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This memorandum presents the City of Brentwood’s Comprehensive Plan Review Report, in advance of a formal in-person presenta-
tion on March 30, 2015.

The Report addresses all work completed per the contracted Scope of Work and is ordered according to the included Table of Contents. 
An Executive Summary outlines our final recommendations and each individual Report chapter provides issue-specific analysis related 
to how well the 2006 Comprehensive Plan addresses current issues and opportunities, and provides guidance to the City’s policymakers 
on Planning & Zoning Commission and the Board of Aldermen. However, we wanted to also provide a concise summary of our recom-
mendations and a brief list of key findings in this cover memo.

Key Findings
The key findings are:

• Vision & Goals The City of Brentwood’s 2006 Comprehensive Plan still speaks to a number of the same challenges and issues 
identified during the existing conditions analysis conducted in 2005 and 2006, with many of the community’s goals and visions 
for Brentwood remaining generally the same. There have been subtle shifts in recent years and those should be accounted for in a 
plan update, but the core vision remains consistent. The Manchester Road corridor and the Strassner Drive and Hanley Industrial 
Court are the two areas were a clearly articulated vision is most needed.

• Shifting Conditions Since Adoption Conditions have changed enough to warrant a reexamination of how the City approaches 
certain community issues as well as presents the need to update its strategy addressing priority topics like economic development.

• Competition for Development While market demand has changed since the 2008 recession, Brentwood is located in a part of the 
St. Louis region that still makes the community competitive for redevelopment and reinvestment; however, competition for those 
projects is greater than it probably was prior to the recession. The City’s economic development strategy could be more targeted 
and site-specific.

• Winning Grants Similarly, since 2008 the access to County, State, and Federal grants for a wide variety of public projects, most no-
tably in Brentwood for stormwater management, parks and trails, and roadway improvements, has become far more competitive. 
Simply having an updated Comprehensive Plan that outlines specific projects and the City’s commitment would benefit its pursuit 
of grant funding for implementation. Often times a 10-year update is a criteria of grant application review.

• Objectives & Detailed Implementation Strategies The 2006 Plan’s greatest disconnection with today’s operating environment 
is that its breadth and scope lacked specificity and detailed implementation strategies, even when it was originally adopted. The 
Plan outlined clear goals for the community, but arguably did not provide enough detail in measurable objectives. Some goals and 
objectives were project-specific and clear, such as expanding the fire station and extending Strassner Drive, but many, such as 
developing more of a “town center” and elevating Brentwood’s community identity, were far more complex and somewhat vague. 
Simply, the 2006 Plan appears to have not provided adequate guidance in terms of implementation strategies, funding sources, 
partnership opportunities, and site-specific detail for economic development programming, and generally did not outline how to 
produce tangible results.

• Subarea Plans One of the areas where specificity and implementation guidance was most lacking in the 2006 Plan was the long-
term redevelopment vision for the Manchester Road and Brentwood Boulevard corridors. Although the Town Center concept 
offered conceptual site plans, there were no plan components that are typically found in corridor studies and/or Subarea Plans, 
such as identifying catalyst redevelopment sites and targeted parcel assembly. Further, these corridors would benefit considerably 
from a holistic strategy that assessed the need for transportation and land use improvements from a site-specific scale. These types 
of plan recommendations not only address policy issues, such as the need to address shallow lot depth and add more parking, but 
demonstrate how these general recommendations are applied specifically to Brentwood by placing them on detailed Subarea Plan 
maps, graphics, and development visualizations. The 2006 Plan did not take this approach to comprehensive planning.

Memorandum
To: Justin Wyse, Director of Planning and Development/Assistant  
 City Administrator

From: Devin Lavigne, Principal

 Drew Awsumb, Senior Associate

Date: March 27, 2015

Re: Presentation of Comprehensive Plan Review Report
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The Document 
Stakeholders shared some of their frustrations with the Plan, which we also experienced through our own evaluation of the document 
itself. We noted a few weaknesses in the report, many of which were typical of planning 10 to 15 years ago and do not reflect the techno-
logical and graphic design advances of recent years. The 2006 Plan is somewhat long, it is dominated by text, it tends to be written in a 
“planner’s voice” and is “jargon-heavy,” it uses overly technical language when simple explanation could be effective, and it uses vague 
terms, like “moderately priced,” without defining what the authors meant by it. These issues complicate the document and make it less 
useful, particularly to the public.

In the past, it was common for planning documents to remain out of the public eye, sitting on back office bookshelves collecting dust. 
However, in the last few years, plans have evolved and become highly visible and accessible resources for the entire community. Plans 
are now commonly posted online as PDFs or as interactive websites for the entire community to see and use, and leveraged as a market-
ing tool by businesses and developers. In light of the expanded audience, a plan must be inspirational, easy to use, and easy to under-
stand by everyone in the community, not just City officials and staff. The document itself needs to be quickly referenced, easy to read, 
and offer rich graphics and illustrations to help communicate complicated policy matters.

The Document as a Reference Tool
During the public and stakeholder outreach phase we repeatedly heard that the document was challenging to reference during deci-
sion-making and in reviewing development proposals. We also found the document difficult to quickly reference and found relevant 
information on the same topics covered in numerous places in multiple sections. Page 36 of this report offers a specific example of this 
issue. 

The Plan identifies residential issues on pages 5 and 6, but then discusses related goals on pages 14 and 15, as well as a part of the con-
cept plan presented on pages 25 and 26, which is somewhat contradicted on page 27. The different types of residential uses are outlined 
on page 28, but the Future Land Use Map is located on page 33; page 34 then essentially revisits residential land use classifications where 
it expands upon, repeats, and contradicts other portions of the Plan. Table 1 on page 39 presents recommendations for each land use 
category, but it just repeats text from pages 28 and 34, none of which is clearly cross-referenced or reinforced; this essentially makes 
this repetitive without adding referenceability or new value. Once more goals for Brentwood’s residential areas are repeated on Pages 41 
through 44, but are now accompanied by implementation strategies.  

A plan’s organization and graphic layout should make it more easily referenced and provide all of the relevant information and anal-
ysis related to a specific policy topic in the same general area – or make the document more creatively cross-referenced. Creating 
plans that are easy to use on a frequent basis will better serve elected and appointed officials as well as staff in using the document as a 
decision-making support tool on a routine basis, and will also make the report more useful to residents and the public as a community 
guidebook.

General Recommendations
Our recommendation is the City of Brentwood would benefit from an updated Comprehensive Plan. 

However, the City would be best-served by a targeted plan update that builds on the City’s existing goals while recognizing how the 
community’s long-range vision has changed since 2006. A plan update should also address how the market and the regional St. Louis 
economy has shifted since 2009 and offer modified strategies that account for these trends. A plan update would also help the City in 
pursuing grants, and a graphically-appealing document could more effectively be used as an economic development tool and com-
munity marketing piece. A update should address the City’s vision, goals, and objectives to more effectively perform for the next 15-20 
years. Certain chapters, such as Parks, Open Space, and Recreation planning, can be fairly easily addressed by integrating the existing 
Parks System Master Plan into future citywide, comprehensive planning efforts.

Detailed Subarea Plans
The focus of future planning efforts should be on addressing strategies to preserve the City’s residential neighborhood character and 
promote reinvestment by young families, while offering targeted and site-specific recommendations in a series of detailed Subarea 
Plans that cover Strassner Drive, Brentwood Boulevard, and Manchester Road. Further, other important community aspirations, like 
elevating the community’s image, identity, and brand, as well as planning for sustainable stormwater management practices, could be 
addressed by detailed, customized plan chapters. Further, any plan update should include a robust implementation chapter that identi-
fies which agencies and departments are accountable for what goals and objectives, which is then matched to a timeline with suggested 
funding sources.
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Economic Development Component
Related, Brentwood would likely benefit from a “right-sized” economic development assessment that would help align the City’s 
business recruitment, retention, and expansion programming with the development opportunities that have the highest probability of 
success. Redevelopment projects must have the market capacity to support private investment, they must have the site-design capacity 
to build the project, and they must have the support of the community to actually materialize. 

A detailed economic development strategic plan could further explore public financing tools and development incentives, such as Tax 
Increment Financing (TIF) Districts, Transportation Development Districts, Community Improvement Districts, Neighborhood Im-
provement Districts, Special Business Districts, and others such as the Local Option Economic Development Sales Tax and Economic 
Development Corporations, to help the City determine its preferred strategy, and construct a “toolbox” of options, tailored to each com-
mercial district within the City. Further, an economic development strategic plan could outline ways to brand and market the commu-
nity and attract the types of businesses and investment that helps achieve the community’s goals.

Zoning & Development Codes
Finally, a comprehensive planning update could transition seamlessly into a more detailed review of the City’s existing zoning ordi-
nance and development codes, including a review of those districts’ application on the Zoning Map. This type of joint-project could 
examine and propose more creative zoning tools, such as Form Based Codes and overlay districts.

Thank You
Thank you for the opportunity to conduct this evaluation and assessment for the City of Brentwood. We have enjoyed the project and 
working with the community since December. We are excited about Brentwood’s potential opportunities in the near and long-term 
future, and hope we contributed to setting a strategic course for City policymakers and the community at-large.

Please do not hesitate to ask any questions or request greater clarification on any information, analysis, or recommendations presented in 
this Comprehensive Plan Review Report.
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1.  
INTRODUCTION

In December 2014 the City of Brent-
wood, Missouri began a formal process 
to review and evaluate its current Com-
prehensive Plan, which was primar-
ily developed in 2005 and 2006. That 
evaluation process concludes with this 
Comprehensive Plan Review Report. 
The purpose of the project as well as its 
process and methodology is detailed 
in this chapter. Subsequent chapters 
provide additional details regarding the 
assessment.

Purpose of the 
Comprehensive Plan 
Review Project
The City of Brentwood adopted a Com-
prehensive Plan in 2006, which set a 
vision for the community for the next 
15-20 years. A great deal has changed 
in recent years, however, both with new 
development and growth in Brentwood, 
while the St. Louis region and Unit-
ed States weathered a major national 
recession. Certain projects, such as 
the extension of Strassner Drive, were 
completed, while others have not yet 
been implemented. City leaders wanted 
to identify which parts of the 2006 Plan 
are still realistic and implementable, 
and which areas need to be updated, if 
any at all. 

City leaders also wanted to hear from 
residents, business owners, and City 
stakeholders to understand if the 
community’s goals for the future have 
changed in light of recent events. Out-
reach was a critical part of this Compre-
hensive Plan Review and those insights 
are presented in detail in Chapter 2 of 
this report.

Ultimately, the purpose of this report is 
to match (1) current outreach and the 
community’s stated vision, goals, and 
objectives for the City with (2) updat-
ed market demand analysis, against 
(3) the existing 2006 Plan to identify 
which parts, if any, still provide ade-
quate decision-making guidance for 
City policymakers in performing their 
duties. Finally, this report provides rec-
ommendations on specifically where 
and how a Comprehensive Plan Update 
could be most effective in providing the 
City with necessary implementation 
strategies and action plans.
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What is a 
Comprehensive Plan? 
And why does it matter?
A Comprehensive Plan is a blueprint 
for the future. It is a community vision 
that is intended to guide the City for the 
next 10-20 years. Additionally, a Plan 
can lead to potential strategies that will 
help effectively guide City leaders with 
making substantive and thoughtful 
decisions for the community.

A typical Comprehensive Plan outlines 
the existing conditions of the City, 
describes future goals and objectives 
for development, and includes an 
action plan on how to achieve these 
goals and objectives. Typical sections 
include: land use and development; key 
subareas of the City (i.e. Manchester 
Road); a set of neighborhoods/housing, 
commercial, and industrial framework 
plans; a transportation, mobility, and 
parking plan; an open space, recreation, 
and environmental features plan; a 
community facilities, infrastructure, 
and capital improvements framework; 
and an implementation and economic 
development strategy. 

A plan should not be a study that only 
raises interesting topics and records 
what has already occurred in the past. A 
plan should have both a clear under-
standing of where a community is to-
day, and then anticipate what issues the 
City is likely to face in the future. The 
document needs to provide guidance 
to decision-makers and actively assist 
in navigating whether incremental, 
individual decisions are contributing to 
a bigger, long-range strategy over time. 
A plan should be a “playbook” that is a 
go-to resource for elected and appoint-
ed officials in their meetings, as well 
as integrated into strategic operations 
by City staff. Effective comprehensive 
plans can be used to support grant 
applications as well as in promoting the 
community to businesses and develop-
ers because they demonstrate the City 
has a clear vision, has strong commu-
nity support, and is taking a series of 
strategic actions to achieve its goals.

Review Process & 
Methodology
The review process was a six-step eval-
uation that examined the City of Brent-
wood’s existing Comprehensive Plan. 
This evaluation methodology entailed 
analyzing current existing conditions 
to provide a concise and accurate 
assessment of the strengths, weakness-
es, issues, and opportunities of Brent-
wood today, compared against those 
identified in past and recent planning 
efforts, studies, and reports. Further, the 
evaluation process used both fieldwork 
and updated market analysis to ensure 
that current conditions correspond 
with the vision, goals, objectives, and 
implementation strategies included in 
past and current planning.

Specifically, the process included these 
tasks to construct the final report:

• Project Kickoff Meeting with City 
Department Directors

• Plan Commission Workshop

• Community Workshop

• Business Workshop

• Examination of Past Plans, Studies, 
and Reports

• Examination of Existing Zoning & 
Development Regulations

• Demographic & Market Analysis

• Assessment of 2006 Comprehen-
sive Plan
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Evaluation Criteria
The Comprehensive Plan Review ulti-
mately used a series of basic criteria to 
evaluate the 2006 Plan’s relevance to 
today’s operating environment:

• What is the Brentwood commu-
nity’s vision, goals, and objectives 
today, leading into the 2020s?

• What are the priority issues and 
challenges the City of Brentwood 
needs to address today?

• How has the St. Louis economy 
shifted since 2007-2008? How did 
those trends impact Brentwood?

• How has Brentwood’s local demo-
graphics changed since 2006?

The analysis yielded from these ques-
tions were then calibrated against this 
criteria:

• Does the 2006 Comprehensive 
Plan address this topic?

• What strategies, actions, policies, 
or projects does the 2006 Plan 
recommend?

