
 
File No. PDA-019-18-NBD 

 

To: City of St. Louis Planning Commission 
 

From: Don Roe, Executive Director 
 

Subject:  Adoption of Neighborhood Plan -- Gravois-Jefferson Historic Neighborhoods Plan 

 

Date: April 27, 2018 

 

Summary 

 

Submittal: Neighborhood Plan for Planning 

Commission review and adoption as a 

Neighborhood Plan and a supplement to the City’s 

Comprehensive Plan. 

 

Neighborhood Plan: The Gravois-Jefferson 

Historic Neighborhoods Plan was initiated to 

prepare a Neighborhood Plan that would guide 

community development efforts in the study area. 

A Presentation and Public Hearing for the Gravois-

Jefferson Historic Neighborhoods Plan will be held 

at the May 2, 2018 Planning Commission meeting 

prior to the vote on its Adoption. 

 

Site: The study area is generally bounded by 

Gravois Ave., on the north, Jefferson Ave./Broadway on the east, Meramec St. on the south, and Grand Blvd. on 

the west. It includes portions of 4 struggling neighborhoods -- all of Benton Park West and Gravois Park, and 

portions of Dutchtown and Mount Pleasant. 

 

Background: A number of factors -- including a shift in market demand, major development opportunities, 

community interest and leadership, and newly elected public officials -- led to a belief that the study area would 

greatly benefit from a Neighborhood Plan that would guide community development efforts. Funding for the 

project came from a number of sources. The planning process began in July 2016. The draft Neighborhood Plan 

was approved by the project’s Resident Steering Committee in December 2017 and submitted to PDA in March 

2018 for its review. 

 

Consultants: The draft Neighborhood Plan was prepared by a planning team led by Rise Community 

Development. Other members of the planning team included Dutchtown South Community Corporation, 

UrbanWerks Architecture and Design, and Development Strategies. 

 

 

 

 

 

 



Recommended Action 

 

That the Planning Commission finds the Gravois-Jefferson Historic Neighborhoods Plan to be in conformity with 

the City’s Strategic Land Use Plan, meets the City’s minimum submittal requirements for neighborhood plans and 

adopts the Gravois-Jefferson Historic Neighborhoods Plan -- subject to the correction of a few relatively minor 

scriveners’ errors -- as a Neighborhood Plan and a supplement to the portion of the City’s Comprehensive Plan 

for the area generally bounded by Gravois Ave., on the north, Jefferson Ave/Broadway on the east, Meramec St. 

on the south, and Grand Blvd. on the west and as specifically depicted in the Neighborhood Plan. 

 

1.0 Background 
 

Neighborhood Plan 
 

 A Neighborhood Plan is defined in Ordinance 64687, the ordinance that established the City’s Planning 

and Urban Design Agency and Planning Commission, as “a plan relating to specific neighborhoods or 

combinations of neighborhoods, generally containing greater details as to current conditions, trends, 

projects and recommendations than the Comprehensive Plan, and, in general, expanding upon and 

illustrating the basic goals, objectives and principles contained in the Comprehensive Plan, and reflecting 

a clear understanding of the aspirations of residents, business persons and other stakeholders likely to be 

impacted by the implementation of the plan.” 

 

 Ordinance 64687 also states that the Planning Commission shall have the right to review, modify, and 

adopt or reject Neighborhood Plans. 

 

 The Gravois-Jefferson Historic Neighborhoods Plan was initiated to prepare a Neighborhood Plan that 

would guide community development efforts in the study area. Despite its historic architecture and other 

amenities, all four neighborhoods are struggling with a variety of issues, including crime and physical 

deterioration. A number of factors -- including a shift in market demand, major development 

opportunities, community interest and leadership, and newly elected public officials -- led to a belief that 

the study area would greatly benefit from a Neighborhood Plan that would guide community development 

efforts. Funding for the project came from a number of sources. 

 

 The Neighborhood Plan was prepared by Rise Community Development, a non-profit organization that 

acts as a resource and partner to the community, bringing together non-profit organizations, financial 

institutions and government to revitalize neighborhoods. Other members of the planning team included 

Dutchtown South Community Corporation, a community development corporation located in the study 

area; UrbanWerks Architecture and Design, an architecture, urban design, and planning firm; and 

Development Strategies, a real estate, community, and economic development consulting firm. 

 

 The planning process for the Gravois-Jefferson Historic Neighborhoods Plan began in July 2016. 

