existing tenants and potential investors to
spur growth in the area. This could include
incentive programs to offset the costs of
floodplain mitigation or preemptive improvements to protect existing sites from
flooding impacts.
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The low topography on the City’s southwest
side and along the Meramec River is a major
contributor to the existence of floodplains in
those areas. In addition, sudden and steep
topographical changes can create areas that
are potentially dangerous and difficult to
safely develop. While these issues are not
widespread within Sunset Hills, the local topography does have an impact on developable parcels and land use patterns.

RD

Topography
Sunset Hills is unique within the St. Louis
region for featuring significant topogra
phy, grade changes, and wooded ravines.
Although the “rolling woods” add character
to the community, it also presents certain
challenges. Local topography moves from a
high of 210 to a low of 117 feet above sea level, a range of almost 100 feet. Land generally
alters from highest points in the northeast to
lowest points in the southwest and along the
Meramec River. Between these two extremes
is an area of transition, where small foothills
create a varied landscape.

SAPPINGTON RD

ROBYN RD

Development Constraints

Landscape & Image

Sunset Hills’ natural environment and
related features place various constraints on
development within the City and partially
contributed to its low-density development
pattern. Steep grade changes are not easily
or affordably developed and present roadway
design and site access challenges. The local
floodplain also limits development along the
Meramec River. Together, the local topography and floodplain reduce the viable area of
development within the City’s limits, placing
a higher premium on available land. Moving
forward, the City should identify specific
areas for preservation that are unsafe for
development given physical constraints. In
addition, new development proposals should
be prioritized based on benefit to the community given the importance and scarcity of
available, developable land.

Natural landscapes provide a distinctive
identity to the Sunset Hills community and
help define its image within the St. Louis
region. Features such as rolling hills, scenic
views, and outdoor recreational amenities
are a desired community and residential feature across the nation. Sunset Hills
benefits from a setting that distinguishes it
from most of the other parts of the St. Louis
metropolitan region.
The City should develop an image that
emphasizes Sunset Hills as a Meramec Valley
community. This could include marketing
and branding efforts, such as wayfinding
signage, gateway features, and promotional
materials that reference and demonstrate the
community’s landscape.
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9

COMMUNITY
FACILITIES PLAN
Community Facilities provide the basic services and amenities that contribute to a
high quality of life for residents of Sunset Hills. The City is well served by a variety
of community facilities and service providers that support day-to-day functions and
offer necessary public amenities. This includes the local government, fire districts,
education facilities, and utility providers. Community facilities in Sunset Hills are well
regarded and help to make the City a desirable place to live in the St. Louis region.
As the City continues to age, careful coordination, management, and review of
community facilities will be essential to maintaining Sunset Hills’ high quality of life.
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Government departments, such as Sunset Hills Police Department (left), Sunset Hills Community Center (center),
and Sunset Hills Municipal Court (right), provide essential services to city residents.

Government &
Departments
The City of Sunset Hills administration and
Board of Alderman operate out of the civic
campus located east of Watson Trails Park,
including the Sunset Hills City Hall, Police
Department, Municipal Court, and Community Center. The City is governed by a City
Mayor and a Board of Alderman. Alderman
are elected by ward, with two officials elected
for each of four local wards. Elected officials
are aided by five separate departments:
• City Administration
• Municipal Court
• Parks & Recreation
• Police
• Public Works

City departments provide basic services for
community residents and general administration to maintain municipal functions. The
existing civic campus meets the needs of the
municipal government and departments.
In the future, the community should review
department needs to prepare for any necessary changes to maintain civic functions.
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Fire
Fire protection in Sunset Hills is provided by
two separate districts. Eastern Sunset Hills
lies within the Mehlville Fire Protection District, which includes Green Park, Lakeshire,
and unincorporated South County census
designated places. Mehlville Fire Protection
District has an Insurance Service Office (ISO)
classification of 3. An ISO classification is
a rating that scores the level of fire safety
response on a scale of 1-10, with 1 being the
best rating. The district is entirely staffed by
paid, career position fire fighters.
Western Sunset Hills lies within the Fenton
Fire Protection District, which includes Fenton and unincorporated areas to the west.
Fenton Fire Protection District has an ISO of
3 and is an international accredited agency
by the Commission on Fire Accreditation
International (CFAI). To receive accreditation
the district met established criteria through
the CFAI’s voluntary self-assessment and accreditation program. The district is the first
in St. Louis County and one of only 162 total
agencies to achieve accreditation. Station
No. 4 is located in Northern Sunset Hills on
Rott Road.