• Have certain actions already been 
implemented, but the problem is 
still persistent?

• Does the City of Brentwood’s 
existing zoning and development 
regulations adequately match 
the vision, goals, objectives, and 
market conditions identified in the 
analysis?

• Does the City’s current 2006 Plan 
and regulatory policy framework 
provide clear, specific guidance 
to elected and appointed officials 
to serve as a decision-making 
framework?

• Does the 2006 Plan provide mu-
nicipal staff sufficient guidance, 
prioritization, and detailed actions 
to integrate into strategic opera-
tions, budgeting, and the Capital 
Improvement Program (CIP)?
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2. COMMUNITY 
OUTREACH

The purpose of this report is to evaluate 
the City’s existing 2006 Comprehensive 
Plan; however, our team felt an import-
ant part of the assessment was under-
standing how the community’s goals 
and priorities have shifted in the last 9 
years. Unlike other periods in U.S. histo-
ry, a lot has changed since 2006, partic-
ularly since the 2008 recession, and the 
ongoing economic recovery has yield-
ed a lot of new, emerging trends that 
are changing the way people live, work, 
shop, and spend their free time. These 
changes in attitude and behavior are 
also reshaping our communities, often 
times in fairly unprecedented ways. 
Ultimately, cities need to plan for and 
anticipate how these trends will impact 
the way the municipality is managed.

Because we believe community out-
reach and citizen participation should 
serve as a cornerstone of any successful 
planning process we wanted to ground 
our analysis in recent community out-
reach that offers fresh perspectives and 
specifically discussed how Brentwood 
has changed in recent years.

OUTREACH 
WORKSHOPS
The purpose of the in-person work-
shops is to ask pointed questions, 
received detailed responses, generate 
open dialogue and discussion among 
participants, and allow the planning 
team the opportunity for targeted fol-
low-up questions. The three workshops 
conducted were:

• Project Kickoff Workshop: Mem-
bers of the Planning & Zoning 
Commission, as well as City staff 
and other officials in attendance, 
participated in a Kickoff Workshop 
on Monday, January 12, 2015 at 
6:00 p.m. at the Brentwood Rec-
reation Complex. The workshop 
included a review and discussion 
of the planning process and issues 
facing the Brentwood community.

• Community Workshop: On Janu-
ary 13, 2015 at 7:00 p.m., members 
of the Brentwood community 
convened at the Brentwood Rec-
reation Complex to learn about the 
Comprehensive Plan Review and 
offer their input on the planning 
process. Approximately 20 resi-
dents attended and provided opin-
ions and insight that have con-
tributed to this report’s assessment 
and evaluation of the 2006 Plan.

• Business Workshop: On Wednes-
day, January 13, 2015 at 12:00 
p.m., members of the Brentwood 
business community gathered at 
noon, at the Brentwood Recreation 
Complex, to discuss issues and 
concerns surrounding the local 
business climate. The Business 
Workshop provided the opportuni-
ty for the business community to 
voice their concerns and opinions 
about owning and operating a 
business in Brentwood. Approx-
imately a half-dozen individuals 
provided opinions and insight that 
have contributed to this report’s 
assessment and evaluation of the 
2006 Plan.
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Additional Parks are
desired west of
Brentwood Blvd.

The Existing Police Station
could be relocated near a town
center and have modernized
facilities.

Aging-in-Place & Senior Housing: 
as residents age and wish to 
downsize there is increased demand 
for local housing options and a need 
for new senior programs.

Attracting & Retaining Young 
Families: marketing 
Brentwood’s housing stock to 
young professionals and new 
families is an important strategy.

The Roadway: there is a strong 
desire to evaluate a “road diet” and 
on-street parking opportunities for 
Brentwood Boulevard, as well as a 
need to address its condition and 
appearance through resurfacing 
improvements and streetscaping.

Improve Sidewalks & Trails: there 
is a strong desire to repair and add 
sidewalks as well as construct 
new trails, including improving 
connectivity between the east and 
west sides of town.

Brentwood Industrial Drive: the 
older industrial areas near Deer 
Creek are located in both 
Brentwood and Webster Groves, 
accessed via Breckenridge Industrial 
Court, and could be evaluated for 
Subarea redevelopment strategies 
aligned with the vision for 
Manchester Road.

Cut-Through Tra�c: residents 
reported an increase in 
cut-through tra�c between 
Brentwood Boulevard and Hanley 
Road that is impacting residential 
quality-of-life.

Managing Teardowns & 
Residential Character: there is a 
desire to preserve Brentwood’s 
residential character and adopt 
form-based design tools for 
teardowns.
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Municipal Boundary
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Existing Gateway

Potential Gateways

Desired Intersection
Improvements

KEY ISSUE AREAS
Regional Retail: Brentwood features
some of the St. Louis region’s most 
prominent destination shopping and there 
is some interest in building on this recent 
retail growth through additional economic 
development e�orts.

Repositioning the Hanley Industrial 
District: There is a desire to evaluate the 
vision for Strassner Drive and Hanley 
Industrial Court and to reposition the 
district as an employment, o�ce, and 
mixed-use neighborhood adjacent to 
Metrolink.

Brentwood Corridor: There is still an 
interest in developing a unique 
“downtown” or “town center” along 
Brentwood Boulevard and emphasizing its 
relationship to existing residential 
neighborhoods through small, local 
businesses and pedestrian-friendly design.

Manchester Corridor: There appears to 
be widespread consensus that the corridor 
needs an updated and consistent vision, 
infrastructure improvements, and the 
creation of marketable redevelopment 
sites through targeted parcel assembly.

Deer Creek Corridor: The corridor needs 
to be designed to accommodate more 
stormwater management capacity, to 
remove Manchester properties from the 
floodplain, and to better leverage the area 
as a recreational greenway.
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SUMMARY OF 
KEY ISSUES
There were common issues and 
consistent areas of concern that were 
frequently discussed by participants in 
each workshop. Those key issues have 
been aggregated and summarized in 
this section.

Deer Creek, Flooding & 
Stormwater 
Management
One of the most frequently cited issues 
was ongoing flooding problems and 
stormwater management challenges, 
particularly in residential neighbor-
hoods and within the Manchester Road 
corridor. Participants expressed that 
localized flooding has worsened in 
areas with teardown homes and large 
additions, citing additional impervious 
surface created by a larger structural 
footprint. There was also interest in 
relocating attractive redevelopment 
sites near or along Manchester Road 
from the floodplain as well as elimi-
nating flooding in that corridor, which 
has damaged local businesses in recent 
years.

Some participants even expressed a 
desire to see the entire Deer Creek 
floodplain returned to a natural state 
and used as a greenway, featuring trails 
and open space, which could directly 
connect to Rogers Parkway, Brentwood 
Park, and Deer Creek Park. In addition 
to focusing on issues, some provided 
potential solutions, suggesting the 
City invest in green infrastructure (GI) 
and promote sustainable stormwater 
best management practice techniques, 
including bioswales, rain gardens, and 
impervious parking surfaces.

Transportation
There were a variety of transportation-re-
lated topics and the main emphasis was 
on repairing and improving the roadway 
infrastructure, as well as continuing to 
manage traffic congestion in Brentwood. 
Although participants noted potholes and 
general roadway deterioration at multiple 
locations throughout the community, 
Brentwood Boulevard was specifically 
cited as in need of rapid repair. There is a 
desire to further examine the community’s 
major intersections and design projects 
to improve circulation and flow. An issue 
specific to residents is their frustration with 
an increasing amount of cut-through traf-
fic that travels at speeds in excess of posted 
limits, particularly on east-west roads that 
connect Hanley Road to Brentwood Bou-
levard, and along Strassner Drive.

There was also discussion about returning 
on-street parking to Brentwood Boulevard 
and using “road diet” techniques to make 
the corridor more pedestrian-friendly. 
Participants expressed frustration that 
MoDOT and St. Louis County made 
significant modifications to this roadway 
to help relieve regional traffic during the 
I-64/40 reconstruction between 2007 and 
2010, which had negative impacts to the 
Brentwood community. Some participants 
expressed frustration that there were mis-
communications between agencies about 
the long-term planning and management 
of this arterial roadway, and there is a 
desire to initiate a dialogue to create a new 
vision for the corridor that better addresses 
local concerns.
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Public Safety
Participants generally felt Brentwood is 
a safe community and cited that as one 
of the community’s strengths. Howev-
er, there were specific comments that 
targeted key issues to address. Some 
participants felt Brentwood’s move to 
a joint dispatch and communications 
facility ultimately hurt the community.

Further, some participants are con-
cerned about increasing foot traffic 
through Brentwood related to the 
Metrolink and called for increased 
police patrols around the station and 
in the industrial areas along Strassner 
Drive. Further, many participants ex-
pressed a desire to not only build a new, 
state-of-the-art police facility, but to 
move the PD’s headquarters facility to a 
“town center” or “civic campus” located 
on Brentwood Boulevard, near City Hall 
and other municipal properties. 

Finally, some participants stated they 
felt since the 2006 Plan was adopted, 
residential police patrols and pro-active 
crime prevention has reduced in the 
neighborhoods because officers are 
spending more of their time managing 
retail theft and other crime in the busi-
ness districts. Participants want to see a 
more prominent police presence in the 
neighborhoods and a greater emphasis 
on community engagement.

Community Identity
Participants frequently stated that Brent-
wood has a generally good reputation 
within the St. Louis region, but also ex-
pressed frustration that the City does not 
have a more unique community identity 
that differentiates Brentwood from its 
neighbors. One specific issue identified 
by participants was Brentwood lacks a tra-
ditional “downtown district” like adjacent 
Clayton, Maplewood, Webster Groves, and 
Kirkwood, which provide those com-
munities much of their character and 
destination businesses. Further, many 
participants cited the need for a “Brent-
wood destination” that is well-known 
throughout the St. Louis region, with 
some individuals identifying the Schlafly 
Bottleworks in Maplewood as an example.

Participants also stated that while Brent-
wood is known as a safe community with 
good schools, its housing market “brand” 
is known as a “starter home” community 
to young professionals, who as they have 
more children have typically moved to 
neighboring towns. Participants want to 
address this growing trend and build a 
well-known community identity, which 
could be presented to the St. Louis region 
through formal branding and marketing 
campaigns, as well as infrastructure proj-
ects like gateway monuments, wayfind-
ing signage, and streetscaped corridors. 
Finally, participants stated they want a 
central gathering space and more special 
events and festivals that can help foster a 
sense of community among residents.
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Economic 
Development & 
Business Growth
There were clear differences of opinion 
on how the City should approach future 
economic development: 

More Large-scale 
Retail Centers
Some participants felt Brentwood had 
been extremely successful since the 
2006 Plan adoption and the continued 
investment even during the worst years 
of the recession proved how strong 
Brentwood’s position is in the regional 
St. Louis market. Those individuals also 
tended to want the City to continue 
to identify new areas for major com-
mercial redevelopment and to expand 
Brentwood’s local economy. Although 
these individuals recognized this 
activity would yield more visitors and 
probably additional traffic congestion, 
they felt it could be managed and the 
net benefits outweigh the negatives. 

Focus on Residential 
Quality-of-Life
In contrast, there were participants who 
felt strongly that Brentwood’s recent re-
gional retail growth was sufficient and 
the City needed to shift philosophies 
moving forward to focus on quali-
ty-of-life improvements in the com-
munity’s residential areas, parks, and 
smaller, local business districts. A por-
tion of these participants are concerned 
the City is now heavily reliant on sales 
tax for the municipal budget, which will 
create a perverse incentive to pur-
sue more “big box” growth to address 
budget and expenditure pressures. 
As a result, some individuals feel the 
City needs to start to move away from 
relying so directly on “outside sales tax” 
and develop a more stable local revenue 
base. Some of these participants felt 
Brentwood residents have gained very 
little from the Eager Road retail growth 
and did not see how future economic 
development would help the struggling 
Brentwood Boulevard or Manchester 
Road corridors, without severely im-
pacting those neighborhood’s residen-
tial lifestyle.

Addressing the Brentwood & 
Manchester Corridors
However, these perspectives did 
tend to agree that the Brentwood and 
Manchester corridors were a problem 
that needs to be addressed by the City. 
Participants recognized that Brentwood 
is a landlocked and built-out, older 
suburban community with no available 
“greenfield areas” left to develop; the 
result being any future growth will be 
complex and occur on existing sites. 

Participants felt the City needed to 
take a more assertive leadership role 
in guiding reinvestment in these two 
corridors and connecting their success 
to the continued health of the adjacent 
residential areas. There is some recog-
nition that certain key redevelopment 
sites may need to assemble the resi-
dential lot immediately behind it, and 
to avoid any further encroachment the 
City will likely need to use incentives 
and creative zoning, like density bonus-
es and shared-parking models, to create 
the conditions needed to attract new 
investment and businesses.Regardless 
of these site-specific challenges, the 
vision for these corridors appears to be 
focused on promoting these areas with-
in the St. Louis region as destinations 
for entrepreneurs and small business 
growth that fits the community’s image 
as a family-friendly, single-family sub-
urban area.
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Reinvesting in 
Community 
Infrastructure & Facilities
Participants and stakeholders repeated-
ly mentioned the need to start to plan 
for the long-term replacement of many 
of the City’s key facilities. Generally, 
participants stated that Brentwood’s 
municipal and public facilities are aging 
and need to be modernized, but specific 
facilities, such as City Hall, the Police 
station, and existing schools should 
be either majorly renovated or simply 
replaced with new buildings. Further, 
there is a desire for more indoor recre-
ation facilities, new parks, a community 
center, a civic campus or “town center,” 
a potential new library, and a Deer 
Creek greenway. There is also interest 
in more sidewalks and trails and better 
connectivity between the residential 
neighborhoods and these community 
facilities.

Embracing Diversity & 
Appealing to 
Young Professionals
Participants noted that Brentwood 
has changed in recent years and has 
become a more diverse community, 
which is substantiated by the demo-
graphic data presented in this report. 
Participants generally feel this is a 
positive, which may make the com-
munity more appealing to younger 
families and a wider pool of regional St. 
Louis residents. Participants felt the City 
needs to lead and embrace Brentwood’s 
new diversity and offer more program-
ming to builds relationships across the 
community. Further, the City needs to 
develop a strategic plan to market the 
community to young families, which 
should address a variety of factors. 