Following an extensive public participation process, the draft Neighborhood Plan was approved by the 

project’s Resident Steering Committee in December 2017 and submitted to the Planning and Urban 

Design Agency (PDA) in March 2018 for its review. At its March 7, 2018 meeting, the Planning 

Commission gave its approval to conduct a Presentation and Public Hearing regarding the Gravois-

Jefferson Historic Neighborhoods Plan at a future Planning Commission meeting. 

 

 Copies of the Gravois-Jefferson Historic Neighborhoods Plan and two related documents have been 

available for public review at two sites in the study area -- the Thomas Dunn Learning Center, 3113 

Gasconade St., and the Five Star Senior Center, 2832 Arsenal St. -- at PDA’s office, and online at PDA’s 

website (http://www.stlouis-mo.gov/planning/) during the public review period of April 10, 2018 through 

May 2, 2018. 

 

http://www.stlouis-mo.gov/planning/


 To date, 12 letters of support have been submitted from a mix of public officials (including the two 

aldermen whose wards represent the great majority of the study area), institutions, the project’s Resident 

Steering Committee members, and neighborhood residents. (See Exhibit “A”.) Please note that most of 

the letters are addressed to the St. Louis Community Foundation as part of an effort to secure funding for 

the implementation of the Neighborhood Plan. 

 

Presentation and Public Hearing 

 

 A Presentation and Public Hearing for the draft Gravois-Jefferson Historic Neighborhoods Plan will be 

held at the May 2, 2018 Planning Commission meeting. Presentations regarding the Neighborhood Plan 

will be made by Roman Kordal, of PDA, and a representative(s) of the planning team that prepared the 

Neighborhood Plan. The Public Hearing will then be conducted. The Planning Commission may vote on 

the Adoption of the Neighborhood Plan immediately following the Public Hearing or at a future meeting. 

The Planning Commission may take one of three actions: adopt (approve) the Neighborhood Plan, modify 

the Neighborhood Plan, or reject the Neighborhood Plan. Unlike most Planning Commission actions -- 

where the Planning Commission serves as an advisory body to the City’s Board of Aldermen and the 

ultimate decision requires the approval of an ordinance by the Board of Aldermen and the Mayor -- the 

authority to adopt a Neighborhood Plan rests solely with the Planning Commission. 

 

      

2.0 Comments 

 

The City’s Strategic Land Use Plan (SLUP) -- the 

land use component of the City’s Comprehensive 

Plan -- designates a number of different Strategic 

Land Use Categories for the study area. The great 

majority of the interior of the study area is classified 

as a Neighborhood Preservation Area (NPA), while 

most of the parcels facing most of the commercial 

corridors along the study area’s perimeter -- Gravois 

Ave., Jefferson Ave., Broadway, and Grand Blvd. --

are designated as a Neighborhood Commercial Area 

(NCA). Other large concentrations of Strategic Land 

Use Categories found in the study area include the 

Institutional Preservation and Development Area 

(IPDA) and Recreational/Open Space Preservation 

and Development Area (ROSPDA). 

 

The Neighborhood Plan proposes amending the 

City’s SLUP for 24 sites in the study area. (See the 

existing SLUP map on the right and the proposed 

SLUP map on pg. 259 of the Neighborhood Plan 

document.) About 50% of the proposed changes 

involve changing the Strategic Land Use Categories 

for 12 blocks located along Cherokee St., Chippewa 

St. and Meramec St. from a Neighborhood 

Preservation Area (NPA) to a Neighborhood 

Commercial Area (NCA). These blocks have a mix 

of residential and commercial uses, with commercial 

uses generally located at corner or occasional mid-

block locations. Many of these commercial uses are 

located in mixed-use buildings -- with commercial 

uses on the ground floor and a mix of uses on upper 



floors. The Neighborhood Plan seeks to revitalize these commercial corridors by encouraging commercial uses to 

locate in vacant or under-utilized commercial and mixed-use buildings. This appears to make sense, although 

owners or tenants of existing adjacent residential uses may feel threatened by the expansion of commercial uses. 