The quality of fire protection services in
Sunset Hills is high and provides thorough
coverage for the entire community. The City
should continue to coordinate with the Mehlville and Fenton Fire Protection Districts to
ensure that quality services can be maintained within the community. This should
include discussion of future development
that could change drive times and accessibility to certain areas.

The South Technical High School (above) provides supplemental education to students in St. Louis County.

Education
Sunset Hills is included in the Lindber
gh School District, one of the top school
districts in the state of Missouri. Lindbergh
School District has received wide recognition for academics, including national
honors and state awards. From 2010 to 2014,
the district has been listed as number one in
the state for academic achievement K-12.
Lindbergh School District includes 5 ele
mentary schools, 2 middle schools, Lind
bergh High School, and Dressel School
which houses additional programs and
administration. Truman Middle School is
partially within Sunset Hills along Eddie &
Park Road, while many of the other facilities
are located just southwest in unincorporated
Sappington.

Also located in Sunset Hills is South Tech
nical High School, a vocational school that
offers supplemental education to students
in St. Louis County. The school provides
half-day curriculums to 11th and 12th grade
students in the county, with programs
in construction, manufacturing, arts and
communication, human services, information technologies, medical sciences,
public safety, and transportation. Part of the
Special School District of St. Louis County
(SSD), South Technical has an enrollment
of roughly 1,000 students. SSD also operates Southview School located southwest
of the intersection of Eddie & Park Road,
which provides education for students with
disabilities.

Sunset Hills is also home to a few private
schools that supplement public education facilities, including Thomas Jefferson
School and St. Justin Martyr Catholic School.
Located along Lindbergh Boulevard, Thomas
Jefferson School is a private boarding and
day school for 7th through 12th grade student. The school enrolls around 90 students
in the average year, with between 50 and 60
students living on campus during the school
year. Located along Eddie & Park road, St.
Justin Martyr Catholic School provides elementary school education, with a 2014-2015
enrollment of 246 students.
The existing facilities and providers make
Sunset Hills a desirable community within the region and state for educational
amenities. Given the limited potential for
residential growth, no additional facilities
or service expansions are expected within
the community. The City should continue
to coordinate with all educational providers, especially Lindbergh School District, to
ensure that existing facilities and programs
are well maintained.
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Sunset Hills’ water treatment plant (above) is located just west from the intersection of I-270 and Highway 30.

Utilities
Utilities provide the basic amenities necessary to sustain development and support
growth in a community. Sunset Hills is
served by a comprehensive network of utilities that provide a foundation for existing
and future uses. The City should continue to
coordinate with all utility providers to ensure
quality service and coverage, especially for
any new growth.

Water
Water in Sunset Hills is supplied by American Water Missouri, which serves the majority of the St. Louis Metropolitan Region.
American Water follows rules and regulations set forth by the Missouri Public Service
Commission, as well as those set by the U.S.
Environmental Protection Agency and Missouri Department of Natural Resources.
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Sewer

Electricity

The Metropolitan St. Louis Sewer District
(MSD) provides wastewater treatment, conveyance, and disposal services for the entire
St. Louis metropolitan area including Sunset
Hills. The District owns and maintains more
than 9,500 miles of sewer lines including
wastewater, stormwater, and combined
systems.

Electricity in Sunset Hills is supplied by
Ameren Missouri, which serves the majority
of the St. Louis Metropolitan Region. Based
in St. Louis, Ameren serves over 1.2 million
customers in Missouri.