Participants stated a wide array of 
issues that impact Brentwood’s appeal 
to young professionals and growing 
families, such as needing to maintain a 
diverse housing stock, a need to mod-
ernize the City’s existing housing stock 
including incentivizing home addi-
tions, and the need to require all new 
housing construction to have at least 
three bedrooms. Related, participants 
were concerned about declining school 
enrollment numbers and the long-term 
stability of the school, which is impact-
ed by Brentwood aging and shrinking 
population. One idea discussed was to 
promote greater density in Brentwood, 
including multi-story and mixed-use 
redevelopment, which could add more 
residents and help support local busi-
nesses.
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Managing a Changing 
Community Character
Generally, participants are concerned 
about the changing character of Brent-
wood’s established, distinctive neigh-
borhoods and the threat of the City’s 
residential areas losing their unique 
charm.

One of the most frequent discussion 
topics was the impact of teardown 
homes in Brentwood, which were 
occurring with a rapid frequency prior 
to 2008, and have resurfaced in recent 
years as a popular trend. Participants 
consistently stated that while they 
recognize the benefits of residential 
reinvestment, it was very important to 
the community to preserve the existing 
character of Brentwood’s neighbor-
hoods. Participants stated a desire for 
the City to adopt more specific urban 
design standards and zoning regula-
tions that limit the size and architectur-
al style of infill new residential con-
struction to better match the existing 
Brentwood housing stock. Some 
participants felt the City should go even 
further and use historic preservation 
tools to protect existing homes and 
encourage additions and expansions 
rather than demolition. 

Further, participants stated that they 
prefer existing residential areas to 
remain residential and limit the future 
encroachment of new commercial 
growth into established neighborhoods. 
Many participants stated they do not 
want the Eager Road and Hanley Road 
retail districts to expand any further, but 
there were more complex and varied 
opinions about addressing shallow lot 
depth and limited redevelopment op-
portunities along the Brentwood Bou-
levard and Manchester Road corridors. 
Residents in particular expressed con-
cern about the continued deteriorat-
ing of these business districts and the 
potential negative impact, or “drag,” that 
impact would have on their residential 
neighborhoods; however, this concern 
was placed in a delicate balance with 
limited pressure to demolish homes 
in order to assemble large retail sites 
along these arterial roadways. The most 
commonly cited approach appears to 
be promoting these areas as small busi-
ness and local, neighborhood shopping 
districts that can redevelop within the 
existing parcels while minimizing en-
croachment into the neighborhoods.

Aging-in-Place
Many participants noted that Brent-
wood is an aging community, which 
is substantiated by the demographic 
analysis presented in this report. Partic-
ipants feel that Brentwood needs to de-
velop more senior housing options and 
public services targeted to retirees so 
that long-time residents can remain in 
the community. Further, some partici-
pants proposed marketing Brentwood 
as an affordable option for retirees and 
seniors to relocate to and remain in the 
St. Louis region as they downsize from 
larger homes in surrounding commu-
nities. Generally, there is a desire for 
City Hall to develop a strategic plan to 
address Brentwood’s aging population 
while also identifying policies and 
actions to attract the next generation of 
families and homeowners. 
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Brentwood Boulevard & 
Manchester Road 
Corridors
By far, the most frequently discussed 
issues were related to the condition and 
long-term success of both the Brent-
wood Boulevard and Manchester Road 
corridors. Participants consistently cit-
ed how new retail “power centers” have 
placed these Midcentury small business 
districts at a competitive disadvantage, 
lowered their quality, and attracted 
less-than-desired tenants. Participants 
frequently cited the “carriageways” 
and roll curb along both corridors, 
which creates confusing ingress/egress 
points, poor access, and poor internal 
circulation.

The lack of sidewalks and a welcoming 
pedestrian environment as well as a 
lack of cross-lot access for motorists 
was commonly cited as critical district 
weaknesses. Participants stated that the 
lack of parking and small buildings on 
small lots creates a very challenging 
environment to operate a business on 
these properties, despite the high local 
incomes and very high traffic counts. 
Generally, there is deep concern about 
the future of these corridors and how 
their decline could negatively impact 
the residential neighborhoods adjacent 
to them.

Participants appear to agree that the 
City, and its residents and business 
community, lack a coherent and 
agreed-upon vision for what the Brent-
wood and Manchester corridors should 
become going forward. That said, there 
were some commonly shared ideas, 
such as making these districts more 
walkable and family-friendly, empha-
sizing their connection to the resi-
dential neighborhoods. Further, there 
is interest in developing a “downtown 
district” or “town center” on Brent-
wood Boulevard, which could include 
multi-story, mixed-use infill projects 
that offer senior housing and young 
professional condominium housing 
products with local businesses like 
coffee shops, boutique grocers, casual 
restaurants, and neighborhood services 
like daycares, gyms, and pharmacies on 
the first-story.

Building Relationships 
with the Community
Participants stated a need for the City 
of Brentwood’s political leadership 
to more directly and more frequent-
ly engage the residents. Participants 
stated that the City’s transparency 
and communication frequency could 
be improved, which would progress 
the trust between the public and their 
leadership. Specifically, some partici-
pants want more communication about 
development proposals, with greater 
coordination between the Planning 
& Zoning Commission and Board of 
Aldermen, as well as the distribution of 
information to impacted residents and 
the community at-large. 
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Industrial Districts
A common point of discussion was 
the current state of the City’s industri-
al districts; however, there appears to 
be a lack of consistent vision for how 
these areas redevelop over time. The 
common consensus was some of these 
properties are not as competitive indus-
trial sites as they once were, which is 
indicated by the proliferation of gyms 
and recreational uses.

Further, there is concern about the 
deterioration of these buildings that are 
sometimes in poor condition and clear-
ly suffer from deferred maintenance. 
However, some participants envisioned 
areas like Strassner Drive redeveloped 
as a mixed-use neighborhood adjacent 
to the Metrolink that could feature small 
offices and apartments and appeal to 
college students and young profession-
als, where other participants wanted to 
reposition these districts as “business 
park” and incubator-styled employment 
centers. 

Regardless, most participants felt 
certain roadways, such as Strassner, 
need streetscaping and infrastructure 
upgrades alongside sidewalks to handle 
the increased pedestrian traffic, while 
the districts themselves need a consis-
tent identity, branding, and appearance 
to better market to greater St. Louis. The 
core feeling was Brentwood’s industrial 
areas could be slipping into decline and 
everyone appears to agree that would 
be a significant negative for the com-
munity. in contrast, there is a consen-
sus a new vision and set of actions are 
needed to be pro-active in the reposi-
tioning of these districts.

Parks, Open Space, Trails 
& Recreation Facilities
Brentwood’s parks and unique open 
spaces along Rogers Parkway and Deer 
Creek provide the community, partic-
ularly its residents, some of its greatest 
sources of pride, these amenities being 
frequently cited as some of the City’s 
most important assets. Participants stat-
ed a desire for the City to significantly 
invest in enhancing and expanding 
these facilities, including adding new 
pocket parks in neighborhoods that 
lack public open space, extending and 
constructing new trails, and linking 
with regional projects led by Trailnet 
and Great Rivers Greenway, as well as 
improving the overall pedestrian and 
cyclist connectivity between the City’s 
parks. Finally, stakeholders expressed 
a desire to calibrate future land use, 
development, and transportation plan-
ning with the City’s recent Parks Master 
Plan.
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Priority Projects & Actions
Participants from all workshops were 
also asked to identify specific actions 
or projects they believe could be used 
to address issues facing Brentwood. 
The projects range in size and scale, in-
cluding small projects and minor policy 
changes, to big budget and multiyear 
undertakings. Projects and actions 
include:

• Adding new parks, trails, sports 
facilities, and generally improving 
the City’s open space.

• Adding new sidewalks and paths 
to improve connectivity between 
the various parts of the commu-
nity.

• Removing real estate from the flood-
plain and target it with redevelop-
ment projects.

• Moving the Police station to Brent-
wood Boulevard; building a new 
police headquarters.

• Brentwood should build a new 
City Hall.

• Improving the Brentwood Bou-
levard and Manchester Road 
intersection.

• Creating a “town square” or a central 
gathering space for community events.

• Taking local jurisdiction over 
Brentwood Boulevard and improv-
ing its appearance. Specifically, 
the corridor should have a distinc-
tive streetscape and community 
branding infrastructure.

• The Deer Creek corridor should be 
purchased and converted into a 
large natural area and open space.

• The schools should be remod-
eled, expanded, and improved to 
be more modern and add more 
technology.

• The City should adopt code that 
limits the size of teardown/infill 
housing in established neighbor-
hoods. The City should promote 
additions and expansions to exist-
ing structures instead of demoli-
tion.

• The City should add more street 
lighting throughout the commu-
nity.

• The neighborhoods that cannot 
walk to parks should be targeted 
for the creation of new pocket 
parks.

• The City should develop a small 
business and entrepreneurship 
center.

• The City needs to promote more 
historic preservation and protect 
Brentwood’s existing community 
character.

• The Hanley Industrial Court area 
needs a new zoning overlay dis-
trict and should be redeveloped as 
an “employment district.”

• The City should invest in beauti-
fication projects throughout the 
community.

• A pedestrian bridge should be built 
to cross over Brentwood Boule-
vard.

• The City should develop rela-
tionships with local colleges and 
universities as well as advertise 
throughout the region about 
Brentwood’s advantages to start a 
small business.

• The City should work with the 
County and MoDOT to fix all of the 
highways that travel through the 
community.

• The City should build a new recre-
ation facility that rivals the existing 
ones in neighboring communities.
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Primary Strengths & 
Assets
The workshops each concluded with 
a discussion of the assets that Brent-
wood has to build upon and should be 
preserved moving forward. Primary 
strengths and assets include: 

• Brentwood’s competitive Mid St. 
Louis County location and quick 
access to I-64/40 and I-44; the area 
has convenient access to the greater 
region and is bordered by some of 
the more successful communities in 
the metropolitan area.

• Brentwood has great local schools 
with small class sizes.

• Brentwood has a distinctive sin-
gle-family character with long-term 
residents and a lot of stability. There 
are many lifelong residents who are 
committed to the community.

• Brentwood does not levy a city prop-
erty tax, in general the taxes are low, 
and the City is an affordable place to 
live.

• Brentwood offers a “middle class 
family” alternative to some of the 
more affluent communities that 
border it, but the City still offers a very 
high-quality of life and lots of local 
amenities.Brentwood still has a “small 
town” and a “quaint village” charac-
ter, even though it is located next to 
major urban centers like Clayton and 
the Central West End.

• The City offers great local services, 
the City employees know many 
residents, they care about the com-
munity, and part of this dynamic 
is created because there have been 
many long-term employees as well 
as lifelong residents.

• Brentwood operates its own in-
house permitting and inspections 
which is a benefit to residents and 
local businesses.

• The high traffic counts are ultimately 
a benefit to the business community.

• The destination retailers, like Whole 
Foods, Best Buy, Nordstrom Rack, 
and REI, draw in visitors from 
throughout the region, which help 
local businesses and contribute to the 
City’s tax base.

• The retail base helps keep the City’s 
tax rates lower than they would be 
if they relied heavily on residential 
homeowners, which neighboring 
communities are forced to do.

• Brentwood’s location adjacent to 
some of the highest disposable in-
comes in the St. Louis region makes 
it a strong local market to attract 
consumers and creates the potential 
for unique specialty shops and desti-
nation businesses.

• Brentwood’s roadway network has 
a lot of connectivity and provides 
multiple outlets to the region as well 
as alternative routes within town to 
avoid traffic.

• Brentwood is an increasingly 
diverse community and that adds 
greater appeal to more people as a 
place to live and visit.

• Brentwood, in general, still has a 
very good reputation or “brand” 
within the St. Louis region.

• The City has been fiscally stable and 
well-managed.

• Brentwood’s neighborhoods benefit 
from an urban forest and many 
tree-lined residential streets.

• Brentwood has some of the best 
local parks and neighborhood trails 
in the region.

• Brentwood provides its own police 
and fire services, which is good be-
cause it has local control over those 
vital agencies, but further they are 
both very high-quality – Brentwood 
is a safe community.

• The sewer lateral program is unique 
and a benefit to residents.

• Although challenges remain, gen-
erally, Brentwood has been effective 
in balancing residential neighbor-
hoods with major, regional com-
mercial districts, at least in compar-
ison to other parts of the St. Louis 
region where over-development 
had negative impacts over time.
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Online Outreach 
Opportunities
Web-based outreach created an ad-
ditional outlet to gather public input, 
in many cases providing an alterna-
tive option for those unable to attend 
in-person opportunities. Online tools 
did not replace but rather supplement-
ed all of the outreach tools and tech-
niques. 

The planning team evaluates and 
analyzes the feedback received across 
these mediums; the online activities are 
summarized in this section.

Project Website
The project website was developed 
to act as a clearinghouse for all infor-
mation and outreach opportunities. 
Accessed via the City’s homepage, the 
project website contains project infor-
mation and updates, meeting notices, 
and downloadable copies of draft docu-
ments. In addition, the project web-
site contains links to the resident and 
business questionnaires and the sMap 
community mapping tool.

Resident Questionnaire
93 residents submitted answers to the 
questionnaire. More than 1/3 of respon-
dents are long-term residents and have 
lived in the community longer than 20 
years; 25% of all residents have lived 
in the City between 11 and 20 years, 
which also demonstrate the stability of 
Brentwood’s population. Most respon-
dents work in the immediate suburban 
area or in the City of St. Louis; few 
respondents indicated long commutes, 
although 75% indicated they commute 
by automobile regardless of where their 
job is located. Respondents were fairly 
evenly distributed by age group.

Newer Residents
Approximately ¼ of residents have re-
cently moved to Brentwood (within the 
last 5 years) and indicate that most are 
moving from the City of St. Louis (23%) 
and nearby West County suburbs (43%). 
Only 10% of respondents indicated they 
moved in from outside of the St. Louis 
region. Respondents indicated the 
main two reasons they close to move 
to Brentwood are the City’s regional 
location and the strength of its local 
schools.

