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MISSION STATEMENT 
Our goal is to assure the health, safety, and well-being of our community and to be a 
model of effective and efficient service. 

We believe it is important to listen to and stay in touch with our citizens, being sensitive 
and responsive to their needs. 

We believe that as trustees of public resources, we are obligated to work in the most 
efficient and effective manner possible. 

We believe that through planning and innovation, we will provide a vision for the future. 

SECTION 1: INTRODUCTION  

Section 1:1      Purpose   
 

 
he Dale Avenue Land Use Study is intended to guide community, private sector, and public 
agency actions and investments along the Dale Avenue corridor over the next ten (10) years.  The 
goal of this study is to preserve the existing character of Dale Avenue while improving the 

economic viability of the established commercial nodes.  Elected and appointed officials, residents, 
business owners, property owners and investors were solicited to provide input on the strengths and 
weaknesses of the project area and to help develop strategies to allow Dale Avenue to “thrive as an old, 
new urban area”.  The intent of the plan is to promote the City’s Mission Statement, below, by enhancing 
pedestrian & vehicular connections, preserving the areas residential character and strengthening the areas 
commercial vitality.  
 
 
 
 

 
 

 

 

Section 1:2     Study Area 
The immediate study area includes all parcels adjacent to Dale Avenue from Hanley Road to Bellevue 
Avenue.  The corridor is approximately 6,000 feet (1.14 miles) in length and lined with a mixture of single 
family and multifamily dwellings, churches, commercial businesses and a few vacant buildings.  Richmond 
Heights Community Center and Memorial Library, better known as “The Heights”, is located within the 
study area.   The Heights is a 73,167 square-foot multi-purpose facility that offers a wide range of activities 
including sports, fitness equipment, swimming, and recreational, educational and lifestyle enhancing 
programs. In addition to the immediate study area, an “area of influence” was also included in the study 
which extends approximately ¼ mile north and south of the centerline of Dale Avenue.   

Several schools, churches, parks, shopping establishments and a wide range of other commercial services 
and destinations are conveniently located within and in close proximity of the study area.  Just northwest of 
the study area is the Saint Louis Galleria and the Boulevard-Saint Louis– two of the region’s top shopping 
and entertainment destinations.  Immediately to the north is the City of Clayton, the County Seat, and 
immediately east is the City of St. Louis, both important regional employment, retail, cultural and 
entertainment centers.  The area is easily accessed by major highways and Metrolink.  The study area 
includes a variety of zoning classifications; including “R-3” Single Family Residential, “R4” Two Family 

T 
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Residential, “R5” Multi-Family Residential “C-1” Neighborhood Business District and “C2” General 
Business, see Figure 1.1. 
 
 
 
 

SECTION 2: EXISTING CONDITIONS 

Section 2.1 Socio-Economic Conditions 
The current and past socio-economic trends for the City provide the foundation for the future.  The socio-
economic data evaluated for this Plan includes population trends, age, housing, income and other 
demographic characteristics. This section also compares Richmond Height’s with St. Louis County and 
state and national demographic findings to provide a more meaningful socio-economic outlook and help 
differentiate between local, isolated events and regional trends.   An understanding of the regional socio-
economic trends and local issues will help the City plan for the future and meet the needs of its resident 
population and business community.  The data for this analysis is from the US Census Bureau.   

Section 2.2 Population  
The US Census Bureau provides annual population estimates for the years following the decennial 
population count, which at the time of this writing included the years 2001-2006.  During these years, 
Richmond Heights and St. Louis County both lost population, as shown in Table 2.1.  While the City’s 
population is declining, the percentage of change is very small.  The City’s recent population decline is 
characteristic of aging inner ring suburbs in older metropolitan areas.  Like many inner ring suburbs, 
Richmond Heights is land locked and has lost population to east-west suburban growth and the conversion 
of residential areas to commercial growth and infill.  As a result, the City’s population will remain stable, but 
is unlikely to grow.  
 
The City’s excellent location, access to regional employment centers and good supply of well built homes 
and stable neighborhoods will continue to retain and attract residents.  However, future population growth 
will require ongoing reinvestment in the City’s existing neighborhoods and business districts and future 
residential redevelopment.   
 
 
 
 

Figure 1.1: Study Area Zoning Map 
Source: City of Richmond Heights 
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Section 2.3 Age Characteristics 
For the most part, Richmond Heights has followed a demographic pattern similar to St. Louis County, which 
is characterized by a growing percentage of people over age 65.  According to the Show-Me-Summit on 
Aging Report prepared by OSEDA, St. Louis County's senior population is growing four times faster than 
the county population overall and twice as fast as the senior population in Missouri.  
 
Richmond Heights’ population over 65 represents 14.7% of the city’s population, well above most cities 
within the county.  While the City’s senior population is growing, the City’s under 5 age cohort is falling 
behind both State and National averages.  A relatively small percentage of Richmond Height’s total 
population (4.9%) is under 5 years old when compared to the State (6.6%) and the US (6.8%).   A low 
percentage of children may indicate that Richmond Heights is lacking the necessary housing and other 
amenities needed to attract young families.  The City’s female population is also higher than both the state 
and national averages.   This indicates that the City provides the locational factors that female adults and 
seniors desire and is therefore attractive to this age cohort.  The City must continue to provide the services, 
housing and amenities required and desired of an aging population and identify and provide the housing, 
schooling, parks and other amenities needed to attract and retain young families. 

Table 2.1: Population 1980-2006 
 Source: US Census 2000 

  
Richmond 

Heights 
% 

change 
STL 

County 
% 

change 
1980 11,516 ****** 974,180 ****** 
1990 10,448 -9.3% 993,529 2.0% 
2000 9,602 -8.1% 1,016,300 2.3% 
2001 9,515 -0.9% 1,016,724 0.0% 
2002 9,485 -0.3% 1,014,896 -0.2% 
2003 9,444 -0.4% 1,011,781 -0.3% 
2004 9,347 -1.0% 1,007,723 -0.4% 
2005 9,286 -0.7% 1,004,666 -0.3% 
2006 9,228 -0.6% 1,000,510 -0.4% 

“The average shopper in the 1980s was a female between the ages of 25 and 45 and 
shopped 3-times per month for an average of 3-hours per outing. Today, she is 45 to 65 
years old, works full time, is divorced and has children. She has little time for shopping 
and seeks convenience”.   Bob Gibbs, Retail Expert 
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Table 1.2:  

 

 

 

 

 

Section 2.4 Housing  
The City’s housing stock benefits from high values, low vacancy and affordable rents and mortgages.   
While, Richmond Height’s housing stock is more expensive than the national, state and county values, the 
City’s housing stock is much older.  For example, the median age of the City’s housing stock is 1939, while 
the median age of the state and national housing stock is 1971.  Therefore, the majority of the City’s 
housing stock is thirty-two (32) years older than state and national averages and twenty-five (27) years 
older than the median age of the county’s housing stock. The City’s housing stock, although older and 
smaller than the housing county-wide, continues to be in demand and command high values.  Additionally, 
most of the City’s substandard and deteriorated housing units identified in the City’s 1998 Plan have been 
eliminated or bought-out for future redevelopment.  Table 2.3 provides a cost comparison of the City’s 
housing stock. 

 
 
The percentage of owner occupied homes in Richmond Heights is significantly lower than the national, 
state, and county percentages.  A low home ownership rate is typically the result of high housing costs 
and/or a large supply of apartments.  These two factors contribute, in part, to the City of Richmond Heights’ 
low home ownership rates.   Richmond Heights’ average household size is also significantly lower than the 
national, state, and county averages.  A contributing factor to the City’s small household size and low home 
ownership rates is the high percentage of persons living alone, which is almost ten percent (10%) higher 

Table 2.2: General Age Characteristics Comparison 
Source: US Census 2000 

General 
Characteristics 

Richmond 
Heights 

St. 
Louis 

County 
Missouri US 

Under 5 years 4.9% 6.3% 6.6% 6.8% 
18 years and over 80.8% 74.8% 74.5% 74.3% 
65 years and over 14.7% 14.1% 13.5% 12.4% 
Median Age 36 38 36.1 35.3 
Female 53.9% 52.6% 51.4% 50.90% 
Male 46.1% 47.4% 48.6% 49.10% 

Table 2.3: Housing Cost Comparisons  
Source: US Census 2000 

Area Median Value Median Mortgage  
Status  

Median Gross 
Rent 

Median 
Structure 

Built 
Richmond Hts $ 133,900.00 $        992.00 $            592.00 1939 

St. Louis Cnty. $ 116,600.00 $     1,019.00 $            601.00 1966 

Missouri $   89,900.00 $        861.00 $            484.00 1971 

United States $119,600.00 $     1,088.00 $           519.00 1971 
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than county and state averages.  Common characteristics of an aging population are high percentages of 
people living alone and small household sizes.  The reduction in household size has been a nationwide 
trend as the baby boomers reach retirement age. A study conducted by ODESA, found that the Richmond 
Heights/Maplewood area had the largest proportion of seniors living alone (43%) in 2000 than any other 
area of St. Louis County.  These findings are further evidence that a significant percentage of the City’s 
population is maturing and reaching retirement age. Table 2.4 compares the City’s housing conditions with 
the County and State.  
 

  
 
According to the US Census Bureau, “non-family households” will soon account for 1/3 of all American 
households.  Currently ¼ of all households consist of persons living alone.  To accommodate the City’s 
aging population and diverse housing needs, the City must continue to provide a wide range of housing 
options that support all stages of the lifecycle, so that moving up in age does not require moving out of the 
city.   

Section 2.5 Income  
The US 2000 median household income for the City of Richmond Heights was $50,557, just above the 
median household income for St Louis County which was $50,532 and much higher than the State 
($37,934) and US ($41,994) averages.  This suggests Richmond Heights attracts relatively higher income 
residents.  A more comprehensive look at the earnings of the study area and the trade area in general is 
provided in Section 2.8. 

Section 2.6 Commute  
On average, Richmond Heights’ workforce has a commute of only 17.6 minutes.   By way of comparison, 
St. Louis County has an average commute of 22.2 minutes, St. Charles County has an average commute 
of 25.9 minutes and the National average is 25.5 minutes.  The City’s short commute is a direct relation to 
the City’s excellent access to highways and close proximity to major employment centers.   While the 
average commute time is much lower in Richmond Heights, the percentage of workers who drive alone is 
still very high (87%), which is comparable with the County and State averages.  Commute time is a quality 
of life issue that needs to be promoted as one of the City’s and the subject area’s locational strengths.    