On two occasions the City has attempted to
start a sewer lateral program to help facilitate
and maintain access to the main sewer
lines; however, this project was defeated by
vote. As a common amenity among modern
municipalities, it is favorable that the City
continue to pursue initiation of a sewer
lateral program. Future attempts to start this
program could be paired with educational
materials to gain public support necessary
for the project.

Natural Gas
Gas in Sunset Hills is supplied by Laclede
Gas, which provides natural gas to ap
proximately 625,000 residential, commercial,
and industrial customers in Missouri.
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IMPLEMENTATION
The Comprehensive Plan provides recommendations, strategies, and
policies that should be implemented in the next 15 to 20 years. To realize
the vision of the Sunset Hills community, the City must take a proactive
role with support and participation from a variety of partner organizations
and service providers. This should include the active cooperation of
elected and appointed officials, City staff, other public agencies, the local
business community, property owners, developers, and residents.
With the Comprehensive Planning process complete, the City will enter
a much longer process of facilitating change and growth within the
community through implementation of plan recommendations. This
chapter presents implementation strategies that the City should use
to implement central recommendations and policies included in the
Comprehensive Plan. This establishes the “next step” to be taken by the
City as it continues the process of community planning and investment.
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Day-to-Day Use
The Sunset Hills Comprehensive Plan should
be used on a day-to-day basis, acting as
the City’s official policy guide for land use,
development, and reinvestment. The Plan
should be regularly consulted by City staff,
the Board of Alderman, Planning & Zoning
Commission, and other boards and commissions in review and evaluation for future
improvement and development. Further,
the various community facilities and service
providers of Sunset Hills should utilize the
Plan to establish future goals and guide the
development of new facilities, infrastructure,
and programming. The City should meet
with department heads, important City staff,
and key individuals in the community to explain the purpose and benefits of the Sunset
Hills Comprehensive Plan.
To further educate the community about the
Plan, the City should:
• Make copies of the Plan available online
for free and keep a copy on file at City
Hall. In addition, the City should provide
hard copies for sale at City Hall.
• Provide assistance to the public in explaining the Plan and its relationship to
private and public development projects
and other civic proposals, as appropriate;
• Assist the Board of Alderman and various
boards and commissions in the day-today administration, interpretation, and
application of the Plan;
• Provide a Sunset Hills Comprehensive
Plan orientation for newly elected or
appointed officials;
• Maintain a list of current possible
amendments, issues, or needs which
may be a subject of change, addition, or
deletion from the Sunset Hills Comprehensive Plan.
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Jurisdictional
Cooperation &
Participation

Partnerships with
Neighboring
Communities

For the Sunset Hills Comprehensive Plan to
be successful there must be strong leadership from the City and dedicated participation from related local and regional agencies,
organizations, community groups, and the
private sectors.

Implementation of the Sunset Hills Comprehensive Plan will require close partnerships with neighboring municipalities and
communities that often face the same issues
or share the same services as Sunset Hills.
For example, the Watson Road commercial
corridor extends beyond Sunset Hills into
the City of Crestwood. Efforts to improve this
area will greatly benefit from cooperation
between the two municipalities to make improvements most effective across the entire
corridor. The City should regularly cooperate
with adjacent neighborhoods including:

The City should assume a leadership role to
coordinate and cooperate with other organizations to implement improvements that adhere to the Sunset Hills Comprehensive Plan
and improve the quality of life in Sunset Hills.
Partners should include, amongst others:
• Mehlville Fire Protection District

• The City of Kirkwood

• Fenton Fire Protection District

• The City of Crestwood

• St. Louis County

• The City of Fenton

• Metropolitan St. Louis Sewer District

• St. Louis County in coordinating within the
unincorporated Sappington community.