Community Strengths
Residents emphasized Brentwood’s 
location, its residential neighborhood 
character and overall quality of the 
housing stock, the quality of its schools, 
access to shopping, and proximity to 
major transportation networks as the 
community’s most important strengths. 
In a separate series of questions, partic-
ipants ranked trash service, fire protec-
tion, police protection, water quality, 
sewer service, and snow plowing as 
the top-ranked public services. Further, 
both the parks system and the library 
were cited by the majority of residents 
as “good quality” community amenities. 

The vast majority of residents are 
satisfied with the quality of life in 
Brentwood, and only approximately 7% 
of respondents expressed dissatisfac-
tion. More than 92% expressed satis-
faction and nearly half of participants 
expressed they were “very satisfied.” It 
should also be noted; however, that ap-
proximately half of respondents felt the 
quality of life in the City has remained 
about the same over the past 10 years, 
and although people are satisfied with 
Brentwood, they did not indicate major 
shifts in the City overall or in the quality 
of its housing stock or public services. 
These results could be generalized to 
demonstrate respondents felt satisfied 
with the consistent quality of the com-
munity.
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Community Weaknesses
The condition and maintenance of 
Brentwood’s major roads was identified 
as the City’s number one weakness, and 
the deteriorated condition and need 
for reinvestment in the community’s 
sidewalks listed the second most often 
by respondents. Additional disadvan-
tages were consistent, with the need for 
infrastructure investment and roadway 
projects, the need to address traffic con-
gestion and circulation, and the need 
for more investment by the municipal-
ity in its community facilities as other 
commonly listed weaknesses.

These themes were reflected in later 
questions asking participants to rank 
the quality of a wide variety of public 
services, with regional arterials and 
roadways, local streets, sidewalks, 
stormwater drainage, and data network 
infrastructure all receiving “poor rat-
ings.” Further, residents ranked the poor 
condition of roadways, deteriorating 
private properties, and traffic conges-
tion as major threats to the continued 
health of the community.

An important note is only 27% of 
respondents felt the local government 
is effectively “dealing with local issues 
and concerns,” and more than half ex-
pressed concern that these community 
weaknesses and threats were not being 
adequately addressed by the City.

Comments about the 2006 Plan
Respondents wrote specific comments 
about changes since the 2006 Plan. 
Those comments addressed:

• Concern that while major retail 
redevelopment occurred the small 
business development outlined 
in the Plan for the Brentwood and 
Manchester corridors failed to 
materialize.

• Concern that the Plan focused too 
heavily on “big box” or “corporate” 
development and not enough on 
residential quality-of-life, small 
businesses, and creating a more 
distinctive community.

• Concern that while certain infra-
structure and new facility invest-
ment has occurred since 2006, 
there are priority projects that 
need to be addressed, such as the 
condition of Brentwood Boulevard, 
stormwater management and 
flooding issues, and the rec center.

• A need for further parks, open 
space, trail, and recreation plan-
ning.

• A continued desire for a “down-
town” or “Town Center” district in 
Brentwood.

• A desire to see new investment 
in both the public realm as well 
as private redevelopment along 
both Brentwood Boulevard and 
Manchester Road to modernize 
those corridors as contemporary 
suburban business districts.

• Concern about the encroachment 
of commercial areas into resi-
dential neighborhoods and the 
conversion of specific properties 
into business development proj-
ects. Comments indicated future 
planning should address ways to 
effectively improve and maintain 
this delicate balance.

Business Questionnaire
Only 4 business owners submitted 
answers to the questionnaire. These 
results are insufficient to provide mean-
ingful statistical analysis; however, 
specific comments addressed the need 
to implement the stormwater manage-
ment improvements outlined in the 
2006 Plan as well as address worsening 
traffic congestion and roadway condi-
tions.

This is a typical response rate for 
communities with large, national chain 
businesses who do not typically partici-
pate in local planning efforts. Additional 
business outreach could be conducted 
in the future to further capture their 
perspectives.
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sMap
sMap is an online mapping tool that 
residents used to create their own 
custom maps of Brentwood and have 
shared their priority issues, concerns, 
and suggested improvements. This 
feedback is geographically tagged to 
specific locations on the map. Partic-
ipants were able to classify points in 
the categories of community asset, 
development priority site, problematic 
intersection, public safety concern, 
undesirable use, key transit destination, 
desired use or development, and poor 
appearance. 

Online participants created maps with 
nearly 50 points. The following is a 
summary of the main areas that were 
consistently cited on these maps:

• Intersections: Multiple problem-
atic intersections on Eager Road, 
Manchester Road, and Brentwood 
Boulevard, typically located at ma-
jor, signalized intersections

• Open Space: The City’s parks and 
trails were commonly cited as 
community assets.

• Connectivity: A series of specific 
crossing points were identified as 
breaks in the City’s sidewalk and 
trail network that segment the 
community’s residential areas.

• Manchester: Areas of poor appear-
ance and undesired land uses were 
cited within the Manchester Road 
business district.

• Hanley Industrial Court: Multiple 
points indicated interest in beauti-
fying this industrial park and add-
ing more mixed-use projects that 
elevate the overall quality of the 
district and leverage its proximity 
to the Metrolink station.

• Brentwood Boulevard: Map points 
identified a variety of conditions 
on Brentwood Boulevard south of 
Lawn Avenue, ranging from safety 
concerns at crossings, key rede-
velopment sites, unique assets and 
destinations like the library, and 
the need for streetscaping and a 
“sense of place” within the district.
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3. EXISTING 
PLANNING & ZONING

Comprehensive plans typically address 
past plans, studies, and reports, either 
building from those documents, or 
considering their historical context. 
Further, comprehensive planning pro-
cesses often assess the municipality’s 
current zoning and development reg-
ulations and offer insights on whether 
new goals and objectives can be fully 
realized within the existing codes and 
ordinances. Because this report is a 
review of the City’s 2006 Compre-
hensive Plan, the analysis focuses on 
recent plans and studies that should be 
accounted for in local planning efforts. 
Further, the analysis compares the City 
of Brentwood’s existing zoning and 
development codes against the market 
analysis and public outreach conduct-
ed as part of the Comprehensive Plan 
Review. The purpose of this analysis is 
to evaluate how these documents could 
contribute to future planning, as need-
ed, within Brentwood.

PLANNING 
EFFORTS SINCE 
2006
This section reviews past plans and 
studies and evaluates their relevance to 
Brentwood’s 2006 Comprehensive Plan. 
The analysis focuses on recent regional 
planning that could be leveraged as 
a resource and integrated into local 
efforts in the City of Brentwood.

Brentwood Parks 
System Master Plan 
(2014)
The City prepared a new parks master 
plan in the last two years that addressed 
many of the project-specific and 
policymaking details that were absent 
in the 2006 Comprehensive Plan. Key 
recommendations included pursuing 
the development of a new skate park, 
identifying a location within existing 
parks for a “dog park” facility, identifying 
locations for a splash pad, developing 
a prioritized list of trail projects, and 
removing all of the Brush Honeysuckle 
from the parks. The parks plan ana-
lyzed service standards and generally 
identified areas that are underserved by 
existing parks, including, cost estimates, 
funding strategies, and action items. 
Outreach efforts in support of this report 
demonstrated positive feedback from 
residents regarding implementation of 
some recommendations from the parks 
plan, such as those in Oak Tree Park.

Given that the parks master plan was re-
cently completed, any additional com-
prehensive planning would only need 
to incorporate the existing plan, with 
focus on blending strategies between 
other policy areas. For example, any 
new investment in Brentwood’s parks 
and recreation amenities should com-
plement a new comprehensive plan’s 
recommendations for strengthening the 
City’s residential areas, or enhancing 
neighborhood connectivity.
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Regional TOD Studies 
(2011-2013)
Since the 2006 adoption of Brentwood’s 
Comprehensive Plan, there have been 
multiple regional studies and plans that 
addressed the St. Louis region’s light rail 
system and station area neighborhoods. 
Metro, the regional transit agency in St. 
Louis, conducted an existing condi-
tions analysis, inventory, and evalua-
tion of transit-oriented development 
opportunities at every Metrolink station 
in the bi-state region in 2011. This 
study was followed in 2012 by a detailed 
market study for TOD project demand 
in the region. The study analyzed em-
ployment, office, retail, and industrial 
uses, as well as housing, with a focus 
on multi-family housing demand in the 
area. Brentwood’s station was placed in 
the Mid St. Louis County TOD market 
area.

Finally, in 2013, through grant-fund-
ed work with the federal Sustainable 
Communities program, a large coali-
tion of regional stakeholders adopted 
a detailed TOD framework plan for the 
entire St. Louis metropolitan area. The 
plan created TOD typologies, indi-
vidually evaluating each station area. 
Brentwood’s station was identified as 
a “Suburban Town Center,” and the 
plan provided housing growth market 
assessments, potential targeted densi-
ties, and site-specific redevelopment 
opportunities.

Although the 2006 Plan addressed the 
existing Metrolink station and even 
proposed a potential second stop near 
Strassner Drive, it does not address 
TOD planning in the market-based or 
site-specific manner that these recent, 
regional efforts do. For example, on 
page 47 of the 2006 Plan it demon-
strates TOD principles but does not 
apply it to existing conditions in Brent-
wood or provide specific strategies. Any 
future planning activities should lever-
age the detailed, high-quality regional 
TOD planning and drilldown into the 
local Brentwood context. Recommen-
dations should be site-specific and 
connect the City’s role in TOD projects 
to available tools and infrastructure 
investments.

ONE STL Regional 
Sustainability Plan (2013)
In 2013, the St. Louis area’s Council 
of Governments, East-West Gateway, 
established a regional sustainability 
framework and offered strategies for lo-
cal government to implement the Plan’s 
goals. The plan was organized around 
the guiding principles of “prosperous, 
healthy, vibrant,” and developed nine 
goal-areas: collaborative, prosperous, 
distinctive, inclusive, green, prepared, 
connected, efficient, and educated. 
The 2006 Plan only provides a few 
references to green infrastructure and 
integrating sustainability. The City has 
been active in these efforts, including 
the GHG Inventory, participation in the 
Deer Creek Watershed Alliance, and 
the Climate Action Plan. Any future 
planning efforts could integrate this re-
gional vision, and match specific areas 
with detailed sustainability tools within 
Brentwood.

Imagining Tomorrow - 
St. Louis County 
Strategic Plan (2013)
St. Louis County recently developed a 
new strategic plan to respond to linger-
ing impacts from the recession and the 
release of the 2010 U.S. Census, which 
showed the County lost population for 
the first time. The Plan established a 
policy framework organized by three 
themes: healthy, engaged residents; 
desirable, connected communities; and 
accessible, attractive opportunities. The 
main emphasis of the Plan was rein-
vesting in existing areas and focusing 
resources on improving the quality of 
life for existing County residents. Unlike 
other St. Louis County cities, Brent-
wood’s population has remained fairly 
consistent, but future planning efforts 
should be drafted to recognize that 
the County is facing competition from 
rapidly growing, outlying areas like St. 
Charles, Franklin, and Jefferson Coun-
ties. Further, new planning recommen-
dations should specifically address that 
Brentwood is located in a County that 
acknowledges its high-growth phase 
has past and is actively repositioning 
itself to incentive reinvestment and 
the consideration of redevelopment 
at higher densities and with more 
mixed-uses.
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Numerous 
Exploratory Studies
The City of Brentwood has been a part 
of, or within the consideration of, a 
number of other studies since 2006 
that were not formal plans and not 
adopted as an action strategy. The most 
prominent of which is St. Louis Coun-
ty’s exploration of the South County 
Connector, which would travel from 
Manchester Road near the intersection 
with Hanley Road, south into Shrews-
bury. The proposed project was very 
controversial and as of December 2014 
has been put on hold due to uncertain 
funding. Further, the 2009 Brentwood 
Boulevard/Manchester Road Commer-
cial Study outlined redevelopment goals 
and recommended modifications to the 
use of the City’s Planned Development 
District zoning in those areas. Anoth-
er was the 2009 Brentwood, Clayton, 
Maplewood and Richmond Heights 
Bikeable Walkable Communities Plan, 
which examined ways to improve con-
nectivity between these four adjacent 
communities and included recom-
mendations for trails and other bicyclist 
amenities. Finally, as another example, 
the Great Rivers Greenway “River Ring” 
plan anticipates greenways and trails 
in Brentwood along the Deer Creek 
corridor, which would link the City to 
neighbors north along the Centennial 
and St. Vincent Greenways, as well as 
to destinations further south, such as 
Grant’s Farm along the Gravois Green-
ways and the River des Peres corridor in 
the City of St. Louis.

General Implication for 
Future Planning
The St. Louis region, particularly St. 
Louis County and transit and trail agen-
cies, has been very active in planning 
for future projects and improvements. 
Many of these efforts have focused on 
the Mid-County area and improving 
connections between some of the 
region’s most prominent communities, 
like University City, Clayton, Richmond 
Heights, Maplewood, Webster Groves, 
and the City of St. Louis itself. Brent-
wood sits at a critical “fulcrum point” in 
the St. Louis metropolitan region in al-
most any policymaking area, spanning 
from highway transportation to transit, 
and from stormwater management to 
regional multi-use trail planning. 

Although the City of Brentwood is 
landlocked and generally built-out, 
it is unwise to assume it lacks a need 
for growth management planning. 
Brentwood may not be extending 
utilities and roadways into agricultural 
lands and anticipating thousands of 
new housing units like communities in 
St. Charles County, but it sits squarely 
in the midst of the St. Louis region’s 
targeted area for urban redevelopment 
and established, suburban reinvest-
ment. This type of growth is being 
encouraged by public sector agencies 
and generally embraced by the private 
sector, developers, and the business 
community at-large. 

Some of the most important “St. Louis 
success stories” since the 2008 reces-
sion have occurred in these established, 
“inner-ring” County suburbs and 
Brentwood should have a seat in setting 
regional development policy. Further, 
this environment presents an oppor-
tunity for additional planning efforts to 
initiate follow-up dialogue and identify 
implementation partnerships where 
Brentwood’s local ambitions match the 
goals of large agencies and nonprofits 
that can bring their resources to the 
table as well.