Table 2.4: Occupied Housing Statistics  
Source: US Census 2000 

Area 
Avg.   
HH 
Size 

Renter 
Occupied 

Housing Units  

Owner 
Occupied 

Housing Units 

1 Person 
Householder 
Owner Occ. 

% Vacant 

Richmond Heights 2.04 43.1% 56.9% 31.1% 5.8% 
St. Louis County 2.47 25.9% 74.1% 22% 4.6% 

Missouri 2.48 29.7% 70.3% 21.3% 10.1% 
US 2.59 33.8% 66.2% 28% 9.0% 
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Section 2.7 Daytime Population 
While the City was once a “bedroom community”, however, today the City grows by almost 45% as 
employees, students and service providers call the City “home” for their daily routines.   The city’s total 
daytime population grows to 13,913, an increase of 4,311 over the City’s normal resident population.   This 
additional population base provides an important revenue stream as workers and students shop, eat and 
recreate at the City’s many retail, hospitality and entertainment establishments.  Table 2.5 provides a 
summary of Richmond Height’s Daytime Population in comparison to other peer cities as well as the City of 
St. Louis. 
 

 
The City of Richmond Heights has a small amount (13.9%) of residents who live and work within the City.  
Almost all the cities within St. Louis County have very small percentages of workers who live and work in 
the same city.  Clayton is the only city in the region to have more than 25% of its workers live and work in 
the same city.  Meanwhile sixteen (16) cities in the county have less than 10 percent of workers who live 
and work in the same place.  By way of comparison, 58.6% of the City of St. Louis’ resident population 
stays in the city for work.  The recommended improvements to Dale Avenue seek to provide more 
employment opportunities within the city to encourage more residents to live and work within the City.  

Section 2.8   Trade Area Profile 
While the City’s demographic characteristics are important in determining the level of municipal services 
and housing needs, a much larger area is typically analyzed by planners and retail experts when looking for 
new locations for various land use types.  One such area is the Metropolitan Statistical Area (MSA).  The 
City of Richmond Heights is part of the St. Louis Metropolitan Statistical Area (SMSA).  The SMSA includes 
the City of St. Louis and the surrounding counties in Missouri (Lincoln, St. Charles, St. Louis, Jefferson, 
Franklin and Warren) and Illinois (Madison, Jersey, St. Clair, Clinton and Monroe).  According to the 2000 
census, the St. Louis MSA had a total population of 2.6 million people with 25% residing in Illinois and 75% 
residing in Missouri.  The average growth rate of the MSA over the last twenty years was 3.9% or 
approximately 100,000 residents.  The defining characteristic of the St. Louis region over the last several 
decades has been a period of population stability coupled with geographic sprawl.  However as the 
population continues to age and transportation costs increase, in-migration from the suburbs to the urban 
core and inner-tier cities is anticipated to increase, especially in neighborhoods and cities where housing is 
affordable and daily services, shopping and jobs are conveniently located, such as along Dale Avenue .   
 

Table 2.5: Daytime Population Comparisons 
Source: US Census 2000 

City Population Daytime 
Population 

Change in 
Daytime 

Population 

Percent 
Change in 
Daytime 

Population 

% of workers who 
live and work in 

same place 

Richmond Hts. 9,602 13,913 4,311 44.9% 13.9% 
Brentwood 7,693 13,731 6,038 78.5% 15.0% 
Clayton 12,825 36,850 24,025 187.3% 25.1% 
Maplewood 9,228 9,622 394 4.3% 9.1% 
St. Louis City 348,189 470,423 122,234 35.1% 58.6% 
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Planners and retail experts also look into various locational factors such as accessibility, commute, income 
levels, education and the density and intensity of population (i.e. rooftops).   Table 2.6 provides a summary 
of the City’s Socio-Economic conditions compared with state and national averages.   Table 2.7 goes 
outside the City’s jurisdictional boundaries and provides a summary of the 1 mile, 2 mile and 3 mile trade 
area profiles for the Dale Avenue study area.    

 
 

Section 2.9  Summary 
Tables 2.6 and 2.7 above illustrate many of the locational factors that are highly desirable among retailers.   
Typically, income averages over the national average is desirable.  Meanwhile, the 2-mile trade area for 
Dale Avenue has an average median family income of almost twice the national average.   In summary, 
incomes are very robust within the 1, 2 and 3-mile trade areas, making the Dale Avenue study area a prime 
location for commercial service and retail.   The high income levels, combined with the area’s excellent 
location, stable neighborhoods and population densities are prime targets for retailers, as evidenced by 
the recent retail redevelopment in the area.   A summary of the City’s key demographic findings are 
provided on the following page:  

Table 2.6:  Socio-Economic Conditions for Richmond Heights 
Source: US Census 2000 

  Richmond Hts. 2000 Missouri 2000 US 2000 
General Characteristics Number % Number % % 

High school graduate or higher 6,572 93.3 2,955,811 81.3 80.40% 
Bachelor's degree or higher 3,993 56.7 784,476 21.6 24.40% 
Mean travel time to work in  17.6 min. (X) 23.8 min. (X) 25.5 min. 
Median household income $50,557.00 (X) $37,934.00 (X) $41,994.00
Median family income  $69,681.00 (X) $46,044.00 (X) $50,046.00
Per capita income   $37,217.00 (X) $19,936.00 (X) $21,587.00
Families below poverty level 101 4.4 127,317 8.6 9.20% 
Individuals below poverty level 689 7.3 637,891 11.7 12.40% 

Table 2.7:  1, 2 & 3 Mile Trade Area Demographics 
Source: US Census 2000 

Control Point: Hanley Road & Dale Avenue  1 Mile 2 Miles 3 Miles 
Estimated 2007 Population 15,323 54,978 119,898 
Projected 2012 Population 14,983 53,460 116,195 
Median Family Income  $72,776 $80,000 $74,849 
Average Family Income  $86,736 $99,501 $94,675 
Per Capita Income  $32,846 $33,138 $31,902 
Males 16+ with Earnings  4,884 19,212 38,232 
    Avg Earnings of Males with Earnings  $52,129 $50,805 $51,246 
Females 16+ with Earnings  5,386 18,055 36,852 
    Avg Earnings of Females with Earnings  $29,769 $28,751 $27,846 
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 The city has a high percentage of HS and college graduates (93.3% and 56.7%) 

 The city has a high median family income ($69,681.00) 

 The City has a low vacancy rate (5.8%) 

 The city has a high percentage of population over 65 (14.7%) 

 The city has a high percentage of persons living alone (43%) 

 The city has a high percentage of females (53.9%) 

 

SECTION 3: TRANSPORTATION  
 
In 1999, the City and MoDOT began planning and redesigning a ten (10) mile stretch of I-64 from Spoede 
Road to east of Kingshighway Boulevard and part of 1-170.  Improvements include the installation of new 
interchanges and overpasses on I-64, replacement of pavement, the addition of one additional lane in both 
directions on I-64 from west of Spoede Road to I-170 and a new freeway to freeway interchange at I-170.  
Construction began in January 2008 with the closure of Highway I-64 in both directions from Ballas Road to 
I-170.  The reconstructed portion of I-64 from Spoede Road to I-170 is scheduled to reopen on December 
31st 2008.  In January of 2009, I-64 will be fully closed again between I-170 and Kingshighway Boulevard 
for the construction of the remaining half of the project.  Two major improvements that will directly impact 
the study area include a new full-service interchange at Hanley Road and a new full service interchange at 
Big Bend.   
 
A new Metro-Link stop was recently installed on the east end of the project area across Hanley Road.  
Additionally, on January 15, 2008 St. Louis County approved the establishment of a Transportation 
Development District (TDD) to help fund improvements to Hanley Road, including the installation of a “jug 
handle” to help relieve congestion at Hanley Road and Eager Road, see Figure 2.1.  Figure 2.2 depicts the 
proposed streetscape improvements to Hanley Road.  The new Metro-Link stop and proposed 
transportation improvements will greatly improve pedestrian and vehicular access to the study area.    
 
The project area has excellent accessibility. It is served by two major highways and several primary arterial, 
secondary arterial and collector roads.   Interstate 40/61 provides east/west access through the project area 
and Interstate 170 provides north/south access north of Interstate 40/61.   Hanley Road and Big Bend 
Boulevard function as primary arterial roadways.  They provide north/south access to and from the study 
area and provide connections to Interstate 44 to the south and Interstate 70 and 270 to the north.  Eager 
Road, Dale Avenue, Laclede Station Road and Bellevue Avenue serve as secondary arterial roadways and 
Bredell Avenue and Boland Place serve as primary collector roads in the immediate project area. The 
remaining streets are collector streets designed to move local traffic with unlimited access.    
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Figure 3.2: Hanley Road Improvements 
Source: Trailnet 

Figure 3.1:  Proposed “Jug Handle” Intersection at Hanley and Eager  
Source: St. Louis County / Post-Dispatch 
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SECTION 4:   EXISTING LAND USE  
The commercial districts along I-64, I-70, Brentwood Boulevard and Eager Road provide excellent physical 
and visual access to the areas highways and neighborhoods.  As a result, significant retail, office and 
transit-oriented redevelopment activity has occurred in these locations, which are just west of the project 
area.  This past development activity provides an abundance of retail establishments and major shopping 
center developments that appeal to both higher and middle-income residents.  The Galleria and the 
Boulevard are two of the regions premier shopping establishments and they are located across from one 
another on Brentwood Boulevard in Richmond Heights. The study area is located just southeast of these 
fine shopping establishments. Additionally, there are several major retail shopping centers located just 
outside the project area. These include the Brentwood Pointe, The Brentwood Promenade, The Meridian, 
Hanley Station and Maplewood Commons.   Maplewood Commons is located just south of the project area 
on Hanley Road.  Maplewood Commons is anchored by Wal-Mart, Sam’s Club and Lowe’s and includes 
several junior anchors and restaurants.  Most of the retail development in the area has been developed or 
significantly renovated within the last ten (10) years. 
 
The project area also includes the approved Hadley Development.  The Hadley Development is a 57 acre 
mixed-use redevelopment project bounded by Hanley Road on the west, Highway 40/64 on the north, 
Hampton Creek to the east, south to Dale Avenue, then east to Laclede Station Road, then south to West 
Bruno Avenue and west to Hanley Road.  The proposed Hadley Development consists of a 126-room 
hotel, 290,000 square feet of retail, 124 single family homes and 16 apartment units.  The proposed Hadley 
Development will significantly influence the timing, type and character of the redevelopment that occurs 
within the Dale Avenue study area.   It is important that the improvements to Dale Avenue compliment, 
rather than compete with, the Hadley development commercial and residential uses.  

SECTION 5: KEY PLANNING OBJECTIVES 
The goal of this study is to preserve the existing character of Dale Avenue while improving the economic 
viability of the established commercial nodes.  While the Dale Avenue corridor possesses significant 
potential for redevelopment, real-world expectations must be maintained and careful consideration must be 
given to the existing neighborhood uses and abundance of existing retail establishments in the area.  The 
Dale Avenue Future Land Use Map and implementation strategies were developed to specifically address 
the following conditions and expectations:  

 The comments gathered from the public meetings, person-to-person interviews and the 
analysis of the exiting conditions presented in Section 2.    

 The potential for the adaptive reuse of vacant/underutilized land uses.   

 Which sites are most marketable and what land uses or development configurations would 
be most supportable. 