• Lindbergh School District
• Great Rivers Greenway
• Missouri Department of Conservation
• Missouri Department of Transportation
• Metro Transit, St. Louis
• Business Community
• Private Property Owners and Developers

Amending
Development
Regulations

Multi-Year Capital
Improvement
Program

While the Sunset Hills Comprehensive Plan
provides a vision and direction for the community, the City’s development regulations
are the primary tool for implementation of
Plan recommendations. Following adoption
of the Sunset Hills Comprehensive Plan, the
City should consider initiating a process to
update the current zoning ordinance and
related ordinances, such as the subdivision
regulations, to ensure that regulations reflect
current City policy and the future goals of
the Sunset Hills community. Amendments
to development regulations and standards
should consider complementary programs
and incentives that can be used to achieve
the community’s vision, particularly to
enable improvements and investment along
major corridors within Sunset Hills

Recommendations of the Sunset Hills
Comprehensive Plan will require capital
investments by the City. To support implementation of these recommendations and
appropriately budget for improvements, Sunset Hills should develop and adopt a multiyear Capital Improvement Program (CIP).

In addition to a general update to reflect
desired future uses and development, the
following changes to development regulations are recommended, including but not
limited to:
• Review and update of specific zoning
designations, including update of the
zoning map to reflect the Land Use Plan

A CIP typically contains construction,
maintenance, and improvement projects
along with infrastructure replacement and
upgrades. The common funding cycle for
significant projects, such as new buildings
or major roadways projects, can span over
multiple years due to the various phases
necessary for the design and construction
of these facilities. Environmental analysis,
design, right-of-way or property acquisition,
and construction usually do not occur within the same year. Therefore, planning for
appropriate funding of these improvements
can help spread out costs, decreasing the
burden placed on the local municipality. The
CIP should be reviewed and updated each
year as part of the City’s budgetary process,
using the Comprehensive Plan as a reference to manage completed and upcoming
projects from the plan recommendations.

Regular Updates
It is important to note that the Sunset Hills
Comprehensive Plan is not a static doc
ument. If in the future new issues arise or
community desires change beyond the focus
of the existing plan, updates should be made
to the Comprehensive Plan to meet changing
conditions. Although a proposal to amend the
Plan can be brought forth by petition at any
time, the City should initiate review of the
Plan at least every three to five years. Ideally,
this review should coincide with the prepa
ration of the City’s budget and future Capital
Improvement Plans as well as the preparation
of an annual action agenda. In this manner,
recommendations or changes relating to
capital improvements or other programs can
be considered as part of the City’s commitments for the upcoming fiscal year. Routine
examination of the Plan will help ensure that
the planning program remains relevant to
community needs and aspirations.

• Review and update of subdivision regulations
• Adoption of design guidelines for commercial corridors within the community.
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Maintain Public
Communication

Potential Funding
Sources

The planning process for the Sunset Hills
Comprehensive Plan has facilitated a considerable amount of public outreach and
communication, keeping residents involved
and informed of the plan’s development.
Members of the Sunset Hills community
were able to stay involved through outreach events, the project website, interactive outreach tools, newsletters, and other
traditional media. This is an important step
in educating the community about the
relevance of planning and the City’s role in
defining its future. Building on these efforts,
the City should ensure that the Plan’s major
recommendations and overall “vision” are
conveyed to the entire community. This
should include regular updates, coverage of
major milestones, and additional opportunities for residents to voice their opinion.

A description of potential funding sources currently available to the City and its
partners for implementation is summarized
below. As the following funding sources and
streams are subject to change over time, it
is important to continue to research and
monitor grants, funding agencies, and programs to identify new opportunities as they
become available.

The City should further develop avenues by
which community members can communicate with the City and receive information
about local planning and development. This
should include ways for resident questions
and concerns to be heard and addressed
in a timely manner. In addition, the City
should work to provide accessible materials
both online and in print that simplify and
explain regular civic functions. This could
include informational materials that provide
guidance on applying for zoning, building,
subdivision, or other development related
permits and approvals.
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General Economic
Development
Tax Increment
Finance (TIF)

The purpose of TIF funding is to assist
funding the redevelopment of areas within
a community which qualify as blighted, in
need of conservation, or an area of economic development. TIF dollars can typically be
used for infrastructure, streetscaping, public
improvements, land assemblage, and offsetting the cost of development.