Any future planning efforts by the City 
of Brentwood need to carefully and 
meticulously map all of these potential 
regional efforts, using the opportunity 
to leverage planning already conduct-
ed by others to reduce the City’s own 
long-range planning costs, while also 
integrating these concepts into local-
ly-customized plans and long-range 
capital budgets.
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EXISTING ZONING 
ASSESSMENT
The City of Brentwood currently has 
seven (7) land use zoning districts 
and two “planned districts,” which are 
named “Planned Development District,” 
and “Urban Development.” Further, 
the City also has a Flood Plain Over-
lay District. The zoning map has only 
been revised once, in September 2007, 
since the 2006 Comprehensive Plan 
was adopted, and the Code itself was 
most recently adopted in 2009. It does 
not appear to have been significantly 
revised since the recession.

Brentwood’s zoning code can be eval-
uated by the traditional use classifi-
cations: residential, commercial, and 
industrial zones. 

Residential Districts
The City has four residential zon-
ing districts; however, no parcels 
are currently zoned “AR – Attached 
Single-Family Residential District.” The 
remaining zones are two single-family 
residential districts (A and B), and one 
multi-family residential district (MR). 
Because Brentwood is essentially fully 
developed, built-out, and landlocked, 
its residential zoning districts largely 
capture what is “on the ground” today. 
The main difference in residential area 
zoning are one large-lot block on High 
School Drive, and the estate home 
subdivision York Village/York Woods, 
off of McKnight Road. Otherwise, the 
“B District” zone’s site design standards, 
such as 5,000 square feet lot sizes and 
5-foot side yard setbacks, reflect Brent-
wood’s existing residential character. 
Brentwood’s only multi-family district 
is Brentwood Forest. 

The City’s zoning code and existing 
districts are likely adequate in address-
ing potential redevelopment in any part 
of the community; however, teardowns 
and large, infill single-family homes 
have been identified as a key issue for 
the City to address, which should be 
managed through development reg-
ulations and urban design standards. 
Further, the City could evaluate the use 
of a residential Form Based Code to 
provide greater specificity in existing 
neighborhoods.
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Commercial Districts
The City has two commercial districts, 
with one focused on general uses 
(G.C.) and the second targeted to local 
or neighborhood business activities 
(R.S.C.). The Manchester Road corridor 
is mainly zoned G.C., but the Brent-
wood Boulevard and Eager Road corri-
dors are zoned Planned Development 
District.

General Commercial
The City of Brentwood has a general 
commercial district that is reflective of 
the traditional approach used in many 
suburban communities. Although 
the City has a great deal of permitted 
uses, with virtually any reasonable use 
permitted by at least a conditional use 
permit if not by right, most of Brent-
wood’s existing business districts are 
not zoned under this classification. 
Only the Manchester Road corridor 
is zoned using General Commercial, 
which is likely contributing to the 
scattered aesthetic and lack of a “sense 
of place” as a cohesive business district, 
as described in both the 2006 Plan as 
well as recent public outreach. Also, the 
southern-extent of Brentwood Boule-
vard, north of Deer Creek, is zoned G.C. 
and reflects similarities to the Manches-
ter corridor in terms of use and design. 
There would likely be opportunities to 
revise the G.C. zoning classification to 
more closely match the City’s intended 
development goals for these areas as 
part of a new planning process, as well 
as re-examine its use as a “broad-brush” 
approach to the southern portion of the 
community.

Local Commercial
The R.S.C. district is intended to address 
“convenience retail shopping, services 
and professional offices which are 
compatible in scale and intensity of use 
with adjacent residential uses.” Taking 
this into consideration, the district is 
only used in three isolated locations, 
does not form a compact district, and 
in one instance it is used for the Magna 
Place office tower. This zoning district 
appears to capture the community’s 
vision for Manchester Road and Brent-
wood Boulevard, but its use should be 
examined if any rezoning is considered 
as part of future planning processes. 
The City could potentially use this 
zoning classification to effectively and 
more closely align with the goals for 
certain commercial corridors.
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Industrial Districts
The code contains one industrial zone, 
officially called the “LID: Light Indus-
trial District.” The district is intended 
to accommodate lighter-type uses at 
an intensity that is compatible with 
Brentwood’s general community char-
acter. Although the district permits the 
types of uses expected in an industrial 
area, such as light manufacturing and 
warehouse-distribution facilities, it also 
permits a lot of non-industrial uses by 
right within the zone, such as offices, 
recreational facilities, schools, and 
churches. In addition, daycare, auto-
motive repair, restaurants, and banks 
are permitted through a conditional use 
permit.

Based on the goals outlined in the 2006 
Comprehensive Plan and the commu-
nity visions discussed as part of this re-
port’s outreach phase, the City’s current 
industrial zoning does not appear to 
match its intentions. Specific inconsis-
tencies include:

• Two Different Areas: Both the 
Deer Creek and Hanley Industrial 
Court/Strassner Drive industrial ar-
eas are zoned the same, although 
there appears to be different 
visions for the two areas’ futures. 
Further, there appear to be dif-
ferent site and circulation design 
issues in the two districts, and both 
probably cater to different types of 
suburban industrial markets. How-
ever, virtually all of Brentwood’s 
industrial areas are treated with the 
same broad zoning brush. Future 
planning should identify whether 
separate and targeted zoning and/
or overlay districts are needed to 
achieve different visions for these 
two separate areas.

• Manchester Road Corridor: This 
business corridor is split by zoning 
districts. The north side of Man-
chester Road is zoned for general 
commercial uses, but the south 
side of the street is considered 
industrial property. This contrast 
still exists at the Manchester and 
Hanley Road intersection. Based 
on the comments received during 
preparation of this report, as well 
as the vision outlined in 2006, the 
community would prefer to see 
Manchester Road redeveloped as 
a small business and neighbor-
hood destination district; however, 
industrial uses and zoning appear 
incompatible with that vision.

• Permitting Many Uses: The cur-
rent LID zone permits a lot of uses, 
some of which are probably not 
compatible, but regardless do not 
match the consistent “employment 
district” vision discussed during 
the Plan Review process. During 
outreach many individuals stated 
they would prefer job-creating 
uses and professional office spaces 
more than the current mix of con-
tractors and exercise gyms, which 
participants felt were underutiliz-
ing Brentwood’s limited industrial 
park space. Future planning and 
zoning analysis could review the 
existing industrial zoning code 
and address permitted uses as 
well as examine the need for more 
targeted zoning and/or overlay 
districts to best match the com-
munity’s goals.

• Variation along Strassner: The 
2006 Plan briefly addressed 
changes in the Strassner Road 
district, but this evaluation process 
has captured a lot of new trends 
since the roadway was extended 
to connect to Hanley Road and 
Metrolink’s Blue Line service has 
matured. Outreach participants 
expressed a desire to see a singu-
lar vision for this corridor, but the 
current zoning quickly transitions 
from Urban Development and Sin-
gle-Family Residence, to Planned 
Development District and Light In-
dustrial, before transitioning back 
into an Urban Development dis-
trict at Hanley Station. After a clear 
vision is determined for the long-
term redevelopment of this area a 
zoning district should be created 
to better match the complexity in 
this area and promote the type of 
investment the City desires.
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Planned Development 
District
Most of Brentwood’s commercial areas 
are actually zoned through the Planned 
Development District. The district 
is intended to provide for a flexible, 
mixed-use approach to integrating 
office, multi-family, and retail, as well 
as increased building height and site 
densities. Planned Unit Developments 
(PUDs) and zoning categories to cap-
ture this approach to development, 
particularly complex mixed-use proj-
ects that require parcel assembly and 
infill site design, have demonstrated 
their value over time; providing flexible 
zoning to accommodate this redevel-
opment activity is a municipal best 
practice, and Brentwood’s approach 
appears appropriate. 

However, future planning could ex-
amine the use of the P.D. classification 
as it applies to essentially splitting the 
Strassner Drive/Hanley Industrial Court 
area in half, as well as its use down 
Brentwood Boulevard to the inter-
section with Manchester Road. Many 
of these areas will require complex 
redevelopment proposals, and the City 
will likely need to engage the developer 
in cooperative negotiations. Both areas 
could potentially be better matched 
between the vision for those areas and 
zoning regulations. 

For example, depending on the vision 
for the existing industrial park area, the 
P.D. district may be sufficient, but the 
Brentwood Boulevard corridor may 
benefit from a narrower spectrum of 
permitted uses, lower densities, and 
more by-right flexibility. As the Brent-
wood Boulevard corridor will likely be 
redeveloped in some cases by small 
businesses using existing parcels and 
buildings, the City may want to evaluate 
a more traditional zoning code that 
reduces architectural, engineering, and 
other professional service costs in order 
to redevelop the property.

Additional planning efforts could eval-
uate the use of creative overlay districts 
to achieve P.D.-style goals, approved 
by the Board of Aldermen via a condi-
tional use permit, while still allowing 
by-right uses with a base-level “neigh-
borhood commercial” business district 
for smaller-scale investment by local 
business owners. The existing R.S.C. 
district may effectively link-up with 
these community visions and goals, 
and could be strategically complement-
ed with Form-Based Code overlays and 
zoning bonuses (i.e. additional density 
in exchange for shared parking or high-
er-quality building materials), which 
would be subject to Planning & Zoning 
Commission and Board of Aldermen 
review and approval. 

Additional planning efforts for these 
business districts, particularly the 
Brentwood Boulevard corridor, should 
examine zoning as part of a larger eco-
nomic development strategic plan for 
the area, with an eye towards encour-
aging redevelopment that matches cur-
rent market realities. Although the P.D. 
zoning classification is a good practice, 
there are likely additional, dynamic 
zoning tools that could be a part of a 
larger overall strategy for these business 
districts.
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Special Districts
The City has two special zoning dis-
tricts. The “Urban Development” district 
is intended to promote mixed-use 
development at a higher density than 
permitted in other zones, specifically 
targeting projects that blend multi-fam-
ily housing, retail, and office uses. This 
zoning has been used for The Villas and 
Hanley Station and must be approved 
through a site plan review and permit-
ting process with the City Council. 

The second special district is a Flood-
plain Overlay District, which is based on 
the 100-year floodplain and is intended 
to “protect future development in the 
City from those areas subject to rising 
or fluctuating water levels or flooding.” 
This overlay zone covers virtually every 
use type in the City, including residen-
tial, commercial, and industrial districts.

General Implication for 
Future Planning
In general, the City of Brentwood’s 
zoning code and its use of those dis-
tricts within the community will likely 
continue to match the City’s goals 
and vision for the various parts of the 
community. Brentwood’s neighbor-
hoods are established and present a 
generally unified character in each area, 
and therefore there will be little change 
in the City’s residential districts over 
the next 5 to 10 years. The main area 
to address is the teardown/infill home 
construction trend, which could be 
managed through additional plan-
ning but would likely be controlled by 
tools other than conventional zoning 
districts. However, the City appears to 
be re-evaluating its pursuit of “big box” 
shopping centers while also prioritizing 
small business growth in the Brent-
wood Boulevard and Manchester Road 
corridors. Further, there are initial ideas 
and concepts for the long-range repo-
sitioning of the City’s industrial park 
areas, but not a final economic devel-
opment strategy. 

These areas would likely benefit from 
additional Subarea planning and 
corridor design. Although achieving 
those mixed-used redevelopment goals 
would need to be complemented by 
a “toolbox” of policies, projects, and 
strategies for the City, zoning will likely 
be one of the key areas to reexamine. 
Some of the core zoning pieces needed 
appear to be in place and some follow 
national best practices; however, due 
to the current economic climate and 
the complex redevelopment challeng-
es faced in some of Brentwood’s key 
commercial-industrial districts, more 
sophisticated zoning tools, like overlay 
districts and Form Based Codes, may be 
needed to either accelerate or incentiv-
ize new investment, or at least clearly 
articulate to the development commu-
nity what the City and its residents aim 
to achieve in these areas.

City of Brentwood | Comprehensive Plan Review Report 2015 33



Comprehensive Plan Review Report 2015 | City of Brentwood34



A firm understanding of market con-
ditions is extremely important as a 
foundation for land use planning and 
development decision-making. This 
analysis depicts how local and re-
gional demography and markets have 
changed, or in some cases remained 
relatively unchanged, since adoption 
of the 2006 Brentwood Comprehensive 
Plan. 

The chapter focuses on six topics: (1) 
population demographics, (2) employ-
ment, (3) housing, (4) retail, (5) com-
mercial real estate, and (6) industrial real 
estate. Each section presents and as-
sesses current trends, notes important 
market implications, and to the extent 
possible, make projections for future 
growth and development opportunities. 
Collectively, this information provides 
a general snapshot of Brentwood’s 
current and projected competitive 
position within the St. Louis region, and 
underscores the need to develop a new 
Comprehensive Plan that is in line with 
current and projected market realities.

Data Sources
Data for this study were acquired from 
a variety of current sources, including 
the 2009-2013 American Community 
Survey (ACS), the 2010 U.S. Census, the 
State of Missouri, the St. Louis Regional 
Chamber of Commerce, and ESRI Busi-
ness Analyst, a nationally recognized 
provider of business and market data. 
For purposes of clarification, data from 
2000 and 2010 are actual figures from 
the U.S. Census. 2009-2013 Ameri-
can Community Survey data reflects 
a five year average based on surveys 
conducted by the U.S. Census Bureau 
during that time period. 2014 and 2019 
data are estimates and projections de-
veloped by ESRI. In all cases, the figures 
presented are the most recent available. 

Comparing Data to the 
2006 Plan
U.S. Census data from 2000, the main 
data source available during the draft-
ing of the 2006 Comprehensive Plan, 
is included to provide greater context 
as to conditions around the develop-
ment of the 2006 Plan. Ultimately, the 
Plan was developed prior to the 2008 
recession and any data utilized for the 
Plan’s development is between eleven 
and fifteen years old. 

Impact Assessments
Each section of data reporting is fol-
lowed by a brief “Impact Assessment” 
that places this detailed market and 
demographic analysis into a planning 
context. This analysis describes what 
the City can likely anticipate in future 
years and how emerging trends may 
impact future planning activities.

4. DEMOGRAPHICS & 
MARKET ANALYSIS
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DEMOGRAPHICS
• Population. Generally, the City’s 

population has remained relatively 
stable since 2000. Brentwood’s 
population rose slightly between 
2000 and 2010, but is projected to 
decline a small amount between 
2010 and 2019. Between 2000 and 
2019, the net change is population 
is estimated at about +300 resi-
dents. The Plan estimated a 2020 
population change of between -71 
and +919 people from 2005 levels. 