The other significant proposed change involves changing the Strategic Land Use Categories for five blocks 

located along Meramec St. from a Specialty Mixed Use Area (SMUA) to a Neighborhood Commercial Area 

(NCA). Again, the Neighborhood Plan seeks to revitalize these commercial corridors by encouraging commercial 

uses to locate in vacant or under-utilized commercial and mixed-use buildings. However, the current SMUA 

designation already allows for such development. Therefore, this proposed change may not be necessary. In all 

cases, proposed SLUP amendments need to be evaluated very carefully -- taking into account the existing 

conditions and proposed vision for the area. A more careful evaluation of the proposed SLUP changes for the 24 

sites should be conducted by PDA staff before requesting the Planning Commission to initiate the proposed SLUP 

amendments. 

 

None of the proposed SLUP changes require immediate action. Also, none of the Neighborhood Plan’s proposed 

recommendations appear to conflict with the City’s existing Strategic Land Use Plan, although some of the 

recommendations may require a SLUP amendment in the future in order to facilitate their implementation. Thus, 

the Gravois-Jefferson Historic Neighborhoods Plan is in conformity with the City’s Strategic Land Use Plan. 

 

The existing Zoning District Map for the study area is 

shown on the right. The Neighborhood Plan proposes 

amending the City’s Zoning District Map for most of 

the parcels facing the commercial corridors along the 

study area’s perimeter -- Gravois Ave., Jefferson 

Ave., Broadway, Meramec St. and Grand Blvd. (See 

the existing zoning map on the right and the proposed 

zoning map on pg. 259 of the Neighborhood Plan 

document.) Most of the proposed changes call for 

rezoning these parcels from the “F” Neighborhood 

Commercial District to the “G” Local Commercial 

and Office District or the “H” Area Commercial 

District. This is in line with the Neighborhood Plan’s 

vision for mixed-use development along walkable, 

transit-oriented commercial corridors. Although the 

“F” zoning district already allows many commercial 

uses, a rezoning to the “G” or “H” zoning district 

would allow larger, taller and denser commercial 

uses. One potential drawback of this rezoning is that 

fewer commercial uses would be regulated by the 

conditional use permit process -- as opposed to being 

a permitted use or a “use by right” -- under the “G” 

and “H” zoning districts than the “F” zoning district. 

This means that there would be fewer opportunities 

for neighborhood residents to voice their opinions 

about a proposed land use at a public hearing. This 

could be particularly problematic for sites located on 

blocks that are primarily residential in character, but 

have commercial zoning districts. The other 

significant change involves rezoning a few blocks 

along Broadway from the “J” Industrial District to the 

“H” Area Commercial District. This appears to make 

sense, as there are few, if any, existing industrial uses 

along this stretch of Broadway, and existing industrial 

zoning conflicts with the Neighborhood Plan’s vision for the area. Again, as with all proposed zoning changes, 

they need to be evaluated carefully -- taking into account the existing conditions and proposed vision for the area. 



A more careful evaluation of the proposed zoning changes in the study area should be conducted by PDA staff 

and Zoning Section staff before requesting the Planning Commission to initiate the proposed zoning changes. 

 

Minimum Submittal Requirements for Neighborhood Plans 

 

At its October 4, 2000 meeting, the Planning Commission adopted minimum submittal requirements for Planning 

Commission consideration of neighborhood plans. The underlined text following each bullet point listed below 

includes all of the requirements. Note that mandatory requirements are list in bold type, while other items listed in 

regular non-italic type are elements that support the mandatory requirements. Text in italic type is included for 

definition purposes only. Following each requirement is documentation by PDA staff as to whether the draft 

Neighborhood Plan met that requirement. 

 

 Clear boundaries/geographic areas, (i.e., Blocks, acres, neighborhoods). The study area is generally 

bounded by Gravois Ave. on the north, Jefferson Ave./Broadway on the east, Meramec St. on the south, 

and Grand Blvd. on the west. The study area’s boundaries generally follow the boundaries of the Gravois-

Jefferson Streetcar Suburb Historic District, which was listed on the National Register of Historic Places 

over a decade ago. It includes portions of four neighborhoods -- all of Benton Park West, all of Gravois 

Park, the northeast portion of Dutchtown, and a very small portion of Mount Pleasant. The only irregular 

portion of the study area is a series of parcels located on the south side of Meramec St., between Grand 

Blvd. and Broadway. These parcels directly face Meramec St. The Neighborhood Plan refers to the 

neighborhoods included in the study area as Benton Park West, Gravois Park and northeast Dutchtown, 

but it acknowledges the presence of a small portion of Mount Pleasant. (See the text and maps on pgs. 22-

23 of the Neighborhood Plan document.) It should be noted that a few of the Neighborhood Plan’s maps 

incorrectly show Meramec St. as the southern boundary of the study area. 