TIF utilizes future property tax revenues
generated within a designated area or district, to pay for improvements and further
incentivize continued reinvestment. As the
Equalized Assessed Value (EAV) of properties
within a TIF district increases, the incremental growth in property tax over the base
year that the TIF was established is reinvested in that area. Local officials may then issue
bonds to undertake other financial obligations based on the growth in new revenue.
Over the life of a TIF district, existing taxing
bodies receive the same level of tax revenue
as in the base year. Provisions exist for
schools to receive additional revenue. The
maximum life of a TIF district in the State of
Missouri is 23 years.

Special Assessments
Special assessments are taxes levied on
properties to provide funding for improvement projects that will directly benefit that
property. Unlike districts, special assessments are applied only to those properties
which will benefit from a project, rather than
an established area. Assessments can be initiated by property owners, legislative bodies,
or local administrations, at which point the
cost of the project and the potential benefit
to adjacent properties is assessed. Total costs
of the project are apportioned to all properties within the assessment and paid through
special tax bills.

Community
Improvement
District (CID)

Neighborhood
Improvement
District (NID)

Community Improvement Districts allow a
City to collect sales taxes, real property taxes,
special assessments, and issues bonds to
fund a range of improvements and projects within an area. CIDs must be created at
the petition of property owners within the
district. CID funding can be used for a variety
of projects such as utility and transportation
infrastructure improvements, maintenance
and expansion of landscaping and public
spaces, creation and support of community
facilities and amenities, and providing public
services such as promotion, maintenance,
and economic development for the district.

Neighborhood Improvement Districts allow
a City to make improvements within a
district by issuing bonds to pay for improvement projects. Unlike other funding methods which create districts or corporations
which are separate entities, NIDs are not
separate from the City. NIDs are not limited
to blighted areas of a City. Using NIDs, the
City will issue bonds to pay for public improvements and pay these bonds by levying
assessments on property within the district.
As these districts are not separate from the
City, bonds are backed by general revenue
of the City and thus more secure than other
market investments. NID funding is limited
to projects for public facilities and services,
such as public infrastructure, utilities, transportation systems, parks and open spaces,
and public amenities.

Special Business
Districts (SBD)
Special Business Districts allow a City to collect real property taxes, business license taxes, and special assessments, and issue bonds
to fund projects within an area, with a focus
on improvements that will benefit businesses within the established district. SBDs must
be created by the petition of property owners
within the district. SBD funding can be used
for a variety of projects similar to those permitted for CIDs; however, a greater focus is
placed on infrastructure improvements and
public services which will benefit business
activity and economic development.

Local Option Economic
Development Sales Tax
Local Option Economic Development Sales
Tax is a tool by which a City may levy a tax
of up to 0.5% to support planning, projects,
and improvements related to economic
development. To administer the tax, the City
must receive voter approval, allowing the
creation of an Economic Development Tax
Board. The board operates in an advisory
role, creating plans and identifying projects
for economic development which are then
recommended to the City for funding. The
program requires that 20% of the revenue be
used for long-term economic development
preparation and no more than 25% be used
annually for administrative purposes.

City of Sunset Hills | Comprehensive Plan

129

Incentives
Utilizing other funding mechanisms, such
as TIF districts, CIDs, or SBDs, the City can
provide a variety of incentive programs to
help with implementation of the Plan. These
incentives can be used to attract new development, improve existing development, and
encourage business owners to remain in
the community. This list identifies potential
incentive programs that establish a starting
point for the City in creation of a comprehensive range of incentive programs that
help the City complete its objectives.
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Façade & Site
Improvements Programs
Façade and site improvement programs
can be used to beautify and improve the
appearance of existing businesses. These
programs provide low interest loans or
grants to business owners to improve the
exterior appearance of designated structures
or properties. These programs are most
commonly supported by funding made
available through TIFs.

Sales Tax Rebate
A sales tax rebate is a tool typically used by
municipalities to incentivize business to locate
to a site or area while making cost effective
physical improvements. For developments
that require public infrastructure extensions,
the City can enter into a sales tax rebate
agreement, by which the developer agrees to
pay for the cost of improvements. The City will
then reimburse the developer over a specified
period of time utilizing the incremental sales
taxes which are generated by the improvement. Sales tax rebates have proven effective
in attracting new businesses and encouraging
redevelopment and renovation.