• Age. The City’s population is ag-
ing. In 2000, the median age of the 
population was 35.6 years. By 2019, 
it is projected to rise to 38.5 years. 
Aging can also be seen in the 
increasing share of the population 
aged 55 years and older: 21.7% in 
2000, 24.4% in 2014, and 26.5% in 
2019. 

• Race/ethnicity. The City is be-
coming more racially and eth-
nically diverse. Between 2000 
and 2010, the percentage of the 
population identifying as a racial 
minority doubled, from 7.3% to 
14.7%. Between 2014 and 2019, that 
trend of increased diversity is pro-
jected to continue. Similarly, the 
City’s Hispanic population (which 
is considered an ethnicity and not 
a race by the U.S. Census) is rising: 
1.7% (2000) to 3.0% (2010) to 3.6% 
(2019). 

• Income. Household incomes in 
Brentwood dropped significantly 
between 2000 and 2014, but are 
trending upward. The median 
household income (adjusted for 
inflation) in 2000 was $69,623 
compared to $63,954 in 2014. By 
2019, the median income is pro-
jected to rise to $76,634, roughly 
$4,700 higher than 2000 levels. 
Brentwood’s median income is, 
and is projected to remain, higher 
than that of St. Louis County’s.

Impact Assessment
While the City’s population has remained 
relatively stable since development of the 
2006 Comprehensive Plan, key charac-
teristics of the population have changed. 
Brentwood residents are aging, and the 
population is becoming significantly 
more diverse. This may drive changes 
in service delivery, demand for different 
types of goods and services, and local 
identity. Outreach participants quali-
tatively noted these emerging trends 
and discussed how new and different 
residents will impact how the City oper-
ates over time, with one example being 
a growing need for “aging-in-place” 
strategies that the 2006 Plan did not 
fully address. An aging population may 
require a more senior-friendly hous-
ing stock of multi-family, townhome, 
and senior living options. Incomes are 
slowly recovering from the effects of the 
economic recession, and the projected 
rising of incomes may lead to higher de-
mand for retail goods and services. The 
nature and type of local businesses may 
shift to meet the population’s evolving 
service needs.
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2000 2009-2013 2014 2019
Projected Change                      

(2000-2019)

Population 7,693 8,055 8,007 7,997 +304
Households 3,929 4,136 4,137 4,148 +219
Average Household Size 1.96 1.94 1.93 1.92 -0.04
Median Age 35.6 35.0 36.8 38.5 +2.9
% Racial Minority 7.3% 12.5% 14.7% 16.9% +9.6%
Median Household Income* $69,623 N/A $63,954 $76,634 +$4,671

Population 1,016,315 998,954 993,696 994,166 -22,149
Households 404,312 404,765 405,109 406,301 +1,989
Average Household Size 2.47 2.42 2.40 2.40 -0.07
Median Age 37.5 39.9 40.6 41.3 +3.8
% Racial Minority 23.2% 29.7% 31.8% 32.5% +9.3%
Median Household Income* $71,805 N/A $56,721 $67,844 -$3,961

Demographic Summary (2000, 2010, 2014, 2019)

Source: ESRI Business Analyst; Houseal Lavigne Associates        

Brentwood & St. Louis County 

* Incomes are in 2014 dollars; Incomes were not collected by the 2010 Census     

Brentwood 

St. Louis County 



EMPLOYMENT
• Total employment. Total employ-

ment has declined. Between 2004 
and 2011, the number of prima-
ry jobs in Brentwood declined 
by about 1,300 jobs from 12,639 
jobs to 11,335 jobs. Although total 
employment is increasing, it is 
projected to remain lower than 
earlier levels. The State of Mis-
souri’s Department of Economic 
Development estimates that the St. 
Louis Region -- which contains 
the City of St. Louis and St. Charles, 
Jefferson, St. Louis, and Franklin 
Counties -- will collectively gain 
70,651 jobs between 2012 and 
2022. Applying Brentwood’s local 
share of the Region’s jobs (1.1% in 
2011) to the anticipated expansion, 
it can be estimated that the City 
could gain roughly 780 jobs by 
2022.

• Major industries. The composition 
of Brentwood’s local economy shifted 
slightly between 2004 and 2011. While 
the Construction and Manufacturing 
industries remain major employers, 
their share of total jobs has decreased 
from 11.6% to 7.6% and 15.5% to 9.5%, 
respectively. Similarly, both the share 
of total jobs within the Retail Trade 
and Administration & Support & Waste 
Management & Remediation indus-
tries has increased from 17.8% to 22.2% 
and 5.7% to 10.7%, respectively. The 
number of retail jobs has not increased 
its share, likely due to a decline in other 
sectors. On the whole, outside of the 
fact that 1 in 5 jobs are retail jobs, the lo-
cal economy remains fairly diversified.  

• Inflow & Outflow. Nearly all of Brent-
wood’s residents and workers are 
commuters. Between 2004 and 2011, 
the percentage of the City’s jobs that are 
filled by non-residents remained fairly 
consistent at roughly 98%. Similarly, 
the percentage of City residents who 
commute to other cities for work has 
remained stable at roughly 93-95%. 

Impact Assessment
Brentwood experienced a 10% decline 
in employment between 2004 and 2011, 
as well as some shifts in industry com-
position. Retail jobs have increasingly 
made up a larger share of the employ-
ment base, although the total number 
of jobs within that industry have stayed 
relatively constant; this is reflective of 
Brentwood’s status as a regional shop-
ping destination along I-64. The 2006 
Comprehensive Plan was developed 
during a historic peak in economic 
expansion and many commercial and 
industrial growth assumptions are likely 
not applicable to today’s marketplace 
or the near-term future. It may also be 
more appropriate to identify flex-uses 
in certain areas to better position them 
for a variety of different economic con-
tingencies. A new Comprehensive Plan 
can identify strategies to better position 
Brentwood for economic growth in the 
new post-recession economy. 
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Count Share Count Share Count Share Count Share Count Share Count Share Count Share Count Share
Total Primary Jobs 12,639 100.0% 12,797 100.0% 12,906 100.0% 11,779 100.0% 11,642 100.0% 10,253 100.0% 10,752 100.0% 11,335 100.0%

Agriculture, Forestry, Fishing and Hunting 5 0.0% 4 0.0% 2 0.0% 5 0.0% 2 0.0% 4 0.0% 7 0.1% 7 0.1%
Mining, Quarrying, and Oil and Gas Extraction 0 0.0% 0 0.0% 0 0.0% 0 0.0% 0 0.0% 0 0.0% 0 0.0% 0 0.0%
Utilities 0 0.0% 0 0.0% 0 0.0% 0 0.0% 0 0.0% 0 0.0% 0 0.0% 3 0.0%
Construction 1,467 11.6% 1,682 13.1% 1,275 11.0% 1,133 9.6% 1,275 11.0% 990 9.7% 784 7.3% 861 7.6%
Manufacturing 1,964 15.5% 1,954 15.3% 1,724 14.8% 1,770 15.0% 1,724 14.8% 1,383 13.5% 1,132 10.5% 1,076 9.5%
Wholesale Trade 1,095 8.7% 1,014 7.9% 754 6.5% 799 6.8% 754 6.5% 676 6.6% 631 5.9% 753 6.6%
Retail Trade 2,255 17.8% 2,338 18.3% 2,274 19.5% 2,400 20.4% 2,274 19.5% 2,153 21.0% 2,555 23.8% 2,514 22.2%
Transportation and Warehousing 605 4.8% 599 4.7% 550 4.7% 621 5.3% 550 4.7% 432 4.2% 410 3.8% 446 3.9%
Information 287 2.3% 262 2.0% 217 1.9% 230 2.0% 217 1.9% 253 2.5% 226 2.1% 181 1.6%
Finance and Insurance 354 2.8% 466 3.6% 415 3.6% 468 4.0% 415 3.6% 370 3.6% 341 3.2% 385 3.4%
Real Estate and Rental and Leasing 453 3.6% 419 3.3% 451 3.9% 447 3.8% 451 3.9% 439 4.3% 404 3.8% 446 3.9%
Professional, Scientific, and Technical Services 868 6.9% 871 6.8% 787 6.8% 699 5.9% 787 6.8% 611 6.0% 587 5.5% 535 4.7%
Management of Companies and Enterprises 94 0.7% 112 0.9% 96 0.8% 152 1.3% 96 0.8% 126 1.2% 229 2.1% 276 2.4%
Administration & Support, Waste Management & Remediation 720 5.7% 775 6.1% 766 6.6% 761 6.5% 766 6.6% 538 5.2% 1,069 9.9% 1,209 10.7%
Educational Services 276 2.2% 242 1.9% 188 1.6% 176 1.5% 188 1.6% 197 1.9% 227 2.1% 272 2.4%
Health Care and Social Assistance 534 4.2% 536 4.2% 630 5.4% 575 4.9% 630 5.4% 637 6.2% 692 6.4% 846 7.5%
Arts, Entertainment, and Recreation 144 1.1% 131 1.0% 160 1.4% 139 1.2% 160 1.4% 134 1.3% 169 1.6% 124 1.1%
Accommodation and Food Services 645 5.1% 553 4.3% 424 3.6% 419 3.6% 424 3.6% 381 3.7% 437 4.1% 641 5.7%
Other Services (excluding Public Administration) 771 6.1% 746 5.8% 837 7.2% 898 7.6% 837 7.2% 828 8.1% 761 7.1% 652 5.8%
Public Administration 102 0.8% 93 0.7% 92 0.8% 87 0.7% 92 0.8% 101 1.0% 91 0.8% 108 1.0%

Highlighted text denotes that the industry was one of Brentwood's 5 largest industries for that year, based on total employment

Employment Summary (2004-2011)

Source: U.S. Census "On the Map"; Houseal Lavigne Associates        

2004 2005 2006 2007 2008 2009 2010 2011



HOUSING
• Total units.  The number of hous-

ing units is increasing, but at a slow 
pace. Between 2000 and 2014, the 
net change in housing units was 
+352. Over the next five years, it is 
estimated that the City will add only 
34 housing units, bringing the total 
number to 4,474 units. The 2006 
Plan estimated that if the City could 
capture a county share of housing 
equal to its share of the county pop-
ulation (based on a 5 year annual-
ized trend between 2000 and 2004), 
this would drive demand for 84 new 
units per year after 2005. However, 
these numbers did not anticipate 
the forthcoming housing and fore-
closure crisis, and thus overstated 
demand. 

• Tenure. While the 2006 Compre-
hensive Plan identified greater 
home ownership as a residential 
goal, the share of homes that are 
owner-occupied declined from 
roughly 75% to 60% between 2000 
and 2014. Vacancy has also spiked, 
from 3.9% in 2000 to 6.8% in 2014, 
although 2014 levels are lower 
than the peak of 11.3% seen during 
2009-2013, and lower than that of 
St. Louis County generally (7.9%). 
These trends are likely related to the 
major shifts in the housing market 
since 2008 and the ongoing rate of 
foreclosures in the St. Louis region.

• Type. Diversifying the housing 
stock was also identified as a resi-
dential goal in the 2006 Plan, and 
the share of the housing stock that 
are single family detached homes 
declined from roughly 60% to 54% 
between 2000 and 2009-2013. This 
was due largely to dramatic spike in 
units within large apartment build-
ings and demolition or conversion 
of single family detached homes 
during this period. 

• Value. Home values are rising. 
Adjusting for inflation, the medi-
an home value in Brentwood rose 
from $160,161 in 2000 to $267,143 
in 2014. This reflects both a rise in 
property values since the recession, 
as well as the construction of higher 
end units during this time period. 
Over the next five years, the median 
home value is projected to increase 
to $248,273. Median values are rela-
tively on par with St. Louis County. 

• Sales. Between 2006 and 2013, the 
median sales price per square foot 
has declined. In March 2006, the 
median was $168/sq. ft., compared 
to $142/sq. ft. in March 2011 and 
2012 and $146 in March 2013. The 
St. Louis housing market appears to 
be recovering, albeit slowly. Brent-
wood appears to have fared better 
than newer suburban areas which 
are located further from regional 
employment hubs and potentially 
offer an oversupply of housing 
units.
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2000 2009-2013 2014 2019
Projected Change                      

(2000-2019)
Total Units 4,088 4,436 4,440 4,474 +386
Tenure 

Owner Occupied 74.9% 58.3% 59.5% 59.0% -15.9%
Renter Occupied 21.2% 33.0% 33.7% 33.8% +12.6%
Vacant 3.9% 11.3% 6.8% 7.3% +3.4%

Type
Single Family Detached 59.9% 53.6% -- -- -6.3%*
Single Family Attached 12.0% 6.1% -- -- -5.9%*
Duplex 1.8% 2.1% -- -- +0.3%*
Multi-Family 26.2% 38.2% -- -- +12.0%*
Other 0.1% 0.0% -- -- -0.1%*

Median Value $160,161 $191,796 $219,823 $248,273 +$88,112

* denotes change from 2000 to 2013

Source: U.S. Census Bureau; ESRI Business Analyst; Houseal Lavigne Associates        

Inflation Notes: values are in 2014 dollars; it was assumed that 2009-2013 average values were in 2011 dollars

Housing Type Notes: housing type composition for 2014 and 2019 is not included because ESRI does not issue such estimates or projections.

Housing Summary (2000, 2009-2013 Avg., 2014, 2019)
Brentwood 



Impact Assessment
Over the past fifteen years, the Brent-
wood housing stock has undergone a 
change in composition, with a decline 
in owner-occupancy and rise in rental 
occupancy and vacancy, as well as sig-
nificant growth in multi-family units. 
These changes meet some of the 2006 
Comprehensive Plan’s goals, but they 
also fail to achieve others. While the 
housing market is still slowly recover-
ing, the City appears well positioned to 
further capitalize on access to regional 
goods and services. That being noted, 
vacancy remains a challenge.  

One potential opportunity for future 
planning is developing strategies that 
maximize Brentwood’s unique, central 
location to St. Louis employment cen-
ters, as well as close proximity to retail, 
shopping, and residential quality-of-life 
needs.