 The past stages of land occupancy and current support for reintroducing “traditional” 
mixed-use development in the area’s existing commercial nodes. 

 Preserving and enhancing the existing pedestrian and recreational amenities. 

 The existing municipal zoning and current patterns of land use. 

 Maintaining the current and anticipated traffic volumes and improving the safety, walkability 
and economic viability of the corridor. 
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SECTION 6: FUTURE LAND USE MAP 
The Future Land Use Map divides the project area into various land use categories and is supported by 
specific implementation strategies contained in the following sections.  The Future Land Use Map and 
implementation strategies were developed with consideration given to the comments recorded during the 
public engagement sessions, town hall meetings and collaboration with City staff, boards and commissions 
and the current and past land use practices and development trends. The Future Land Use Map and 
implementation strategies provide a “framework for action” to help achieve the conditions and citizen-driven 
expectations provided in the Appendix. All future land use decisions regarding Dale Avenue should comply 
with the Future Land Use Map and Implementation Strategies  

Section 6.1 Future Land Use Categories 
The Future Land Use Map and future land use recommendations will not become reality unless the daily 
decisions and implementation activities in Richmond Heights support the proposed plan. The decision to 
locate new uses and activities in the City should be based upon factors such as impact on existing 
development, capacity of adjacent streets and compatibility between the built and natural environment. 
The recommendations of this plan should be used with a sense of flexibility. Development proposals that 
do not exactly match the Future Land Use Map and future land use goals, objectives and implementation 
strategies, but reflect marketplace demands, should be given reasonable consideration as long as they do 
not present significant public service burdens on the community or hinder community development goals.  

The Future Land Use Map is a conceptual plan of future land use categories.   Slight modifications to the 
precise boundaries of the future land use categories should be expected when a lot-by-lot analysis is 
conducted during plan implementation. The colored areas shown on the Future Land Use Map include all 
land within the Dale Avenue Land Use Study area. The future land use categories include: 

 

• Single Family  

• Attached Single Family 

• Multiple Family  

• Commercial 

• Mixed Use Overlay 

• Public Use Areas 

 

Section 6.2 Future Land Use Matrix 
The following Future Land Use Matrix Table 5.1, serves as a quick reference guide that provides a general 
description of the recommended uses and development scenarios for the study area.   The Future Land 
Use Matrix is designed to work with the Future Land Use Map and implementation strategies and should 
not be used as a stand alone document. The Future Land Use Map, Future Land Use Matrix and 
implementation strategies should be used together to aid the City in the decision making process and help 
preserve the character of the city’s residential uses and promote revitalization efforts in the underutilized 
areas along Dale Avenue that have shown signs of decline over the years.   
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Table 6.1: Future Land Use Categories & Description Matrix 
 
Description Density Proposed Uses 
Single Family Average minimum lot size: 

No less than 5,000 SF per 
single family dwelling and no 
more than 6 units per acre.   

 Single Family Detached 
 Single Family Attached 
 Public & Institutional Uses 
 Parks 

Areas designated as “Single-Family” generally consist of single-family homes on lots 5,000 square feet 
or larger.  Infill development should maintain a density that does not exceed 125% of the average 
surrounding density. All homes should be oriented toward the street with doors and at least two windows 
facing Dale Avenue.  Front porches and other architectural entrance features are encouraged. Single-
family attached dwellings (villas) are recommended on a case by case basis as planned/conditional 
uses. Homeownership is encouraged.  Garages should be located in the rear or set back behind the 
primary plane of the façade.  Doors and windows should be oriented toward the street and designed to 
ensure privacy of the residents from passersby through the use of elevated porches and entryways. 

Attached-Single Family  Average minimum lot size: 
No less than 2,500 SF per 
dwelling unit (du) and no 
more than 6 units per acre. 

 Single-family detached 
 Attached single-family 
“villas” 

 Public & Institutional Uses 
 Parks 

Areas designated as “Attached Single Family” generally consist of two-family dwellings on lots no less 
than 5,000 or 2,500 SF per unit.  Infill sites adjacent to existing (or approved) higher density 
development may increase the site density to three (3) attached units for lots over 6,000 SF.  Approval 
should be based on the development’s ability to blend in with the adjacent structures and minimize the 
impact on the surrounding uses. Homeownership is encouraged. Garages should be located in the rear 
or set back behind the primary plane of the façade. Doors and windows should be oriented towards the 
street and designed to ensure privacy of the residents from passersby through the use of elevated 
porches and entryways. 
Multi-Family Residential No more than 24 dwelling 

units/acre. 
Minimum lot size 
Single family: 5,000 SF.  
Two-family: 2.500 SF per du 
Multi-family (2.5 stories or 
less): 2,500 SF. 
Multi-family(over 2.5 stories):  
1,800 SF per du.  

- Single Family Attached  
- Duplex, triplex & townhomes  
- Apartments 
- Public & Institutional Uses 
- Parks 

Areas designated as “Multi-Family Residential” generally contain multi-family dwellings.  Any new use or 
major redevelopment of an existing multi-family structure should provide buffers between single family 
residential and non-residential uses and any improvements necessary to bring streets and other 
infrastructure into compliance with the City’s standards.  Single or unified ownership and perpetual 
control and maintenance of any multi-family structure and common use areas (parking, playgrounds, 
clubhouses, etc) are encouraged. Maximum height should be no more than 3 stories. Garages should 
be located in the rear or set back behind the primary plane of the façade. Doors and windows should be 
oriented towards the street and designed to ensure privacy of the residents from passersby through the 
use of elevated porches and entryways. 
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Table 6.1: Future Land Use Categories & Description Matrix 

 
Description Density Proposed Uses 
Mixed Use (Nodal) Overlay  Commercial buildings should 

contain at least 2-stories and 
be limited to no more than 
10,000 SF. 

All uses permitted in the 
underlying zoning districts, 
including any mixture of 
permitted uses. 

The Mixed Use Overlay includes areas that presently contain or have contained a mix of residential, 
commercial or institutional uses. The intent of the Mixed Use Overlay is to encourage the revitalization of 
the areas existing commercial districts by allowing relief from the City’s underlying zoning regulations for 
uses that offer convenient retail and commercial services and are compatible with the adjacent uses. All 
uses permitted in the underlying zoning district(s), and any mix of permitted uses, are recommended. 
Developments containing more than 2-stories, drive-thru lanes, requiring an abundance of parking or 
generate high volumes of traffic must front an arterial road. Requirements addressing parking, 
landscaping, and architectural design are recommended.  The adaptive reuse of historic structures is 
encouraged.  
Commercial FAR for new uses 0.5 to 1 

by-right and 1 to1 for 
planned developments. 

-Commercial Service & Retail 
-Office  
-Medical 
-Mixed-Use  
-Parks & Institutional Uses 

The uses permitted in the City’s underlying commercial zoning districts C-1 and C-2 are envisioned in 
the areas designated as Commercial.  Compact developments containing a horizontal and/or vertical 
mix of tenants and uses should be encouraged.  When such uses are not permitted in the underlying 
zoning districts, the Mixed-Use Overlay is recommended.  Big box developments, uses with drive-
through accommodations and other uses that generate high volumes of traffic are discouraged.  Such 
uses should have direct access to an arterial road such as Big Bend or Hanley.   
Public/Institutional As determined on a case-by-

case basis and depending 
on the level of compatibility 
with surrounding zones and 
uses 

   Schools 
 Churches 
 Libraries 
 Government Facilities  
 Parks 

Public/Institutional uses are allowed in all future land use categories, subject to City approval.  Future 
institutional uses and places of assembly should provide access to arterials and comply with applicable 
zoning and design criteria set forth herein and in the City’s Zoning Code.  
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SECTION 7: FUTURE COMMERCIAL & MIXED-USE IMPLEMENATION STRATEGIES  
The City’s past development successes has grown out of a flexible, citizen-based planning process.   By 
responding to local realities and working with the development community, the City has enjoyed many 
successful developments that have implemented the latest retail trends while retaining some of the areas 
traditional development patterns.  The community supports this philosophy of “Progress with Tradition”.  
During the Dale Avenue public engagement activities the stakeholders and participants favored the 
restoration of Dale Avenue’s village-style or traditional neighborhood character, over land consumptive 
suburban development.   Therefore, the recommendations for this plan are rooted in the area’s traditional 
patterns of growth and development.   
 
The plan views the areas aging, underutilized commercial and institutional buildings as opportunities to help 
revitalize the corridor.  The future of these buildings significantly influences the character of Dale Avenue 
and the confidence to invest in neighboring homes and properties.  Therefore, the future land use 
recommendations focus primarily on the restorative development of these properties and continued 
maintenance to the existing successful neighborhoods and commercial properties. The following 
implementation strategies are intended to help preserve and enhance the characteristics that have helped 
sustain land uses along Dale Avenue over the years and to guide future land use and development activity.   
 
The existing land use analysis found that the study area is served by a strong supply of regional retailers.  
However, there is a void in the supply of unique neighborhood shops and dining establishments in the area 
that are conveniently located and pedestrian oriented.  As a result, residents must leave to City and drive to 
most unique dining and shopping destinations.  Therefore, this plan recommends restoring the existing 
commercial areas (nodes) that once provided conveniently located commercial sales, services and places 
to gather.  The goal of the future land use plan recommendations is to promote the revitalization of the 
underutilized commercial and institutional uses. The rationale for this recommendation and the 
implementation strategies provided in this section is as follows: 
 
Stable but limited Population Base.  There is a stable population base within the City of Richmond 
Heights, however, the City serves a much larger population base due to access provided by Interstate 
40/64 and 170 and the adjacent primary arterial roads (Big Bend and Hanley).  While the respected trade 
area population projections are showing a slight decline, the stable housing stock, highly desirable location 
and highly educated work force will continue to attract and support retail and neighborhood commercial 
uses.    
 
Strong Trade Area Household Incomes:  Both the study area and the trade area(s) have strong incomes.  
The median family income for the City of Richmond Heights is $69,681.00 and increases to $72,776 in the 
1-mile trade area, $80,000 in the 2-mile trade area.   Average household income reported as of the 2000 
census was $86,736 in the 1-mile trade area, $99,501 in the 2-mile trade area and $94,675 in the 3-mile 
trade area.   The average household income according to the US 2000 Census for Richmond Heights was 
$101,443. 
 
Daytime Population Base:  Overall, there are a total of 10,270 employees working within a one-mile 
radius of the study area (Hanley Road and Dale Avenue) growing to 37,267 total employees within two 
miles and 75,084 total employees within five miles.  Given the ease of local and regional access to the 
study area, those working within a three (3) to five (5) mile radius could easily shop at the retailers and dine 
at the restaurants located within the immediate and expanded study area.   
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Retail Competition:  The strong community and retail hubs to the north, south and west of the study area 
limit the study area’s ability to draw customers from beyond the defined extended project area.  
Furthermore, the study area’s proximity to residential neighborhoods and lack of sites large enough to 
accommodate large-scale retail preclude the study for any future large-scale commercial development.  
However, the market supports the opportunity for specialty, neighborhood commercial in-fill in areas that 
have already been used commercially or institutionally in the past.  Large-scale retail is not an option within 
the study area.  