 

 History of neighborhood. The Neighborhood Plan includes a “Community History” section. The study 

area’s rich history is validated by the fact that the study area’s boundaries generally follow the boundaries 

of the Gravois-Jefferson Streetcar Suburb Historic District, a very large historic district listed on the 

National Register of Historic Places. (See pgs. 32-39.) 

 

 Documentation of the planning process that was followed. The Neighborhood Plan documents the 

seven-phase, 21-month (July 2016-March 2018) planning process. (See pgs. 26-29.) 

 

 Substantial/broad public participation (documentation of residents and other stakeholders). The 

Neighborhood Plan documents extensive public participation during the planning process. (See pgs. 23-

28.) Additional details are listed below.  

o Establishment/Existence of steering committee. A 14-member Resident Steering Committee is 

identified. (See pg. 30.) 

o Evidence of planning staff participation in planning process. Several PDA staff members are 

acknowledged. (See pg. 31.) 

o Public Meetings. Over 50 Planning Team meetings, eight Resident Steering Committee meetings, 

six Public meetings, 18 online meeting activities, 238 general and youth surveys, and 17 

Resource Group meetings were held. (See pg. 25.) A breakdown of major meetings by phase is 

documented on pg. 27. 

 Preliminary discussion of proposed planning effort in neighborhood/area. Major meetings 

and other related elements are identified in the early phases of the planning process. (See 

pg. 27.) 



 Neighborhood/committee/subcommittee meetings. As stated above, over 50 Planning 

Team meetings, eight Resident Steering Committee meetings, six Public meetings, 18 

online meeting activities, 238 general and youth surveys, and 17 Resource Group 

meetings were held. (See pg. 25.) 

 Final presentation of proposed plan. The final presentation of the draft Neighborhood 

Plan was made on December 13, 2017 to the Resident Steering Committee, per Rise 

Community Development. 

 

 Brief summary of previous planning efforts. A comprehensive inventory of previous planning efforts was 

provided in the Neighborhood Plan’s “Past and Ongoing Initiatives” section. (See pgs. 40-45.) 

 

 Existing conditions. The Neighborhood Plan’s “Existing Conditions” section addresses the mandatory 

requirements and supporting elements. (See pgs. 46-63.) A detailed breakdown is provided below. 

o Demographics (population, employment, housing, and economic characteristics, etc.). Demographic 

data is summarized on pgs. 55-57 of the Neighborhood Plan. Additional information is found in the 

Neighborhood Plan’s “Housing” section (see pgs.108-129) and “Market Study” section (see pgs. 272-

319.) 

o Land use summary and map. An existing land use (“Surveyed Land Use”) map -- based on an 

ambitious, electronic parcel-level land use survey -- is shown on pg. 50. However, it appears that the 

related text incorrectly identifies some of the colors on the map. Also, while locations and 

concentrations of some major land uses were identified, no summary data on the number and 

percentage of parcels for each land use was provided. (See pg. 50.) 

o Zoning summary and map. An existing zoning map, and a summary of locations and concentrations 

of the most common zoning districts in the study area and nearby vicinity, was provided. (See pg. 

63.) 

o Transportation and circulation map (e.g. traffic counts, barricaded streets, stop signs, one-way streets, 

bus routes, etc.) Maps showing one-way/two-way streets and Metro bus routes were provided. (See 

pgs. 58-59.) Traffic counts, barricaded streets and stop signs were not provided. 

o Building conditions summary and map (detailed, building by building). An existing building 

conditions (“Surveyed Building Condition”) map -- based on an electronic parcel-level building 

conditions survey, was provided. However, it appears that the related text incorrectly identifies some 

of the colors on the map. (See pg. 62.) 

o Community institutions and public facilities (e.g. schools, churches, recreation centers, parks, 

libraries, fire stations, etc.). The existing land use (“Surveyed Land Use”) map -- based on an 

electronic parcel-level land use survey -- identifies institutional uses and parks. (A map showing the 

locations of existing institutional uses and parks was provided, although they weren’t identified by 

name or type of institutional use. (See pg. 50.) However, an inventory of schools in the study area 

was provided (see pg. 61) and a map identifying existing parks and gardens in the study area was 

provided (see pg. 203). 