Property Tax Abatement
under Chapter 353

Payment in Lieu of
Taxes (PILOT)

Property Tax Abatement under Chapter 353
of the Revised Statues of Missouri allows
a community to address blighted areas
by offering property tax abatements. A
municipality may provide abatements upon
establishment of an Urban Redevelopment
Corporation and approval of a development
plan. Tax abatements can be offered for up
to 25 years with the goal of encouraging
redevelopment within the area. During the
first 10 years, real property taxes on land and
all improvements are abated and the owner
pays the cost of real property taxes from of
the year before establishment of the abatement. For the following 15 years, the City
can offer a 50% to 100% abatement on the
incremental change in real property taxes
that would naturally occur.

Payment in Lieu of Taxes (PILOT) is a tool
similar to tax abatement and may be used in
coordination with abatements. The City can
use PILOT to reduce the property tax burden
of a desired business for a predetermined
period. In this instance, the City and property
owners will agree to the annual payment of
a set fee in place of property taxes. Payments
are generally made in the form of a fixed sum,
but they may also be paid as a percentage of
the income generated by a property.

Revolving Loan Fund
A revolving loan fund is administered to
provide financial support and assistance
to new or expanding businesses, funded through the Missouri State Revolving
Loan Fund, called the SRF Leveraged Loan
Program. The program is managed by the
Department of Natural Resources Water
Protection Program. The borrower may use
the low-interest loan for construction, property rehabilitation/improvements, and land
acquisition, among other things.

In addition, PILOT can be a means of reducing the fiscal impact on the City of a nonprofit, institutional use, or other non-taxpaying
entity. While such uses can be desirable as
activity generators, they can also negatively
impact municipal services because they do
not pay taxes. Provisions can be made to offset that negative impact by allowing the City
to be compensated for at least a portion of the
revenue that would otherwise be collected in
the form of property tax.
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Transportation &
Infrastructure

Fixing America’s Surface
Transportation (FAST) Act
In December 2015 FAST Act, a five-year
transportation reauthorization bill, was
established. The FAST Act replaces the Moving Ahead for Progress in the 21st Century
(MAP-21) Act, which expired in October 2015
and was extended three times. The FAST
Act aims to improve infrastructure, provide
long-term certainty and increased flexibility
for states and local governments, streamline
project approval processes, and encourage
innovation to make the surface transportation system safer and more efficient. The
City should monitor the FAST Act as application occurs to determine the full extent of
funding changes and implementation. The
City should remain an active participant in
regional transportation funding discussions
through East-West Gateway as the region’s
Transportation Improvement Program (TIP)
is developed.
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Transportation
Development
District (TDD)
Transportation Development Districts allow
a municipality to collect sales taxes, special
assessments, property taxes, tolls, and issues
bonds within a specific area to be used for
transportation improvements. The establishment of a TDD must be approved by a
majority of voters within the new district
boundaries. TDD funds can be used for
improvements and expansions of transportation infrastructure, including roadways,
highways, signage, intersections, parking
lots, and transit stops and stations.

Surface Transportation
Program (STP)
The Surface Transportation Program provides
federal funding through the Federal Highway
Administration (FHWA) for transportation
projects and improvements. Sunset Hills
is eligible for STP funds through the Large
Urban program, which provides funding for
the metropolitan areas of Kansas City, Springfield, and St. Louis. STP funds can be used for
multimodal and roadway projects related to
highways, alternative transportation, transportation safety and control, natural habitat
and wetlands mitigation, infrastructure improvements, and environmental restoration
and pollution prevention.

Transportation
Enhancements (TE)
Transportation Enhancements are funded
as part of the STP program with the aim of
expanding travel choices and improving the
transportation experience. This can include
projects related to pedestrian and bicycle
facilities, historic preservation, landscaping
and scenic beautification, and control of
outdoor advertising, amongst others.