Section 7.1 Restorative Nodal Redevelopment  
Nodes are places where commercial activity is concentrated at intersections of major roads. Business 
owners tend to prefer locating at intersections or nodes due 
to their ease of access and high visibility. The commercial 
concentrations located at the intersection of Dale and 
Hanley, Laclede Station, Big Bend and Bredell are all 
examples of prime nodal development opportunity areas.  
These locations fall within the Mixed Use Overlay on the 
Future Land Use Map because they provide excellent 
opportunities for future restorative development or 
redevelopment that can increase the convenience, choice 
and competition within the marketplace by dispersing 
commercial services throughout the city’s neighborhoods.     
 
For the purpose of this plan, restorative nodal 
development is development that seeks to preserve 
(restore) the existing building stock while concentrating 
commercial and mixed use development at intersections 
where non-residential uses have already been 
established.   The study area was once served by a 
variety of commercial uses centered around key 
intersections along Dale Avenue.  The key focus of this 
plan is the redevelopment of the old Dale Hardware 
building, Gateway Tile & Marble building and other vacant 
or underutilized commercial structures located along Dale.  
These uses once provided a reliable tax-base for the city 
and offered localized, retail convenience that the 
Richmond Heights resident could walk to.  However, 
these uses have long since vacated the area and these 
once vibrant commercial nodes are vacant.   Most of the 
area’s commercial buildings are older and need updating 
to attract potential retail or commercial users that appeal 
to the strong demographics and incomes found in the 
Richmond Heights market.   
 

Gateway Tile & Marble Building at Bredell and Dale. 

Dale Hardware Building located at Bredell & Dale.  
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Section 7.2 Commercial & Mixed Use Implementation Strategies  
 
The areas designated as “Commercial” should remain commercial and comply with the requirements 
of the City’s applicable commercial zoning districts.  Clustering and stacking of residential, office, 
business and retail uses as an alternative to conventional strip-type development with large 
unlandscaped parking lots is encouraged.  This plan recommends the following commercial and 
mixed-use implementation strategies: 

1. Redevelop the commercial and mixed use areas (nodes) located along Dale Avenue with a mix of 
diverse and compatible land uses that address the following land use recommendations:  

a) The preferred redevelopment scenario includes two-stories consisting of a vertical and 
horizontal mix of uses.   

b) Retail and commercial services uses such as coffee shops, internet cafes, hair and nail salons, 
dance or fitness studios, restaurants with outdoor seating, etc are recommended for ground 
level uses. Residential units and professional office uses are recommended for second story 
uses.   

c) Retail uses should provide a retail experience that cannot be delivered in a big box 
environment. 

2. Promote the adaptive reuse of the Old Dale Hardware Building and Gateway Tile & Marble Building 
located at Bredell Avenue and Dale Avenue. 

3. The redevelopment of existing, underutilized uses or properties that are designated as “Mixed Use 
Overlay” on the Future Land Use Map is encouraged.    Development proposals that do not meet the 
City’s conventional zoning district requirements, but represent a use or mix of use that promotes the 
recommendations described in paragraph 1 should be encouraged to apply for rezoning to the 
proposed Mixed Use Overlay District.  A model overlay district is provided at the end of this section.   

4. The City should develop and adopt an overlay district, similar to the one provided herein, as part of the 
City’s Zoning Code to help implement the recommendations of this plan and encourage restorative 
development that address the following conditions:   

a) All redevelopment should contain architectural treatments that are reflective of the existing 
traditional building and site designs. 

b) All future development should utilize the existing infrastructure and building stock, when 
possible, to preserve the existing architectural character of Dale Avenue. 

c) All new development should minimize the development footprint by utilizing 2-story structures 
and accommodating a mix of pedestrian oriented uses.    

Section 7.3 Model Mixed Use Overlay District 
Overlay districts are special zones placed “on top” of existing zoning and planning regulations. An overlay 
district provides specific regulations and or relief from the City’s zoning requirements for a specific 
area.  This approach allows the City to maintain the current zoning ordinance while addressing the 
special needs of a targeted area.  Overlay districts are a common zoning tool used to help revitalize 
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downtowns, aging commercial areas or a particular corridor without making extensive amendments to 
the zoning ordinance.  
 
For the purposes of Dale Avenue, the locations of the overlay were centered at roadway intersections 
(aka nodes) where non-residential uses were already established.  The mapped boundaries of the 
overlay district are shown on the Future Land Use Plan.  Please note, the boundaries of overlay 
districts do not necessarily coincide with other zoning district, parcel or right-of-way boundaries. The 
model Mixed-Use Overlay District should include the following sections and requirements: 
 
A Purpose & Intent 
The purpose of the Overlay District is to encourage revitalization while protecting the designated nodes 
from incompatible development.   

The intent of the Mixed-Use Overlay District is to help integrate commercial uses along Dale Avenue with 
the established neighborhoods and existing transportation network.   The key nodal restorative 
development areas are shown on the Future Land Use Plan, they include:  

 Big Bend & Dale 
 Hanley & Dale  

 Bredell & Dale 
 Laclede Station & Dale 

 
B Permitted Uses 
Certain uses should be encouraged in the areas that fall under the Mixed Use Overlay on the Future 
Land Use Map.  Coffee shops, bakeries, internet cafes, bicycle shops and bookstores are a few such 
uses. Therefore, the overlay district should allow restaurants, retail food and beverage sales and 
general retail uses as a permitted use.  New buildings should contain two stories.  Generally, ground 
floor uses should be limited to retail, hospitality and commercial service type uses and the upper 
stories reserved for office and residential uses. 
 
C Maximum Square Footage  
The adaptive reuse of the existing commercial buildings in the area is encouraged.  The City should 
allow new uses or changes in use of an existing building by-right, provided the proposed use is 
permitted in the underlying zoning district and does otherwise detract from the character of the Dale 
Avenue corridor.  New development or expansions to an existing building should not result in a gross 
floor area over 10,000 square feet.  The overlay should allow higher densities and more flexible 
development standards, such as relief from the City’s parking requirements for mixed-use buildings, 
as a tool to incentivize mixed-use development.    
 
Maximum bulk or density requirements are recommended in the overlay district to help ensure that 
allowed commercial uses would be geared towards and compatible with the local neighborhoods. 
While the standards recommended in the overlay represent the existing land use densities, they 
would accommodate a variety of neighborhood commercial uses.  The recommended standards are 
intended to preserve the existing character of the city’s historic commercial areas and should not 
restrict the economic viability of the district. 
 
D Setbacks  
Front: All new or improved buildings must be no more than ten (10) feet from the street or set back 
from the street a distance equal to the average setback of the neighboring buildings, whichever is 
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less.   All new and improved buildings should contain windows and an entrance that are parallel to the 
street. Rather than mandating a zero-foot “build-to” line for all properties, the recommended setback 
standards offers the flexibility to locate building off the street to accommodate features such as 
outdoor seating/display areas, stoops and sidewalk widening. 
 
Rear:  No rear setback is recommended for lots that back to an alley.  The minimum rear setback 
should be 30’ when the site abuts the rear property line of a residential lot.   
 
Side:  No side setbacks are recommended, except where a site abuts a residentially zoned property, 
in which case the minimum side setback should be the same as required in the underlying zoning 
district.   
 
E Building Height  
The maximum building height for all new buildings shall be 35 feet.  
 
F Vehicle and Driveway Access  
No additional curb cuts along Dale Avenue should be allowed for lots that abut alleys or lots that are 
already served by a driveway off Dale Avenue.  Lots that front Big Bend or Hanley Road are subject to 
St. Louis County’s access standards. All future development should provide public right-of-way 
improvements as needed for safe, convenient vehicular and pedestrian accessibility.  
 
G Overlay District Summary  
The intent of the Model Mixed Use Overlay is to provide the framework needed to develop and adopt 
a successful overlay district.   A final codified version of the overlay is recommended as a 
supplemental zoning district in the City’s Zoning Ordinance.  The following additional land use 
requirements may also be included in the recommended overlay district. 

Section 7.4 Outdoor Seating 
a) Outdoor seating areas must be accommodated on-site or immediately adjacent to the premise and 

designed to not conflict or otherwise interfere with the operation of neighboring uses. Businesses 
requesting seating areas located off-site shall file an agreement at City Hall executed by all applicable 
parties.   

b) No live music shall be permitted without a special event permit approved by the City for any outdoor 
seating area. 

c) Clear and unobstructed walkways shall be provided to allow access to all tables during operating hours. 
All ingress, egress and walkways accessing the tables shall be in compliance with ADA. 

d) Maximum seating capacity shall be determined by the fire department. 

e) Use of an outdoor seating area shall not extend past 9 PM, unless specifically authorized by the City. 

f) The serving of any alcoholic beverage in an outdoor seating environment shall require a Special Use 
Permit. 
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g) In addition to the minimum parking stalls required to accommodate the maximum indoor seating 
capacity, parking shall be provided for the maximum capacity of patrons the outdoor seating area can 
accommodate.   

Section 7.5 Off-Street Parking Recommendations  
No off-street parking requirement is recommended for nonresidential uses within the Mixed Use 
Overlay, unless the use exceeds 5,000 square feet of gross floor area, in which case off-street 
parking is recommended for the floor area in excess of 5,000 square feet at a ratio of 1 stall per 1,000 
square foot of finished floor area.  Additionally, one (1) off-street parking space is recommended for 
each residential dwelling unit.   
 
The purpose of exempting certain uses from compliance with the City’s existing off-street parking 
requirements and allowing shared parking (see below) is to incentivize the revitalization of the City’s 
commercial nodal areas along Dale Avenue.  Reducing and consolidating parking also helps maintain 
the areas traditional neighborhood character. The rationale for recommending relief from the City’s 
conventional parking requirements is based on the fact the commercial nodal areas are served by off-
street parking and close to residential neighborhoods, the Heights, MetroLink and other destinations 
that increase the likelihood people will make more trips on foot or bicycle, thus reducing the demand 
for off-street parking.    To ensure required parking blends with the existing character of Dale Avenue, 
the following parking standards are recommended for all new uses or changes to an existing use:  

1. On-street parking should be utilized where site design and traffic patterns permit. 

2. Parking not provided within a dedicated right-of-way shall be located behind the primary use, in a 
parking structure that is architecturally compatible with the building or on a surface lot.  

3. Off-street parking spaces should be located to the rear of the principal building or screened, 
landscaped and/or buffered to minimize visibility from major rights-of-way, residential units and 
adjoining properties.  