o Analysis of urban design (e.g., historic preservation, park linkages, pedestrian circulation, etc.). As 

stated previously, much of the study area is located within the boundaries of the Gravois-Jefferson 

Streetcar Suburb Historic District, which is listed on the National Register of Historic Places. The 

Neighborhood Plan’s “Housing” section includes recommendations on how to encourage the 

renovation of historic, but poorly-maintained buildings (See pgs. 108-129.) Detailed guidelines for 

developing parcels along commercial corridors in the study area (“Commercial Corridor Design 

Guidelines”) were provided. (See pg. 253-255.) A recommendation to integrate the study area’s parks 

into surrounding neighborhoods is visually shown on a map on pg. 203. Various recommendations to 



improve pedestrian infrastructure and comfort and to increase information and access to walkable 

amenities are included in the Neighborhood Plan. (See pg. 166-167.) 

o Known operating redevelopment plans (Chapters 99s, 100s, and 353s) or other plans. A map and 

related text showing the locations and names of four active Redevelopment Areas in the study area 

was provided. (See pg. 59.) However, a summary of this information was not provided. As stated 

previously, a comprehensive inventory of previous planning efforts was provided in the 

Neighborhood Plan’s “Past and Ongoing Initiatives” section. (See pgs. 40-45.) 

o Known existence of proposed expansions by business or industry. No specific proposed expansions 

were cited. However, detailed guidelines for developing parcels along commercial corridors in the 

study area (“Commercial Corridor Design Guidelines”) were provided. (See pgs. 253-255.) 

o Infrastructure conditions and capacity (e.g. streets/alleys, water/sewers, basic utilities, lighting, 

telecommunications systems, etc.). Findings and recommendations regarding streets and alleys are 

included in the Neighborhood Plan’s “Transit, Streets and Walkability” section. (See pgs. 148-169.) 

Recommendations regarding energy efficiency, clean energy, and stormwater and wastewater 

management are included in the Neighborhood Plan’s “Environment” section. (See pgs. 184-203.) 

Maps showing pedestrian-scale lighting and visible security cameras were provided. (See pgs. 267-

268.) No information regarding basic telecommunications systems was found. 

o Capital Improvement Program. Although various capital improvements projects are mentioned 

throughout the Neighborhood Plan, no specific section of the document includes a comprehensive 

capital improvements program. However, proposed capital improvements projects are included in the 

“Implementation Grids” section of the Neighborhood Plan, including the “Transit, Streets and 

Walkability Implementation Grid” (see pgs. 234-239) and the “Environment Implementation Grid” 

(see pgs. 243-249). 

 

 Neighborhood vision. A description of the desired future of the neighborhood. The community vision 

statement for the study area is: “Our vision is for accessible, sustainable, inclusive neighborhoods where 

families and individuals thrive in a diverse and historically rich, engaged community.” (See pg. 29.)  

 

 Goals and objectives. Based on the neighborhood vision, a list of goals and their measurable objectives to be 

achieved through the plan’s implementation should be established. The Neighborhood Plan’s eight 

community goals, which correspond with the document’s eight sets of recommendations -- Safety; Youth and 

Education; Employment and Business Development; Housing; Health; Transit, Streets and Walkability; Arts 

and Culture; and Environment -- are listed on pg. 29. Measurable objectives for each of the eight sets of 

recommendations are included in the “Implementation Grids” section of the Neighborhood Plan. (See pgs. 

210-249.) 

 

 Recommended plan of action (recommendations). The actions that must be taken in order to actuate the 

new directions. As stated above, the Neighborhood Plan’s recommendations are organized by the following 

eight elements -- Safety (see pgs. 66-81); Youth and Education (see pgs. 82-93); Employment and Business 

Development (see pgs. 94-107); Housing (see pgs. 108-129); Health (see pgs. 130-147); Transit , Streets and 

Walkability (see pgs. 148-169); Arts and Culture (see pgs. 170-183); and Environment (see pgs. 184-203). 

For each of these eight elements, a corresponding “Implementation Grid” details the estimated length of time 

and cost for each recommendation, as well as a list of potential funding sources and a list of potential 

resources. (See pgs. 210-249.) 

 

 Demographic/economic impacts (e.g. employment, business, population). While the expected positive 

demographic and economic impacts of implementing the Neighborhood Plan are touched on throughout the 



document, there is no specific section of the Neighborhood Plan that addresses this topic in a comprehensive 

manner. A market study -- prepared by Development Strategies, a member of the Planning Team -- focuses 

on evaluating the existing real estate market conditions (for residential, commercial and industrial markets) in 

the study area. The study also identifies various challenges and opportunities in the study area, as well as 

development tools and incentives needed to stimulate new investment. (See pgs. 272-319.) 