Brentwood appears to offer quality 
housing at affordable prices adjacent to 
jobs and services, which differentiates 
it from both neighboring communities 
that are more expensive, and outlying, 
and newer suburban areas that lack 
certain amenities and transportation 
convenience. Since 2008, there has 
been new reinvestment in established 
suburban communities that offer a 
wide range of benefits across the United 
States because of their unique compet-
itive advantages, and updated planning 
could explore Brentwood’s housing 
potential in greater detail.
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RETAIL
• Employment & spending. Overall 

the retail market in Brentwood 
is very strong, with stable retail 
employment between 2002 and 
2011 and increasing taxable sales. 
Since 2009, taxable sales within 
Brentwood have increased from 
$448 million to $598 million, 
higher than pre-recession levels 
(e.g. $494 million in 2005 or $510 
million in 2006). This is a unique 
and impressive experience that 
places Brentwood not only in a 
very competitive position within 
the St. Louis region, but presents a 
success story that serves as a case 
study throughout the nation.

• Vacancy. Retail vacancy within the 
Mid-County market area, containing 
Brentwood, was 2.6% in 2014, and 
is considered by the Cassidy Turley 
real estate firm as one of the “top 
performing retail hubs” and “premier 
submarket” within the greater St. 
Louis region. However, Brentwood 
continues to face stiff retail competi-
tion from malls and shopping centers 
in neighboring communities. Brent-
wood benefited from a substantial 
amount of redevelopment and tenant 
replacement, even during the worst 
years of the recession, but these retail 
districts will begin to transition to a 
maintenance and reinvestment stage 
in future years. As shopping centers 
like Brentwood Square, the Prome-
nade, and Brentwood Pointe age and 
address competition from new devel-
opment in other communities, future 
planning could involve reinvestment, 
retention, and business expansion 
strategies to ensure Brentwood’s 
position as a major retail destination 
stays competitive and vibrant. 

• Retail gap. A gap analysis com-
pares the sales of businesses (“sup-
ply”) with what consumers spend 
(“demand”). When consumers 
spend more than businesses earn 
(demand > supply) in the market 
area, consumers are spending 
dollars outside of the area, referred 
to as leakage. When businesses 
earn more than consumers spend 
(supply > demand) in a market 
area, the market is saturated with 
customers from both within and 
outside the area, referred to as 
surplus.  On the whole, the gap 
analyses of Brentwood’s retail 
market (based on a 5, 10, and 
15 minute drivetime from the 
intersection of Brentwood Bou-
levard and Eager Road) show that 
the market is relatively saturated 
(from $171 million to $540 million); 
however, this is relatively common 
for destinations that draw from a 
more regional audience and sit 
in the midst of many other malls 
and shopping centers. Saturation 
does not preclude Brentwood from 
additional growth. There are also 
several industry groupings, such 
as General Merchandise Stores, 
that suggest potential.
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Impact Assessment
Brentwood’s competitive position within the 
St. Louis region, its premiere highway access 
and central location, and established retail 
base suggest the ability to further position 
the community for further retail growth, 
should it be desired by the community. 
Outreach has indicated concerns about 
more regional retail destinations, but it will 
be important for the community to maintain 
the success of its existing shopping centers 
regardless. Additional planning analysis 
could examine key development challenges 
such as the limited amount of available land 
and the need for intensive redevelopment 
projects to expand the retail base, as well as 
the very competitive market in Mid- St. Louis 
County. 

If the City does not want to pursue addi-
tional, large-scale redevelopment projects it 
will likely need targeted business retention 
strategies to maintain the success of these 
regional retail centers, which contribute a 
meaningful amount of sales tax to the mu-
nicipal budget. Additional planning activities 
could directly engage the property owners 
of this retail real estate and coordinate their 
long-term needs with local government 
planning, such as in transportation improve-
ments, to continue to pro-actively manage 
these business districts.

Further, targeted planning efforts, such 
as Subarea Plans and Corridor Studies for 
Brentwood Boulevard and Manchester 
Road, could outline how these regional 
market trends could be captured by local en-
trepreneurship and small business growth. 
Additional planning efforts could create a 
“toolbox” of small business development 
strategies for the City to lead and assist in 
targeting specific market segments where 
demand has been clearly demonstrated, and 
then connect that projected growth with 
local investment in these established “neigh-
borhood retail” districts that are located away 
from the major shopping centers on Eager 
Road.
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OFFICE
• General trends. The St. Louis 

regional commercial market, 
which covers the Missouri side of 
the metropolitan area as far west 
as Wildwood and Lake St. Louis, 
is trending in a positive direction. 
CBRE Research, a provider of real 
estate information, writes that 
“investment activity continues to 
be robust” as “investors have been 
attracted to the long term stability 
and relatively high returns that a 
market like St. Louis has to offer.” 
Market activity is concentrated 
mostly within the Class A office 
space in suburban markets, as 
Downtown St. Louis continues to 
be plagued by vacancy and disin-
vestment.

• Inventory. Brentwood sits in the 
Mid County submarket of the 
regional St. Louis regional office 
market. Collectively, the submarket 
contains 7.5 million square feet of 
rentable space, the third largest 
submarket in terms of square 
footage after Downtown St. Louis 
and West St. Louis County and 
comprising 15% of the total market 
space. 

• Vacancy. Vacancy within the Mid 
County submarket is 12.1% (Q4 
2014), the second lowest in the 
St. Louis Metro area. This is lower 
than the vacancy rate of 13.0% 
(Q3 2004) reported in the 2006 
Comprehensive Plan, although it is 
important to note that the subarea 
boundary used in that study is not 
coterminous with the one utilized 
in this preliminary report (CBRE). 

• Rents & sales. Within the St. Louis 
metro market, asking rents have 
stayed fairly stable since 2007, 
although they remain roughly a 
dollar per square foot less than 
City rents, which have increased 
fairly consistently since the end of 
2012. On the other hand, asking 
sales prices in the metro area have 
declined from a peak of about $110 
per square foot in 2008 to about 
$80 per square foot at the end of 
2014. 
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Rentable 
Area (Sq. Ft.)

Vacancy 
Rate (%)

YTD 
Absorp. 
(Sq. Ft.)

Average 
Asking Lease 
($ Sq. Ft./Yr.)

Mid County Sub Area 7,515,484 10.5% 41,575 $23.56
Total St. Louis Market Area 48,463,714 15.1% 999,420 $18.50

Office Market (Q4 2014)
Mid County Sub Area & St. Louis Market Area 

Source: CBRE; Houseal Lavigne Associates        



Impact Assessment
Brentwood currently has a few signa-
ture, suburban office towers, such as 
The Meridian, Magna Place, and the 
Center 40 Building, as well as other 
sub-Class A office space properties. 
However, with its proximity to Clayton 
and convenient access to the Central 
West End and multiple universities, 
there may be greater potential to 
expand Brentwood’s place within the 
regional St. Louis office market.

Additional analysis, including site-spe-
cific capacity assessments, would be 
needed to examine whether smaller 
multi-story, mixed-use buildings, per-
haps along Brentwood Boulevard and 
Manchester Road, would be compet-
itive within the Class A office market. 
Further, new planning analysis could 
better understand what types of em-
ployers would consider Brentwood as 
a competitive alternative to established 
office districts in St. Louis County and 
initiate relationships between the City 
and office developers.

Further, one potential strategy dis-
cussed repeatedly throughout the 
outreach workshops is repositioning 
and marketing the existing industrial 
park properties as business parks or 
“employment districts,” and additional 
planning could test the market demand 
for redevelopment and reinvestment 
along Strassner Drive, for example, to 
achieve this community vision.
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INDUSTRIAL 
• General trends. The St. Louis 

regional industrial market had a 
“banner year” and the “market con-
tinues to roll,” according to CBRE. 
Overall regional market vacancy sits 
at 6.2%, lower than levels seen in the 
years after the recession. More than 
1 million square feet is currently 
under construction, and 2014’s net 
absorption is double that of 2013. 

• Inventory. Brentwood sits in the 
Central County sub-area, which 
contains roughly 22 million square 
feet of rentable space. It is one of 
the larger sub-areas, and contains 
about 10% of the St. Louis market’s 
overall square footage.

• Vacancy. Vacancy within the Central 
County submarket is 4.7%, lower 
than the regional vacancy rate but 
higher than several other sub areas 
such as St. Charles County (1.9%) and 
Metro East (2.5%). This is lower than 
the vacancy rate of 16.7% (Q3 2004) 
reported in the 2006 Comprehensive 
Plan, although it is important to note 
that the subarea boundary used in 
that study is not coterminous with 
the one utilized in this preliminary 
report (CBRE).

• Rents & sales. Within the Metro 
St. Louis area, asking rents have 
steadily declined since 2008, from 
about $6.40 per square foot in mid-
2008 to roughly $6 per square foot 
in late 2014. The Metro St. Louis 
drop in rents was not as steep as 
what occurred within the Brent-
wood market; and in 2014, City 
market rents fell below Metro rents 
for the first time since 2007-2008. 
Similarly, asking prices for indus-
trial properties have declined since 
2009, although the last two years 
has been relatively flat. Asking 
prices in metro St. Louis are higher 
per square foot than City prices. 
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Rentable 
Area (Sq. Ft.)

Vacancy 
Rate (%)

YTD 
Absorp. 
(Sq. Ft.)

Average 
Asking Lease 
($ Sq. Ft./Yr.)

Central County Sub Area 21,586,859 4.7% 535,743 $4.53
Total St. Louis Market Area 209,243,880 6.2% 3,841,782 $4.01

Industrial Market (Q4 2014)
Central County Sub Area & St. Louis Market Area 

Source: U.S. Census Bureau; ESRI Business Analyst; Houseal Lavigne Associates        



Impact Assessment
The industrial market has shifted since the 
2006 Plan was adopted and continues to 
evolve in the post-recession economy. Al-
though industrial investment and expansion 
has been one of the stronger parts of the re-
gional St. Louis economy since 2009, Brent-
wood sits in the Central County submarket, 
which has more complexity to navigate and 
deal with trickier redevelopment sites than 
areas like St. Charles County and the Metro 
East, where growth has been strong and is 
often built on agricultural land.

Viewpoints shared during outreach appear 
to highlight a difference in vision, with some 
participants interested in better positioning 
Brentwood to compete for regional industri-
al expansion, where others felt Brentwood’s 
industrial areas would better serve the com-
munity is they were repositioned as office, 
technology, and research districts. 

Regardless, there are certain existing indus-
trial properties in Brentwood that will need 
reinvestment in the near-term. Additional 
planning could push beyond typical land use 
evaluation and create targeted industrial and 
employment development strategies that 
could differentiate between areas near Deer 
Creek, those off Hanley Road, and the district 
along Strassner Drive and Hanley Industrial 
Court. Specific parcels and districts could be 
evaluated and matched to the market that 
would best perform at that location, whether 
that is office, traditional light industrial, or 
more flexible, contemporary employment 
buildings.

Subarea Plans could also provide the City 
guidance on which properties will likely re-
main competitive over time, as well as iden-
tify specific catalyst sites that could be better 
positioned with teardown redevelopment 
and new construction that better addressing 
emerging market demand. Such strategies 
could outline what role the City could play 
in stimulating this growth and help evaluate 
the need or benefit of using public incentives 
and other financial tools.
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5. ASSESSMENT OF THE 2006 
COMPREHENSIVE PLAN

The analysis presented in each chapter 
evaluates the 2006 Comprehensive Plan 
in a specific context. This chapter looks 
at the 2006 Plan as a functional doc-
ument, as well as provides an assess-
ment of how well it speaks to certain 
key issues identified as part of this Plan 
Review evaluation. 

THE PLAN 
DOCUMENT AS A 
RESOURCE
In the past, it was common for planning 
documents to remain out of the public 
eye, sitting on back office bookshelves 
collecting dust. However, in the last few 
years, plans have evolved and become 
highly visible and accessible resources 
for the entire community. Plans are 
now commonly posted online as PDFs 
or as interactive websites for the entire 
community to see and use, and lever-
aged as a marketing tool by businesses 
and developers. Community organiza-
tions are increasingly using the City’s 
vision and long-range plan as a base-
line for their own internal planning, 
and more and more groups are trying 
to integrate planning activities across 
the community to work cooperatively 
and achieve common goals. 

In light of the expanded audience, a 
plan must be inspirational, easy to use, 
and easy to understand by everyone in 
the community, not just City officials 
and staff. The document itself needs 
to be quickly referenced, easy to read, 
and offer rich graphics and illustrations 
to help communicate complicated 
policy matters. The document should 
be easily integrated into other core 
City documents, such as the municipal 
budget, Capital Improvement Projects 
(CIP) program, economic development 
activities, and even departmental oper-
ations. The plan should serve as a quick 
guide to ensure daily actions, monthly 
reporting, and critical incremental deci-
sion-making.

City of Brentwood | Comprehensive Plan Review Report 2015 47



Assessment
At approximately 200 pages, with 
multiple appendixes, the 2006 Com-
prehensive Plan reflects conventional 
urban planning documents from ten 
years ago. The core Plan itself is about 
75 pages, but features a ratio of text 
to graphics that is very dense to read. 
There are few areas where key informa-
tion is clearly summarized, and this in-
formation is rarely presented in concise 
charts, tables, or infographics. The Plan 
was written in a conventional “planning 
voice” that uses a heavy amount of 
jargon as well as vague, quasi-technical 
language. All of these factors make the 
document difficult to use as a reference 
guide and limit its appeal or usefulness 
to the broader community.

Vague Language
The term “moderately” is used through-
out the City’s existing Plan, with ref-
erences to “moderately priced homes” 
and “moderately sized homes” through-
out. Without additional references or 
specific information, the term “mod-
erate” is vague and could easily mean 
different things to different people. A 
new Comprehensive Plan should avoid 
vague language and provide recom-
mendations that are clear and leave 
little room for interpretation. By being 
precise and specific, plans cannot be 
bent and molded to justify any develop-
ment proposal or policy action present-
ed to the City.

Planning Jargon
The City’s 2006 Plan is not user-friendly 
and contains a lot of technical planning 
jargon that limits the plan’s audience 
and hinders its use by the community. 
Consider this statement from Page 17:

“Residents and non-residents should 
be provided opportunities to safely and 
efficiently move between residences, 
commerce, community activities and 
work in the transportation mode of 
their choice.”

This statement is simply a highly tech-
nical way of stating that people should 
be able to travel safely and efficiently 
throughout the community, whether 
they are driving, walking, biking, or 
utilizing public transit. 