4. Perimeter landscape buffers and curbed planting islands shall be required in all parking lots of 5 or 
more spaces. 

5. All parking lots shall be screened from public streets and sidewalks, public open spaces, and 
adjacent properties by complying with one of the following landscaping options, and a two foot car 
overhang area shall be provided in any planting area adjacent to parking stalls not intended for 
parallel parking.   

a) The outside perimeter of all parking areas and drive aisles should include a landscaped 
area between six (6) to twelve (12) feet in width offering a mixture of deciduous trees, 
evergreen trees and shrubs.  

b) A two (2) to five (5) foot wide perimeter-landscaped area with metal ornamental fencing or 
a masonry wall supplemented with clusters of shrubs or a continuous hedge row 
interspersed with deciduous or evergreen trees.   

6. All planting areas within or adjacent to a parking lot or vehicular use area should include in-ground 
irrigation.  
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7. Unless part of a rain garden or similar runoff collection system, all landscaped areas shall be 
delineated by a vertical concrete curb. 

8. The use of low impact development techniques is encouraged.  Low Impact Development (LID) 
include, but are not limited to the use of permeable pavers, indigenous landscaping, rain gardens, 
etc.  

Section 7.6   Shared Parking Recommendations  
Shared parking is commonly used for mixed-use developments, historic buildings or building located 
near transit  to allow a reduction in the total number of parking spaces required where commercial and 
office tenants have varying hours of operation. In general, shared parking is most effective when the 
land uses have different peak parking characteristics that vary by time of the day and day of the week.  
The closer shared spaces are to the land uses they serve, the more likely the arrangement will be a 
success.   Therefore, an ordinance requiring shared parking areas to be a specified distance (typically 
800’) from the entrance of the use for which the shared parking serves is recommended.    
 
The reductions to parking permitted through shared use of parking should be determined as a 
percentage of the minimum-parking required by the City’s off-street parking ordinance or as modified 
by the reductions permitted in the recommended Mixed Use Overlay. One method of implementing 
the shared parking ordinance is to allow 90 percent of the parking required for a daytime use to be 
supplied by the off-street parking provided by a nighttime or Sunday use and vice-versa, and up to 
100 percent when the nighttime or Sunday use is a religious facility.   
 
The burden should be placed on the petitioner to demonstrate how the shared parking arrangement 
will work.  Applicants are typically required to submit a shared parking feasibility study to identify the 
number of shared parking spaces needed and solutions to avoid any major conflict between the 
operating hours of the uses that share parking.  Finally, an agreement, executed by the all parties 
involved, stating the terms and conditions of the shared parking arrangement is recommended. 

Section 7.7 Commercial Architectural Design Guidelines 
The intent of the following architectural design guidelines is to ensure that alterations to existing 
structures and new construction are compatible with the historic design, scale, and general character 
of the Dale Avenue study area.  
 
1. Architectural Continuity: New buildings and additions to existing buildings shall relate to the 

other buildings on the street in regards to the material and color of the wall and roof; the type and 
slope of the roof and the proportion of the fenestration (windows and doors).  

2. Articulation. Buildings should be articulated to reduce the apparent scale of buildings. 
Architectural details used to articulate the structure may include changes in the building plane (off-
sets), columns, balconies and other three dimensional details that create shadow lines and break 
up the flat surfaces of the façade 

3. Roof & Eaves: Roofline offsets should be provided to lend architectural interest and variety to the 
massing of a building and to relieve the effect of a single, long roof.  The use of eaves, alternating 
dormers, stepped roofs, gables or other roof elements should be used to add visual relief and 
physical articulation to the overall façade.  Flat-roofed designs should include architectural details 
such as cornices and decorative eaves to provide interest to the roofline. 
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4. Window & Entryway Treatments: Decorative lintels, sills, glazing, door design, moldings or 

framing details should be used on windows and entryways located on facades facing or adjacent 
to public streets to create architectural interest and enhance the pedestrian realm.   

a) Primary building entries should be parallel to the front property line and include a stylized 
entryway such as a recessed entrance, an extruded entrance, truncated corner entryway 
or other design that creates an enhanced sense of entry. 

b) Building frontages and sides of buildings oriented to the street should incorporate a 
combination of awnings, building-mounted lighting, pedestrian level display windows, 
storefronts and entrances. 

c) Upper story windows should be vertically aligned with the location of windows and doors 
on the ground level, including storefront or display windows. 

 
 

 

 

 

 

 

 

 

5. Building Materials: The use of external insulating finishing system (“EIFS”), corrugated metal, 
aluminum siding, and vinyl siding should be limited to accent features only.  EIFS and vinyl siding 
should no be used on the bottom four feet of the building façade or other areas where it could be 
easily damaged by yard equipment or constant contact by vegetation or pedestrians. The use of 
highly reflective or glossy materials or coatings should be limited to building accents only.   

6. Awnings and Canopies:  All non-residential buildings should have an awning or canopy over any 
building entrance that abuts the public right-of-way. Awnings emphasize a store’s or restaurant’s 
entrance, provides shade and weather protection for transit users, pedestrians, cafe patrons, and 

Avoid the use of blank walls on the primary facade. Recommend the use of varying roof and wall planes.  

Avoid storefronts that extend the height of the façade 
and have no defined entry 

Recommend buildings with a clearly defined entrance 
and fenestrations that add interest 
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contributes to a high-quality streetscape. They add texture to the streetscape and interest and 
variety to the building facade, while protecting storefront displays from sun exposure.  

 

 

 

 

 

 

 

7. Height: Taller buildings shall step-down to provide a height transition to existing single story 
buildings. This recommendation applies to new and vertically expanded buildings.    

SECTION 8: FUTURE RESIDENTIAL LAND USE RECOMMENDATIONS 
 
Residential development along Dale generally follows traditional neighborhood design (TND) which 
includes a compact mixture of single family, single-family attached and multi-family apartments laid out in a 
grid-like pattern.   This pattern of development creates a “living corridor” in which pedestrian traffic is a 
critical component of the economic viability of the neighborhoods. The expansion of the already successful 
housing via the Hadley Development and the addition of MetroLink will continue to revitalize the residential 
uses in the area.   
 
The goal of the future residential land use recommendations is to provide more diversified housing options, 
while preserving the existing character of the areas residential neighborhoods.   The following 
recommendations and implementation strategies are provided for the areas residential areas. 
 
1. Encourage the development of senior housing or high-end condos at the following locations: 

a) The west side of Boland at the vacant A.B. Green Middle School and vacant Church of 
God in Christ site.  

b) North of Dale on Hawthorne Place, possible adaptive reuse opportunity for the apartments 
at 1330 Hawthorne Place. 

c) All other areas designated as Multifamily on the Future Land Use Map.  

2. Adopt infill development guidelines addressing the following single-family and attached single 
family residential elements: 

a) All new homes or substantially redeveloped homes (over 50%) should be compatible with 
existing homes. The goal is to reduce the impact of new development on established 
neighborhoods by incorporating elements such as massing, proportions, and materials of 
exiting homes. 

b) The size and proportions of new structures should relate to the scale of adjacent buildings. 
Avoid buildings that in height, width, or massing, violate the existing scale of the area. 

Avoid awnings that run the entire length of the facade Recommend awnings placed over windows and doors  
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Illustration Courteously of the City of Ashland, OR Site, Design and use Standards 

 

c) All new residential homes should have a porch or defined entryway facing the street.    

d) All front steps should have closed risers and ends. 

e) Garages should be located in the rear or set back behind the primary plane of the façade.  

f) Break up uninteresting boxlike forms into smaller, varied masses. Avoid single monolithic 
forms that are not relieved by variations in massing and architecture similar to the 
techniques utilized with adjoining structures.  

 
Illustration Courteously of the City of Ashland, OR Site, Design and use Standards 

 

g) Wood lap siding, cementitious lap siding, brick, stone and true stucco systems are 
recommended building materials for the façade of the principal structure. Corrugated metal, 
aluminum siding, and vinyl siding should be limited to building accents only. 

h) Homes should face or “greet” the street with architecture that is in-keeping with the 
neighborhood.  Windows and the front door should generally be parallel to the street.  

SECTION 9: STREETSCAPE RECOMMENDATIONS AND IMPLEMENTATION STRATEGIES 
The streetscape is the area between buildings along both sides of a right-of-way that helps define the 
character of the corridor. The streetscape includes both private property and public right-of-way. The 
development of a streetscape, therefore, involves both private sector and public sector participation. 
Design elements that can affect the character and effectiveness of streetscapes include above ground 
utilities, street signage, street width and capacity, street trees, sidewalks, lighting, commercial 
signage/monumentation, street furniture, public spaces (plazas, parks, etc.) building height, massing, 
scale, building materials, paving materials and land use.   
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The goal of the streetscape recommendations is to improve the physical appearance, safety and 
economic viability of Dale Avenue while maintaining functional design capacity of the roadway.  The 
following streetscape implementation strategies are recommended.   
 

1. Rather than using textured surface materials or raised pedestrian walkways, use textured 
surfacing and raised surfaces on non-pedestrian use areas to increase the ease, safety and 
comfort for pedestrians.   

2. The use of street furniture such as benches, waste containers, fountains, public art, information 
kiosks, bus shelters, banners, etc is encouraged.  The items should be of the same color, style or 
type to help create a unified visual theme for Dale Avenue.  

3. Street trees and combinations of bushes and low lying plants are recommended to reinforce the 
unified visual theme (referenced above), reinforce the pedestrian scale and provide shade and 
simply enhance the Dale Avenue experience.   

4. Street and pedestrian lighting is recommended to better 
illuminate pedestrian areas and encourage evening activities. 
The light standards should also help reinforce the unified visual 
theme, referenced above in paragraphs 1 and 2.  The use of 
“cobra” light standards and high pressure sodium bulbs are 
discouraged.  

5. Utilize holiday lighting and/or seasonal decorations to reinforce 
the sense of community and memorialize the changing of the 
seasons 

6. Create a park on the north side of Dale, just west of Woodland 
near the UE generator.  This area is currently underutilized and 
should be used as a small passive park for meeting neighbors, 

Pedestrian crossing at intersection with concrete& 
asphalt overlay. Location: Dale & Laclede Sta. 

Recommended: Crossing with smooth walking 
surface and textured drive surfaces.   
Location: New York, NY   

Typical “cobra-style” street light 
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reading, and waiting for the bus or as a location for public art, community garden, unique gateway 
feature, etc.   

7. Reuse the existing alleys to provide alternative access to uses fronting Dale Avenue.  The 
rationale for this recommendation is to reduce traffic congestion and improve circulation by taking 
traffic off Dale Avenue, improve the accessibility to uses located along Dale Avenue and to 
provide alternate locations for service deliveries and waste pick-up. 

8. Promote the use of traffic calming solutions such as bump-outs, on-street parking and narrow lane 
widths to promote pedestrian activity and improve the safety of the corridor.  Traffic calming 
serves two purposes – slow traffic and give drivers a visual reminder that they must share the 
street with people on foot, on bicycles, in wheelchairs and in baby strollers.  Figures 6.1 (below) 
and 6.2 (on the following page) provide examples of the recommended streetscape 
improvements, including the use of “bump-outs”, on-street parking configurations and other 
recommended streetscape implementation strategies.   