Congestion Mitigation
and Air Quality (CMAQ)
The Congestion Mitigation and Air Quality
program was established through federal
funding to provide assisting in meeting
federal air quality guidelines. As part of the
St. Louis metropolitan area, Sunset Hills
is eligible for funding through the CMAQ
program. Funds are available for a variety of
transportation projects with the requirement
that the project have a demonstrated effect
on reducing emissions.

Safe Routes to
Schools (SRTS)
The Safe Route to Schools program was
established to provide funding for the planning, design, and construction of infrastructure related projects that will substantially
improve the ability of students to walk and
bike to school. This has included funding for
a variety of projects, include:
• Sidewalk improvements;
• Traffic calming and speed reduction
improvements;
• Pedestrian and bicycle-crossing improvements;
• On-street bicycle facilities

Missouri Byways Program

Great Streets Initiative

The Missouri Byways Program was established to encourage the creation of routes
that demonstrate examples of the state’s
culture, history, archeology, natural beauty,
scenic views, and recreational amenities.
The program provides funding for the designation, protection, promotion, and necessary infrastructure development to benefit
important routes. Within Sunset Hills, routes
along the Meramec River or through the
community, such as historic Route 66 on
Watson Road, could potentially be eligible for
improvement through the program; however, cooperation with neighboring communities may be necessary to coordinate efforts
and obtain funding.

The East-West Gateway’s Great Streets Initiative was launched in 2006 to identify and
make improvements to key roadways within
the St. Louis Region. The concept was to
alter the way in which communities understand roadways, creating streets which not
only serve a variety of transportation methods but also act as diverse spaces for activity
and interaction. The initiative started with
four demonstration projects funded through
the American Recovery and Reinvestment
(ARRA) act in 2009, and was expanded to
include additional projects in 2012. Recently,
the East-West Gateway has shown interest
in making the Great Streets Initiative a more
consistent program with regular projects.
Within Sunset Hills, Watson Road has the
potential to be the focus of a Green Streets
Initiatives project. This program aligns with
many of the goals outlined in the Subarea
Plans of this Comprehensive Plan and the
vision for redevelopment in Sunset Hills
more generally. Given that only a portion
of the corridor is in Sunset Hills, the City
should partner with Crestwood to submit for
a Green Streets Initiatives project when the
next opportunity exists through East-West
Gateway. This would increase the likelihood
of selection by providing a sizeable project
that has a significant impact on the region.

• Off-street bicycle and pedestrian facilities;
• Secure bicycle parking system; and,
• Traffic diversion improvements in the
vicinity of schools
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Parks, Trails &
Open Spaces
The Missouri Department of Natural
Resources offers two grant programs for
outdoor recreation through the Division
of State Parks. This includes the Land and
Water Conservation Fund (LWCF) and the
Recreational Trails Program (RTP), which are
federally-funded through the U.S. Department of the Interior, National Park Service.

Land and Water
Conservation
Fund (LWCF)
Land and Water Conservation Fund grants
are available to municipalities, counties, and
school districts to be used for outdoor recreation projects. Grants require a 55% match
and funding varies by year, most recently
having a $75,000 maximum amount per
project. All funded projects are taken under
perpetuity by the National park Service and
must be used only for outdoor recreational
purposes. Examples of common projects
funded by LWCF grants include:
• Playgrounds
• Ball fields
• Pools and water parks
• Archery and shooting ranges
• Camping facilities
• Picnic areas
• Golf courses
• Boating and fishing facilities
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Recreational Trails
Program (RTP)
The Recreational Trails Program is federally-funded through the Federal Highway
Administration (FHWA), with the aim of
promoting motorized and non-motorized
recreational trails. Grants are available to local and state governments, schools districts,
for-profit and non-profit organizations, and
businesses. Projects require a minimum
match of 20% of the total cost and have a
grant maximum of $150,000 per project.
Eligible projects much be open to the public
and can include:
• Constructing new recreational trails
• Maintaining or renovating existing trails
• Developing or renovating trailheads or
trail amenities
• Acquiring land of recreational trails
• Purchasing or leasing trail maintenance
equipment