Other areas heavy in jargon are not as 
simply parsed, such as this sentence 
from Page 15”

“Brentwood should be comprised of an 
integrated hierarchy of cohesive, pe-
destrian-friendly, commercial mixed-
use districts (or “places”) of character 
and scale that serve the needs of the 
regional community and neighborhood 
markets.”

An updated Comprehensive Plan 
should recognize the changing au-
dience and role of plans and present 
information that is relevant to resi-
dents, local businesses, and community 
stakeholders in a clear, concise, and 
user-friendly way.
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Plan Organization
One of the largest deficiencies of the 
City’s existing Comprehensive Plan is 
its organization, which is both confus-
ing and repetitive. All issues identified 
within the community are placed in a 
section titled “Key Community Issues.” 
Specific goals for each topic area, along 
with their rationale, are contained 
within a section titled Vision and Goal 
Statements. This is then followed by 
a Land Use Plan Section that further 
expands on some of the topics (i.e. 
commercial and residential land uses); 
however, even this section is compli-
cated by a “Concept Plan” and a “Future 
Land Use Map” that each seem to 
provide additional recommendations. 
Finally the Plan’s goal statements are 
repeated, along with strategies to assist 
in achieving each goal. 

An Example
To illustrate how confusing and cum-
bersome the existing Comprehensive 
Plan is, consider the topic of Brent-
wood’s residential uses.

Residential issues are identified on 
pages 5 and 6. The Residential Goals for 
the community, including the rationale 
(which essentially restates the issues) 
is presented on pages 14 and 15. The 
Concept Plan section describes the 
community’s existing residential areas 
on pages 25 and 26, and presents what 
appears to be appropriate locations 
for residential land uses on page 27.  
Different types of residential uses, along 
with their definition, purpose, and 
rationale are presented on page 28, and 
the Future Land Use Map on page 33 
again presents appropriate locations for 
residential uses. 

Page 34 contains additional text about 
each type of residential land use, which 
expands upon, repeats, and contradicts 
other portions of the Plan. Table 1 on 
page 39 presents recommended uses 
within each land use category, repeat-
ing text from pages 28 and 34. Once 
more goals for Brentwood’s residential 
areas are repeated on pages 41 through 
44, but are now accompanied by imple-
mentation strategies.  

Providing a final layer of complexity are 
the land use designations of Neighbor-
hood Mixed-Use, Community Mixed-
Use, and Regional Mixed-Use that are 
defined in the Plan as areas “character-
ized by three or more revenue-produc-
ing” uses, but all permit and recom-
mend a residential component.

A plan’s organization and graphic 
layout should make it more easily ref-
erenced and provide all of the relevant 
information and analysis related to a 
specific policy topic in the same gener-
al area – or make the document more 
creatively cross-referenced. Creating 
plans that are easier to use more fre-
quently ensure that they get used and 
help achieve the goals and objectives 
outlined in the document.
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HOW THE 2006 
PLAN ADDRESSES 
KEY 2015 ISSUES
The community outreach phase of this 
Plan Review process highlighted cer-
tain key issues for the City to address, 
and those were evaluated or verified 
through both extensive fieldwork and 
traditional quantitative data analysis. 
Many of these issues are also identified 
in Chapter 2: Community Outreach.

Brentwood Schools
The community remains concerned 
about the loss of school-aged children. 
Specifically, how the population loss 
could lead to school closures in the 
community if enrollment dips too low, 
and related, that the closure of local 
schools would hurt Brentwood’s appeal 
as a residential community. Teardowns 
were cited by some as the reason for 
the loss of school-aged children. While 
analysis of U.S. Census data supports the 
community’s concern (the population is 
aging), there is no specific evidence to 
support teardown development as the 
cause. To the contrary, residential tear-
down redevelopment is often associated 
with an influx of new residents, includ-
ing younger families with school aged 
children. The issue needs to be further 
examined, including engaging the local 
school district administration.

A bigger threat to the Brentwood 
schools may be the overall appeal of 
the community to young families. An 
updated Comprehensive Plan could 
identify specific recommendations to 
make Brentwood more attractive to 
families with young children, includ-
ing quality schools, community safety, 
additional parks, park amenities, walk-
ability, and proximity to shopping and 
employment. Ultimately, the 2006 Plan 
does not really discuss the schools as a 
community facility nor identify partner-
ship opportunities to work with the local 
district in promoting Brentwood as a 
residential community.
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Contemporary 
Commercial 
Development
Portions of the Brentwood Boulevard 
and Manchester Road Corridors are 
characterized by outdated commercial 
sites, and many outreach participants 
have expressed these detract from 
the City’s image and overall aesthet-
ic. These two corridors seem to rise 
to the list of top priorities as what the 
Comprehensive Plan needs to squarely 
address.

However, the City’s existing Compre-
hensive Plan is not clear on its rec-
ommended approach to adequately 
facilitate these two corridors’ rede-
velopment. The Plan’s recommen-
dations for Neighborhood Mixed Use 
illustrates a 200-foot depth on each 
side of Brentwood Boulevard, but then 
goes on to state that it could be more 
or less than that number. There is also 
a plan recommendation that suggests 
commercial properties “consolidate” to 
achieve additional depth; however, this 
approach would only provide additional 
width.

What is clear is that there are compet-
ing objectives the City must balance 
– the desire to minimize encroach-
ment of commercial uses into existing 
neighborhoods and the desire to see 
redevelopment and revitalization of the 
Brentwood Boulevard and Manchester 
Road Corridors. A new Comprehensive 
Plan could provide clearer direction 
on this issue, and provide examples of 
redevelopment potential for existing 
and expanded sites to allow City leaders 
to see how lot depths are impacting 
redevelopment.
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Teardown Guidelines
As a mature community, the City is 
“built-out” with no opportunities for 
the development of new single-family 
detached residential neighborhoods. 
The exception is the replacement of 
smaller, older homes with teardown, 
infill structures. Although more pro-
nounced in certain areas of the City, the 
construction of newer, larger homes 
has an impact on the character of the 
City’s established neighborhoods and 
was a key concern voiced during the 
outreach process of this assignment. 
Many residents made it very clear they 
were frustrated with the size, scale, and 
architectural character of Brentwood’s 
recent teardown home construction 
trend and want the City to address the 
policy matter.

The City’s 2006 Comprehensive Plan 
states that when expansion or mod-
ernization is not “justifiable”, new infill 
housing should be allowed; however, 
the term “justifiable” is undefined. To 
help promote compatibility between 
existing homes and new construction 
and additions, the existing Compre-
hensive Plan suggests the City develop 
design guidelines, but provides little 
other guidance.

An updated Comprehensive Plan 
should recognize the value and impor-
tance of Brentwood’s existing housing 
stock in terms of image, character, 
and stability. Many of the communi-
ty’s neighborhoods are distinctive and 
unique within the St. Louis region and 
offer an appealing character. While the 
replacement of some aging or obsolete 
homes may be both inevitable and even 
desirable in certain ways, the Com-
prehensive Plan could provide specific 
direction to help address the issue and 
build on the previous “design guideline” 
recommendation. A new Plan should 
provide additional strategies other 
communities have used to address tear-
down redevelopment such as patter-
nbooks, workbooks and educational 
materials, reduced/waived permit fees 
for home alternations and even more 
policies programs.
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Flooding & Stormwater 
Management
One of the most commonly cited issues 
during outreach was the issue of flood-
ing. Residents, businesses, and past 
plans have demonstrated that a signif-
icant portion of the Manchester Road 
corridor lies in floodplain, and there are 
localized flooding problems in certain 
parts of the community along drainage 
areas and the Black Creek. The City has 
noted it needs to address stormwater 
management infrastructure, particu-
larly by adding more capacity. Further, 
although it is unverified at this time, 
there are concerns that large teardown, 
infill homes as well as home additions 
and impervious surfaces like larger pa-
tios and outdoor kitchens are generat-
ing more stormwater runoff in existing 
neighborhoods. The City has been 
working to address these challenges but 
it appears that a comprehensive set of 
strategies would still benefit Brentwood.

The 2006 Plan offers the general goal of 
“Improve the stormwater management 
system,” and it lists three objectives, all 
of which related to coordinating with 
the Metropolitan Sewer District (MSD) 
and the U.S. Army Corps of Engi-
neers to identify projects that increase 
detention capacity. These partners 
will still be critical regardless of what 
an updated Comprehensive Plan may 
address. However, managing stormwa-
ter and mitigating flooding can be more 
thoroughly addressed as a public policy 
issue, and there are key land use plan-
ning and transportation infrastructure 
impacts the 2006 Plan does not address 
at all. The 2006 Plan acknowledges the 
value of green buildings and limited 
development in the 100-year flood-
plain, but does so in general language 
that echoes national best management 
practices. 

A plan update could recommend 
specific buffering language for zoning 
codes, outline a sustainable practices 
and green infrastructure framework 
with specific projects for the City as well 
as policy applications to guide private 
investment. There have been numerous 
of advancements in the last 10 years 
that address infrastructure that better 
manages stormwater and mitigates 
flooding and many municipalities are 
now including entire chapters on these 
topics.
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Community Identity
Many outreach participants expressed 
that Brentwood lacks an identity, partic-
ularly in contrast to its neighbors, such 
as Maplewood, Clayton, and Webster 
Groves’s brands, which are wide-
ly-known throughout the region. The 
2006 Plan addresses this topic through 
the “Community Character” section, 
and establishes the broad goal of “Cre-
ate a ‘sense of place’ in Brentwood.” 
The objectives include creating a City 
Center, conserving the City’s natural 
resources, prohibiting billboards, add-
ing public art, and creating commu-
nity gateways. These strategies are still 
relevant the 2006 Plan at least lays the 
baseline for these efforts. 

But, “branding” a community and 
creating more of a clear “sense of place,” 
goes beyond these techniques. Fur-
ther, the 2006 Plan offers all of these 
recommendations at equal weight and 
without any prioritization. An updated 
comprehensive plan should identify a 
prioritized sequence of specific proj-
ects, efforts, and programs to “build the 
Brentwood brand,” while enhancing the 
community’s physical character. These 
efforts can be multi-layered, and stretch 
from a public relations campaign to 
promote local, destination business-
es, to physical projects as simple as 
installing customized, “branding” street 
signs that feature neighborhood names. 
An update comprehensive plan should 
evaluate all of the options available to 
the City of Brentwood, include cost 
components, and then target a self-re-
inforcing sequence of investments that 
strengthen the community’s identity. 
Simply, the strategy should be holistic 
and not a list of piecemeal projects.

City Center Concept
The 2006 Plan also discussed the City 
Center concept as a focal point of 
elevating Brentwood’s identity. In the 
current 2015 context, the City Center 
concept, as presented, and the con-
version of Brentwood Boulevard to 
a “neighborhood mixed-use” district 
would be difficult to fully implement 
today. There is clearly market demand 
and local economics that could be 
capitalized upon, and the concept of a 
“central gathering place” on Brentwood 
Boulevard, perhaps as part of a civic 
campus, is still a valid goal for Brent-
wood. The site design of such a “neigh-
borhood node” needs to be updated and 
should be included as part of a Subarea 
Plan for Brentwood Boulevard. Further, 
key catalyst sites and their development 
capacity needs to be more thoroughly 
evaluated, particularly if redevelopment 
must occur within the existing, shallow 
parcels. A comprehensive plan update 
should focus heavily on this corridor 
and address this concept.
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Implementation
One of the main challenges to the City 
continuing to reference the 2006 Plan is 
its lack of implementation planning. The 
existing plan provides a community vi-
sion and some high-level, general goals in 
order to achieve that vision, which were 
generally based on national best practices 
at the time. However, the 2006 Plan does 
not provide specific, measurable projects 
and actions to guide municipal invest-
ments and operations.

The Plan’s implementation program is 
demonstrated in Table 2 – Summary of 
Plan Implementation Strategies and Part-
ners. Although a reasonable foundation, 
the matrix only identifies internal City 
Hall departments and personnel, as well 
as a few regional government agencies. 

Comprehensive Plans today reflect most 
municipalities’ need to identify pub-
lic-private partnerships, nonprofit service 
delivery models, and shared econom-
ic development responsibilities with 
community organizations, such as the 
Chamber of Commerce. A plan update 
should identify many more partners and 
renew the list of priority actions. Most 
importantly, the 2006 Plan called for rou-
tine annual reporting on implementation 
achievements, as well as regular 5-year 
updates of the plan. As noted in other 
chapters, many grant funding agencies 
consider a comprehensive plan “current” 
based on a 10-year update cycle, and the 
existing implementation matrix from the 
2006 Plan is no longer relevant to munici-
pal operations.

Changes to Implementation: 
Producing Results
Plans were often deemed valuable by 
simply generating analysis and helping 
to inform deliberation and discussion. 
Plans were often studies, not calls to ac-
tion. Since 2008, planning efforts must 
justify their expense by offering imme-
diate value to the municipality and can 
no longer fail to produce results. The 
implementation chapter of a compre-
hensive plan should be designed as a 
management tool to guide operations 
and build partnerships within the com-
munity.

Comprehensive Plans should under-
stand the roles, resources, and capa-
bilities of those charged with taking 
action. The Plan should provide a clear 
sequence of actionable items that con-
siders priorities, timelines, and budgets 
while assigning specific parties to cer-
tain tasks and producing clear results. 
The Plan’s goals and objectives should 
be written in a way that its progress is 
easily measurable and sets the stage for 
routine reporting, real-time and flexible 
modification, and regular updates. 

Many municipalities are now including 
metrics, measurements, benchmarks, 
and both performance standards and 
performance targets as part of compre-
hensive planning efforts. This model 
can be more easily integrated into ex-
isting department operations, strategic 
plans, budgeting, long-range financial 
planning, and capital improvement 
programs. Further, some municipali-
ties are even using the comprehensive 
planning process as the “launching 
point” for updating and calibrating all of 
these documents within City Hall.

The Planning Process as Coalition 
Building for Implementation Compre-
hensive Plans are increasingly being 
used to build relationships and coordi-
nate the resources of multiple commu-
nity actors, leveraging each stakehold-
er’s strengths and assets in a manner 
that maximizes everyone’s return on 
investment and optimizes efficiency 
and effectiveness. Furthermore, a plan 
update can then be used as a founda-
tion for project partnerships and used 
in support of grant funding and outside 
financial sources. 
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