 

 

This the above traffic calming feature utilizes a curbed “bump-out” and a textured paving strip to heighten driver’s awareness of 
pedestrians, shorten the crossing distance and provide areas for planting and pedestrian lighting.  Bump-outs, such as the one aboce 
are a common traffic calming features and recommended along Dale Avenue. 

Location: Waterman, 2 blocks west of Kingshighway near the CWE. 
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A well designed street can help decrease traffic as people make fewer trips in their cars, either by 
biking, walking or taking public transit.  Roads are made more pedestrian friendly with the 
implementation of well planned traffic calming techniques such as bump-outs, traffic islands, 
narrow lanes, roundabouts, etc. These additions reduce the real and perceived width of streets 
and increase the safety for pedestrian, bicycle and vehicular travelers. 

 

 

 

 

 

Figure 6.2: Examples of recommended Streetscape and Land Use recommendations including 
angled on-street parking, parallel parking, pedestrian bump-outs, landscaping, pedestrian lighting and 
screening.  Source: Community by Design, By Kenneth B. Hall & Gerald A Porterfield 
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SECTION 10: SPECIFIC AREA RECOMMENDATIONS 

Hanley/Dale Opportunity Area: 
The Hanley/Dale Opportunity area falls within the proposed Hadley Development.  A hotel is proposed on 
the northeast corner, big-box retail is proposed along Hanley and a mix of commercial and residential uses 
is proposed along Dale Avenue.    Since the Hadley Development is already approved, no future land use 
recommendations are provided in this study except the Streetscape recommendations and implementation 
strategies provided in Section 6.3.  
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Bredell/Dale Avenue Opportunity Area 
The Bredell/Dale Avenue Opportunity area is the most anticipated restorative development area within the 
study area.  The area contains two historic buildings with a long history of successful commercial uses.   
The buildings serve as a strategic mid-block anchor that is ideal for a future coffee house, bike shop, deli, 
wine merchant, ice crème parlor, etc.  The future land use recommendations provide a wide variety of 
appropriate uses and regulatory incentives to facilitate the revitalization of this very important commercial 
node.   
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Big Bend/Dale Opportunity Area: 
While this area is currently built-out, opportunities will exist for redevelopment and infill once the 
Highway 64 improvements and new interchange are complete.  The development of high-rise office, 
apartments and mixed use retail development are should be anticipated with the completion of the I-
64 improvements.   These uses are preferred over auto-oriented gas stations or convenience stores 
as they provide more opportunities to support the neighborhood retail and commercial uses 
recommended along Dale Avenue and further support the intent to offer convenience and pedestrian 
access to the project area.  
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Laclede Station-Boland/Dale Opportunity Area: 
The northwest cover of Boland and Dale Avenue offers an excellent opportunity for a senior living 
complex or high-end condo development.   The area offers over six acres of underutilized land that is 
presently for sale, very accessible and adjacent to the community center, parks and MetroLink.  The 
approval of the Hadley Development, the installation of the MetroLink and Highway 40/64 
improvements further enhance the development potential of this site.    

.  
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Appendix  
 

DALE AVENUE PUBLIC PARTICIPATION SUMMARY  
 
Stakeholder Summaries 
The use of citizen participation is an essential component in the development of a consensus or 
“common philosophy” within a community. The Richmond Heights stakeholder interviews provided a 
forum for collecting, organizing and recording public input. This process allowed participants to 
influence decisions that affect their lives and community as it relates to the future of Dale Avenue, 
thereby increasing the likelihood of public support when the time comes to adopt and implement the 
resulting plan and recommendations. The stakeholder interviews were tailored to “citizen planners” 
within the community, with the purpose of utilizing their first-hand knowledge and experiences to 
identify strengths, weaknesses, opportunities and threats as they relate to the Dale Avenue study 
area.   
 
Individual stakeholder interviews were conducted from July to October 2007. The selected 
stakeholders represented a range of social, economic, educational and professional backgrounds. 
The interview consisted of face-to-face meetings with each stakeholder and in many cases their 
spouse, to discuss a prepared set of issues relating to Dale Avenue. The interviews took place at 
various locations within the study area during the first phase of the project. The interviews lasted 
approximately one (1) hour and generated important information regarding the critical issues facing 
the Dale Avenue and its future.   
  
All of the stakeholders were encouraged to be “citizen planners” and share their expertise as residents, 
consumers and members of the community as they discussed specific planning issues related to Dale 
Avenue. The findings of the Stakeholder Interviews were based on each participant’s insight into their 
community and perception of the planning issues facing Dale Avenue. The interview findings will be 
instrumental in identifying the needs of the neighborhoods, businesses and quality of life concerns along 
Dale Avenue. This information will help establish a direction for the future of Dale Avenue and its 
neighborhoods and businesses.   
 

 

Dale Avenue Stakeholders & Interview Date (2007) 
 

1. Kathleen Euson July 10 2. Mary Sullivan- July 10 
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3. Elizabeth “Betsy” Foster- July 17th 

4. Pat Croghan- Aug 2nd & 7th 

5. Frank Laury- August 6 

6. Tracy Brown / Tom Shepard- Sept 4th 

7. Gene & Judy McKittrick- Sept- 19  

8. Adel Carey- Sept 25 

9. Liz & James Cawthon- Oct-2 

10. Van-Lear Eckert- Oct 26 

 
 

Stakeholder / Town Hall Meetings 
 
The first Stakeholder Meeting was held at City Hall on January 15, 2008.   Approximately 30 
individuals participated in the Charrette.   Attendees included City Council members, City Staff and 
members of the public.   During the meeting participants broke-out into groups where they discussed 
a variety of planning issues as they related to the Dale Avenue.   Each team selected a secretary, 
presenter and cartographer to help record team responses and present the teams’ findings at the end 
of the meetings.  A second Stakeholder Town Hall Meeting was held on April 17th 2008 with the 
Planning Commission and the general public.  Approximately 20 individual were present.  Below is a 
summary of the Stakeholder results. 
 
Critical Issues & Existing Conditions Analysis - Understanding the Community’s Values  
 
The following is a summary of the issues raised during the public engagement process.  This 
information identifies the opinions and values of the community participants and will be used to help 
develop recommendations for the future of Dale Avenue.   The information provided from the citizenry 
and the elected and appointed officials along with a review of past planning efforts will be used to help 
guide the formation of the goals, objectives and implementation strategies for Dale Avenue.   This 
report will serve as a working document throughout the public engagement process as we continue 
gathering ideas and building consensus.  The final report will be called the Exiting Conditions & 
Critical Issues Analysis and be included in the final Dale Avenue Land Use Revitalization Plan.   
 
The following is a summary of the key strengths, weaknesses, opportunities and recommendations as 
provided by the community stakeholders and public engagement participants.  Each section contains 
a brief analysis of the strengths, weaknesses, opportunities and recommendations followed by a 
listing of the actual recorded statements.    
 
I. Strengths:  
 

Location Location Location: Location was the first and most common response from stakeholders 
when asked to identify Dale Avenue’s strengths.   Dale Avenue’s proximity to Highway 40 and position 
of prominence along three major north/south arterial roads (Hanley, Big Bend and McCausland) 
provide excellent vehicular connection to the entire St. Louis Metropolitan area and beyond.   
Additionally, several local collector roads such as Laclede Station, Bredell, Claytonia Terrace, 
Bellevue and Yale provide multiple local routes for accessing the surrounding neighborhoods, retail 
districts, Manchester Road and the areas churches and schools.   

Dale Avenue is strategically located near many local and regional destinations that help characterize 
Dale Avenue as the “heart of Richmond Heights” and as a position of prominence within the greater 
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St. Louis metropolitan area.   Nearby destinations that were identified by stakeholders as adding value 
to the location of Dale Avenue include.  

 Forest Park 

 The Heights 

 Washington University 

 Fontbonne University  

 Concordia Seminary  

 The Galleria 

 St. Louis Children’s Hospital 

 Barnes-Jewish Hospital 

 St. Louis University Hospital  

 SSM Cardinal Glennon 
Children’s Hospital  

 Downtown Clayton 

 Webster University 

 Downtown St. Louis 

Multimodal: Access to a variety of transportation choices was also identified as a major strength.   
The area is served by MetroLink, MetroBus transfer points and several bus stops all connected via 
sidewalks.  This transportation facility expands transportation choices and makes Dale Avenue a hub 
for multimodal transportation.  All stakeholders interviewed enjoy walking along Dale Avenue to 
access the many destinations and gathering points along and adjacent to Dale Avenue.  The 
sidewalks are also regularly used for recreational walking and jogging.  The recent sidewalk 
improvements and strategic crossings were identified as significant infrastructure improvements that 
enhance the quality of life and welcome pedestrians of all ages to walk to the many nearby playfields, 
open spaces, churches, and peaceful neighborhoods.   The walkability of Dale is further enhanced by 
the on-street parking which creates both a real and perceived curtain of steel separating pedestrians 
from passing automobiles. 

City services.  The area enjoys high quality municipal services included police, fire, parks, recreation, 
planning, zoning and public works.   The Heights was repeatedly identified as a major community 
asset.  Many stakeholders also complimented the City on its grass roots approach to land use and 
development.   Development was described as being “well thought out” and “in check”. The public 
school system was also identified as a positive community asset.   However, most stakeholders 
believe that the Richmond Heights-Maplewood school district is not perceived by many as measuring 
up to other area schools such as the Webster or Clayton School Districts.  The school district needs to 
do a better job promoting itself and work to build confidence among prospective parents and students.  

 
Mixed Use Corridor:  Overall, the area is very inviting and offers a wonderful mix of city buildings, 
churches, multi-family dwellings and single-family residents.  The churches do a good job of keeping 
people in the area and stabilizing neighborhoods. The new school off Bellevue is also an asset to the 
area.   The City must continue working with the development community to ensure new development 
complements the existing neighborhoods and businesses.  The housing stock along Dale provides 
affordable housing, a variety of housing types and densities while offering a recognizable architectural 
character.  The area provides a good rental base.  Generally homeowners have stayed in the area.  
Only in the last few years have residents noticed people moving out on a more regular basis.  The 
aging housing stock and increasing commercialization of the area has positioned many properties 
along Dale in a state of transition.  Sites that may have been used for single family in the past are now 
being looked at for commercial or higher intense users that will benefit from the locations high traffic 
volumes and visibility.   The Hadley Development is one such example.  Residents that once opposed 
high density development in the past are now recognizing that the area is becoming more suited for 
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such development, especially once the Hadley Development is completed.   The main concern 
expressed by most stakeholders is the mitigation of any anticipated negative side or after affects, 
such as traffic, parking, noise and litter.   

Diversity: Diversity is identified as one of the areas strengths. Stakeholders prefer the cultural and 
economic diversity of the residents along Dale.   The area is home to a large percentage of older 
residents, which is good.  Many of the older residents have lived in the area for a long time which 
creates an environment where everybody knows one another.  This helps create a sense of belonging 
and reinforces neighborhood stability.   Many residents look forward to spending their retirement in the 
area.   Overall, Dale Avenue is described as a great place to raise a family and to live, work and play.  
Dale Avenue enjoys an authentic mix of diverse neighborhoods that followed the principals of 
traditional neighborhood design.  These qualities are representative of the latest trend in residential 
design which are being imitated across the nation and locally in developments such as “New Town” 
and “Winghaven” in St. Charles County.   

A list of all the strengths, in the words of the Stakeholders, is as follows: 

1. LOCATION: Access to I64-170 & Big Bend and Hanley Road, connections to Clayton Rd. 
by Boland, Moorelands, or Claytonia, or connections to Manchester by Laclede Station Rd 
and Bredell.  Dale Avenue becomes the best alternate route to congested city streets and 
connects Hanley Rd. to Big Bend.  Also Dale Ave connects with the Metro station at 
Hanley Rd. 

2. LOCATION:  The Community Center, ball field, tennis courts, playground, basketball 
courts, and picnic area that attracts more than Richmond Heights residents. 

3. Very central to downtown, shopping, Galleria, etc. 

4. Central location.   

5. Location- Close to Wash U, Highway 40, West County, Downtown, Metrolink, Forest Park, 
etc. 

6. HUB FOR DIFFERENT TRANSPORTATION:   It's great that we have the bus, cars, 
MetroLink and walking traffic. 

7. The Community Center (The Heights) is a great amenity.   

8. Everybody knows everybody.  It’s “Paris-like”.   

9. Tenancy is good.  

10. The area has a large percentage of older residents.   

11. The parishes keep people in the area.   

12. Highway 40 is a major asset.  Location & Access is key- close to shopping, restaurants 
great neighborhoods, etc   

13. MIXED USE CORRIDOR:   The mix of city buildings, churches and private residences is a 
good blend.  Fine tuning each so they better complement each other is strength, but one 
that needs to be refined.  

14. Walking to work is great! 
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15. Affordability 

16. Character 

17. Density is good – It’s reminiscent of European towns where people both live and work in 
the neighborhood. 

18. The diverse mix of neighborhoods is strength.  The neighborhoods are very mixed.  Follow 
the principles of traditional neighborhood design.   

19. Dale to Highland Terrace is “authentic”. 

20. Dale is the Central Business District for Richmond Heights 

21. Dale Avenue is the physical connection to metro area, “Heart of the City” 

22. Library with wireless access and fitness center are nice.  High tables by the windows are 
excellent work spaces. 

23. New sidewalks are nice. 

24. Good city services- police, fire, city hall. 

25. Library and community center are nice. 

26. New sidewalks and street overlay are nice. 

27. Commercial development has been well-thought out (in check) 

28. Quality of life is good- everybody knows everybody. 

29. Great place to raise a family…and then retire. 

30. Good city services- police, fire, city hall. 

31. Nice mix both culturally and economically 

32. Trash pick-up is great- we like the range and quality of services. 

33. Diverse middle-class community with a good socio-economic mix.  

34.  Recycling is great- environmental programs are well executed. 

35. City Hall does a good job overall- big issues are handled through grass roots approaches, 
such as this effort.  This is the right way to manage community-wide projects. 

36. The area is very inviting; it offers wonderful single-family homes, duplexes and apartments. 

37. Good city services 
38. The bus is great- it expands the areas transportation choices. 

39. Small-town character- everybody knows everybody 

40. Good city services- the city keeps the street well maintained.  Police patrol is also good. 

41. Parks are good. 

42. Tenancy very good.  Only in the last 10 years have people noticeably been leaving.   

43. The school is good- but not promoted effectively. 
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44. MetroLink is good- even thought we don’t use it. 

45. Glad the condo development across from Boland was not approved.  It was too dense and 
the timing was not right for Dale Avenue.  The increase traffic, demand for parking, and 
tenant lifestyles is not compatible with the area.  Today and especially after the Hadley 
Development is complete, the area might be better positioned for such a development.   

46. Community Center/Library is great. 

47. Diverse community with a good socio-economic mix.   

48. Good City services 
49. The bus is great- it expands the areas transportation choices. 

50. Dale is very walkable from the Community Center to Big Bend. 

51. Churches in the area really tie the neighborhoods together – they are why everybody 
knows each other. 

52. Changing area- the area has gotten better.  It’s a good area to buy property- area only 
getting better.   

53. Good place to do business 

54. Strong supply of multifamily  

55. Strong retail- need more small scale neighborhood commercial. 

56. Good identifiable “start” and “stop” points (Hanley to the west, Big Bend/Bellevue to the 
east) – edges define the district. 

57. Landmark buildings- and areas at the east end 

58. Central spine- to east end of Richmond Heights.  Linked to metro, Hanley, The Heights, 
City Hall, Fire, etc. 

59. Past improvements- City Hall/Fire/Police Station (east), Commercial Development on 
Hanley Rd, the Heights and AB Green Field, Metro Link (west)  

60. The planting of trees a few years ago.  

II. Weaknesses 
 
Presently, Dale Avenue is functioning as a local collector/minor arterial road as it carries local traffic 
and serves as a detour for the Highway 40 reconstruction and redevelopment along Hanley Road.   
These factors have contributed to an increase in the volume of traffic currently being diverted to Dale 
Avenue.  While Dale Avenue is designed to carry these volumes, the number and frequency of points 
of access, such as private driveways and cross streets, result in frequent delays entering and exiting 
Dale Avenue and longer queues at stop signs.  

Being uncertain of what is going to happen in the future was also listed as a weakness.  Some 
Stakeholders are unsure what is going to happen with regard to the construction schedule and impact 
of the Hadley Development.   One Stakeholder indicated that not knowing what is going to happen to 
such a large portion of the study area must makes it very difficult to plan for the area.  Stakeholders 
also what to know how and when that intersection at Hanley and Eager/Dale Avenue is going to be 



      
                          
                        City of Richmond Heights, MO 

Dale Avenue Land Use Study  
 
 
 

 
39 

fixed.   The Hadley development and resulting improvements to Hanley, in many ways, will shape 
what the rest of Dale Avenue will look like.   

 In addition to the increased traffic volumes, the Stakeholders identified the following problems or 
weaknesses: 

1. Highway 40 separates the city’s neighborhoods. 

2. Much of the areas “green infrastructure” are gone.  For example, the channelization of 
Hamilton Creek destroyed the stream’s natural amenities and riparian edges.   

3. Public schools are questionable- merging the school districts with Clayton might have been 
good. 

4. Bruno is being used for a staging area- so traffic has to use other routes.   

5. The Galleria has gotten bad.   Too many board youngsters are hanging out at the food 
court and movie theatre.  The closing of inner city retailers such as St. Louis Center and 
other closed or struggling retailers in first, second and third tier cities in the County 
combined with the introduction of Metrolink contribute to the problems.   

6. Poorly maintained rental properties are hurting the areas neighborhoods.   

7. The school system is the biggest concern for the next 5-10 years.  People do not have 
confidence in the City’s school system. The area needs a good public school system to 
attract and retain young families.  It’s really not that bad- but it has a bad reputation.   
Regardless, it seems that a lot of families are sending their kids to parochial schools as a 
result.  Self promotion is needed.  

8. With regards to development or infrastructure projects that have had a negative impact- 
Most of the housing is being used for single family dwellings, rather than commercial.  
They aren’t doing anything to improve values. 

9. Traffic and pollution- I don’t know why anybody would want to live on Dale on permanent 
basis.  An apartment dwelling is OK for short term occupancy. 

10. Overly transient population.  Newspapers that never get picked up.   

11. Maintenance of rental properties and older home owners.   

12. Maintaining an aging housing stock. 

13. Aging population that cannot pay for maintenance and other upgrades. 

14. Overhead electrical lines.   

15. Over commercialization.  Hanleyfication of Dale.  Don’t make it too commercial- make it 
special. 

16. Loss of affordable housing. 

17. Gentrification 

18. Progress has not always been sensitive to the area’s charm.   

19. Supply of good/quality/affordable single family homes.   

20. Big-box retail – large scale commercial 
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21. Drive thru – keep them out. 

22. Not much- maybe non-action- a great opportunity for big improvement not implemented.  

23. Threats- Doing nothing of Genuine value because “its safe” 

24. Threats- Little plans (use quote in margin “Make no small Plans”- Daniel Burnham 

25. Threats: Consensus from a widely disparate resident type- gov’t, residents, business and 
tenants) will be tough – but we have to do it! 

26. Property taxes- they go up after the Galleria and Promenade- but so did property 
values…… 

 

III. Opportunities:  

As indicated above, the project areas location and access will play a major role in the future of Dale 
Avenue.  Most stakeholders agreed that the increase in traffic and the Hadley Development would 
dictate changes in the land use (away from single family).  These changes will offer commercial 
development and adaptive reuse opportunities.  Some felt that redeveloping the area with pedestrian 
friendly, compact, boutique-type shops that offer unique high quality services and merchandise would 
be supportable.  Most agreed that the area would benefit from neighborhood commercial uses that 
could thrive on the current level of pedestrian activity such as coffee shops, deli’s and garden 
restaurants that offer a unique dining experience.   

Dale should remain a wide safe, boulevard.  Therefore, median dividers or other solutions to narrow 
or reduce the capacity of the roadway should be resisted.  Additionally, uses that generate a lot of 
traffic should be located at key intersections- such as Big Bend and Hanley, rather than in areas that 
will cause traffic congestions along Dale Avenue.  While, there may be opportunities for mixed use 
and higher density residential development, the City needs to make sure Dale does not become a 
major thoroughfare.   

Additional opportunities as defined by the stakeholders included; 

1. The ‘alley’ that that goes from Laclede Station Road to Bredell is really a missed opportunity. 
 It should be used as an alley to provide alternative access.  It's needed to provide adequate 
traffic flow for residential and commercial uses.  At present the alley is too rough to travel and 
its ownership and permitted use is unclear.  Owners on the south side of Dale have the 
responsibility for weed cutting while owners along the paved part of the alley can request weed 
trimming for the entire alley.  

2. Rezoning: The area could benefit from higher density residential uses. 

3. More neighborhood cooperation among users:  Church properties are empty most of the week; 
however the need for parking would be answered if an arrangement could be made between 
potential commercial users and churches.  Having a cooperative group that oversees this 
might help.  If not the churches then the Richmond Heights Chamber of Commerce might 
assist. 

4. Connectivity is key- consider installing a bike trail liked to Forest Park. 
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5. Crime is not a problem; the neighborhoods are safe- people look out for one another.  It seems 
like there are always people home- because many of the area residents are older retirees.   

6. The area lacks good restaurants and specialty retail. 

7. Homes have nice character- archways, architectural molding, porches, etc. 

8. The housing market is strong in the area- homes are easy to sell as long as they are prices 
right. 

9. Housing mix is good. 

10. Very strong rentor-base.  Keeping tenants is easy because of the central location- close to 
jobs/schools and quality of life. 

11. Concordia Seminary and local institutions (colleges) are good for the area. 

12. Proximity to good hospitals is a selling point, especially for older residents. 

13. Commercial mix is nice 

14. The area lacks good restaurants and entertainment- a garden restaurant would be nice. 

15. Adaptive reuse of various non-single family buildings, i.e. churches into condos etc. 

16. Low profile (1-2 stories) duplexes or other non-single family development that is designed to 
look like a single family home is a better alternative to apartments.  Must be thoughtfully 
considered and mitigated.   

17. Entertainment and culture currently underserved- (missed opportunity) 

18. Improvements at Eager Road & Hanley desperately needed – a grade separated connection 
to Dale at Hanley and the Metrolink would be nice.  

19. Dale Avenue is ready to go commercial- in part because smaller office buildings and shops will 
eventually get displaced from Big Bend once the I64 interchange is complete- these small 
commercial uses need somewhere else to go! 

20. Density (people can walk) and Mixed use (like at Dale and Hawthorne of DeMun area) are the 
areas opportunities. 

21. City is fluid 

22. Link to/from Metro Link. 

23. Shuttle idea – double loop with Dale as common spine to benefit Richmond Heights residents, 
especially to MetroLink and beyond- regional access and intra-circulation for residents to 
schools, shopping and social opportunities and more walking from shuttle stops to/from 
residents (see diagram) 

24. Identity as “civic corridor” from Heights/MetroLink/Hadley Development to City Hall/Big Bend 
Commercial District. 

25. We need more homes for senior citizens.  Lifecycle housing needed. Moving up should not 
mean moving out….. 
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Gaylord Opryland 

IV. Recommendations- During the course of the interview process, the stakeholders offered many 
recommendations to preserve and enhance Dale Avenue.  They included:   

 
1. Dale needs recessed parking lanes that do not restrict the flow of traffic.  These parking lanes 

could cut into the present grass strips next to the sidewalks.  Between Laclede Station Road 
and Boland on the north side there is space for parking, albeit under the power lines.  Also 
going east from Boland to Claytonia on the north side of the street these parking lanes would 
work because the trees that are underneath the power lines are not large and beautiful.  

2. Keep the landscaping and trees along the edges of the right-of-way, do put them in the middle. 

3. Relocate utilities underground- we have too many power outages. 

4. The present zoning code is too restrictive- needs to allow the market to determine the best 
use.  

5. Consider underground pedestrian tunnels modeled after what they did in Houston.  Also 
consider climate controlled marketplaces such as what they did out at Gaylord Opryland, see 
below: 

 

 
6. If Laclede Station Road is ever closed due to the i64 changes, the resulting green space would 

provide an opportunity to expand the ball field and crate a spectacular park-like setting. 

7. Rezoning from single family to multi-family would increase the density of population and thus 
might increase the possibility for small businesses.  The need for neighborhood cleaners, hair 
salons, cafeterias, card shops, a deli and flower shops would enhance the area. 

8. Rezoning corners such as Bredell and Dale, or Laclede Station Rd and Dale, to a planned 
district that permits a mix of residential and limited commercial uses.  

9. A separate bike and walking trail along Dale would b nice.  

10. Multi-modal- demand it!  

11. While increase density development is tempting, the City should pass on development that 
increases traffic and density that introduce too many people to the area.  

Houston’s Downtown Tunnel 
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Rubber-Wheel Trolleys 
Lake Tahoe (above) & Eureka Springs 

12. The intersection at Dale and Big Bend is the 
heartbeat of the area- it would benefit from 
restaurants with outdoor seating and 
appealing interiors and excellent service and 
food.  A destination that would be popular first 
and foremost with the local population, but 
also attract people from outside the area is 
needed here.   Richmond Heights needs a 
place like this where people can linger.   

13. Smaller schools or classroom size is key.  The 
drop-out rate must be decreased.  

14. Don’t allow unchecked infill- too much tear 
downs compromise the character of the 
corridor.  In-fill should be more carefully 
planned to fit in. 

15. The area could develop into a much higher 
density neighborhood if master planned 
thoughtfully.  The MLP in Kirkwood is a good 
model. 

16. Missing the younger-married class.   

17. Dale is going to evolve into a mixed-use 
commercial area where it intersects at Big 
Bend and Hanley- this offers both 
opportunities and treats that must be planned 
carefully.  

18. Prohibit tear downs that do not fit in- they are 
destroying the character of our 
neighborhoods.  Blending is the key to 
successful redevelopment 

19. Protect the sense of community. 

20. Improve commercial access and parking. 

21. Continue to permit on-street parking. 

22. Permit the ability to construct structured parking. 

23. Provide incentives to existing property owners to improve their properties. 

24.  “Braided-mixed use”, (mixed-use that fits well together in a compact cohesive manner) would 
be good for the area.  

25. The area between Dale and 40 along Lovella needs to be included in this effort to revitalize the 
area.  Most of the properties along Lovella are rental and appear to be static until the highway 
is completed or someone offers the owners a buy out. 
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26. Look at the following areas for inspiration- Kirkwood along Argone.  Webster in the Old 
Orchard area and Maplewood along Sutton.  The area between Dale and 40 needs 
improvement. (Lovella)  

27. Maintain the architectural style as displayed by the two-story brick building presently 
occupying the corner of Bredell and Dale.  This 1920 vintage structure has the size, materials, 
and details seen in the existing neighborhood. The neighborhood does not want to loose its 
charm but at the same time to have old and new side by side is a given. 

28. Wydown Road in Clayton is a good model streetscape.  

29. Outdoor market that is portable and offers seasonal items needed.  Does not have to be a 
farmers market (we don’t have farmers).   

30. Woodland Apartments are falling apart- need to be renovated. 

31. The area is losing its ability to attract upper middle class families. 

32. There is a lack of homes with more than 2 bedrooms.  The housing stock is made up primary 
older 2-bedroom homes- lacking modern amenities.  The larger 3-4 bedrrom homes are very 
expensive.  

33. Old homes could be converted to doctor offices (professional offices- serving the area) 

34. Improvements that are health giving.   

35. Connection & recognition are  key  

36. Aesthetically we could do better- Dale is missing trees. 

37. Important to have active land uses on the first floor of the areas commercial areas- Hanley & 
Big Bend. 

38. Dale is nice but not a destination 

39. Regulate users of the areas public spaces and places of assemble to minimize parking and 
littering. 

40. On-street parking is good- keep it. 

41. Additional landscaping would be nice. 

42. While Dale Ave is and has been a wonderful place to live, the City needs to make sure the 
area does not stay the same- it must continue to evolve and become better.   

43. Pedestrian bump-outs would be a good improvement at specific locations.   

44. Sidewalks are good- they serve their purpose- but they could be widened. 

45. Lighting is good, except there are a few areas where the lights are blocked by trees- such as 
by the creek. 

46. The area is ripe for redevelopment. - The city needs to position itself to ensure we get the best 
uses available.   

47. The city should continue to promote diversity including a mix of working class and professional 
class.    
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48. The city should continue buying parcels and turning them into parks 

49. Boutique commercial is OK west of Laclede Station Road 

50. A new zoning code addressing the latest trends in retail and residential development would be 
good. 

51. The City should not spend its money on a landscaped median with lights or other features that 
obstruct traffic flow. The lights and landscaping should be located along the edges of the 
ROW. 

52. Permit on-street parking and the ability to construct structured parking is so desired/needed.   

53. It's important to have housing options for all. 

54. Encourage people to convert most of the dinky houses to commercial uses. 

55. Finding a safe way to connect Hadley Township to Dale and Hanley and to MetroLink. 

56. Maintain Dale as a walkable avenue. 

57. Mixed use is OK, small businesses, like coffee shops, are OK.  No big box stores and no 
drive-thru. 

58. Parking? Lots of nodes?  45 degree angle parking on-street,  

59. Convert AB Green into a senior living center. 

60. Planners “nodes” at Dale and Bredell. 

61. New Urbanism – good area for mixed use. DeMun is a good model.   

62. Four (4) corners are critical- Big Bend, Hanley, Laclede and Claytonia Terrace. 

63. Move forward with mixed use zoning versus spot zoning.  Question – does this fit in the whole 
city? 

64. Encourage residential over retail- like Folkweave. 

65. Encourage small boutique shops and commercial services that serve the neighborhood and 
are pedestrian friendly.  Like DeMun. 

66. Do some streetscape-like improvements like Big Bend.  Beautification of streets to slow traffic 
down.  Consider cobbled stone streets. 

67. Made some side-streets one-way.   

68. Do something different with street signs, lights and wayfinding.   

69. Brand city different with consistent design. i.e.- put house numbers on the curb so people see 
them. 

70. Architectural beautification- green space, streetscape, bike paths, lamps, open spaces, 
pedestrian friendly, more mixed use, small storefronts, increased sidewalk widths. 

71. Encourage homeownership. 

72. Underground power lines 

73. More big trees 
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74. Restore parking west of Laclede Station Road 

75. Mixture of single family and multifamily give character. 

76. More consistent landscaping 

77. Enhance the lighting types (like lights at Big Bend) 

78. Better traffic control- traffic calming measures 

79. Restrict the height of new buildings 

80. Put triangle back into the Handley redevelopment area. 

81. No small plans- see threats… 

82. Got to do a design founded in a genuine consensus. 

83. How to tie it into the rest of RH’s amenities/avenues  

84. Tie in with east of Big Bend all the way to Hanley. 

85. Single, definable, identifiable, landscape scheme- think it thru-come up with something 
meaningful and impact. 

86. Regular daily cleaning of street- upgrade of street, painting, striping, add bus stop/public 
transit, shuttle gazebos.  Support transportation and ped-based amenities. 

87. Any land for pocket park features?  AB Green?  St. Luke’s Field? 

88. Bridge at Hampton Creek / Deer Creek canal. 

89. GREAT OPPORTNITY- LET’S DO THIS ONE RIGHT- KEEP UP THE MOMENTUM…. 

90. Dale Works- If it is not broken, don’t try to fix it.  Just leave it alone. 

91. Planned community is imperative – feel the aging population necessitates planning for 
pedestrian friendly shopping and living proximity along with Medicaid facilities is very 
important.  

92. Upgrade street signs- make unique to RH, need unique way to make signs more visible for 
drivers – cross walks areas and allow for bicycle lanes in certain areas. 

93. Plan to make any/and or all features interwoven and make area people friendly. 

94. Residential areas are established, make the streets one-way, alternating respective blocks, 
allowing for easy on-street parking and assist with blocking some streets with planted area and 
assure block security. 

95. Remember RH started as a residential area for affordable housing not- development of strip 
malls- strip shops cheapens residential areas.   

96. Accessibility to convenient shopping and residential security is Paramount. 

97. Senior housing needed.  No eminent domain…. 

 

 