 

 Recommended land use and zoning changes (specific zoning recommendations preferred). The 

Neighborhood Plan proposes amending the City’s Strategic Land Use Plan (SLUP), the land use component 

of the City’s Comprehensive Plan, for 24 sites in the study area. (See the existing SLUP map and proposed 

SLUP map on pgs. 258-259.) About 50% of the proposed changes involve changing the Strategic Land Use 

Categories for 12 blocks located along Cherokee St., Chippewa St. and Meramec St. from Neighborhood 

Preservation Area (NPA) to Neighborhood Commercial Area (NCA). These blocks have a mix of residential 

and commercial uses, with commercial uses located at corner or occasional mid-block locations. Many of 

these commercial uses are located in mixed-use buildings -- with commercial uses on the ground floor and a 

mix of uses on upper floors. The Neighborhood Plan seeks to revitalize these commercial corridors by 

encouraging commercial uses to locate in vacant or under-utilized commercial and mixed-use buildings. This 

appears to make sense, although owners of tenants of existing adjacent residential uses may feel threatened by 

the expansion of commercial uses. The other significant proposed change involves changing the Strategic 

Land Use Categories for five blocks located along Meramec St. from Specialty Mixed Use Area (SMUA) to 

Neighborhood Commercial Area (NCA). Again, the Neighborhood Plan seeks to revitalize these commercial 

corridors by encouraging commercial uses to locate in vacant or under-utilized commercial and mixed-use 

buildings. However, the current SMUA designation already allows for such development. Therefore, this 

proposed change may not be necessary. In all cases, proposed SLUP amendments need to be evaluated very 

carefully -- taking into account the existing conditions and proposed vision for the area. A more careful 

evaluation of the proposed SLUP changes for the 24 sites should be conducted by PDA staff before 

requesting the Planning Commission to initiate the proposed SLUP amendments. 

 

The Neighborhood Plan proposes amending the City’s Zoning District Map for most of the parcels facing the 

commercial corridors along the study area’s perimeter -- Gravois Ave., Jefferson Ave., Broadway, Meramec 

St. and Grand Blvd. (See the existing zoning map and proposed zoning map on pgs. 258-259.) Most of the 

proposed changes call for rezoning these parcels from the “F” Neighborhood Commercial District to the “G” 

Local Commercial and Office District or the “H” Area Commercial District. This is in line with the 

Neighborhood Plan’s vision for mixed-use development along walkable, transit-oriented commercial 

corridors. Although the “F” zoning district already allows many commercial uses, a rezoning to the “G” or 

“H” zoning district would allow larger, taller and denser commercial uses. One potential drawback of this 

rezoning is that fewer commercial uses would be regulated by the conditional use permit process -- as 

opposed to a permitted use or a “use by right” -- under the “G” and “H” zoning districts than the “F” zoning 

district. This means that there would be fewer opportunities for neighborhood residents to voice their opinions 

about a proposed land use at a public hearing. This could be particularly problematic for sites located on 

blocks that are primarily residential in character, but have commercial zoning districts. The other significant 

change involves rezoning a few blocks along Broadway from the “J” Industrial District to the “H” Area 

Commercial District. This appears to make sense, as there are few, if any, existing industrial uses along this 

stretch of Broadway, and existing industrial zoning conflicts with the Neighborhood Plan’s vision for the 

area. Again, as with all proposed zoning changes, they need to be evaluated carefully -- taking into account 

the existing conditions and proposed vision for the area. A more careful evaluation of the proposed zoning 

changes in the study area should be conducted by PDA staff and Zoning Section staff before requesting the 

Planning Commission to initiate the proposed zoning changes. 



 

 Infrastructure impacts/public facilities impacts. While the expected positive infrastructure impacts and public 

facilities impacts (e.g., promote green infrastructure storm water management practices for positive 

community impact; increase the amount of pervious surface in the neighborhoods; promote road-diets and 

calm street programs; and widen sidewalks along commercial corridors to a minimum of 12 feet) of 

implementing the Neighborhood Plan are touched on throughout the document, there is no specific section of 

the Neighborhood Plan that addresses this topic in a comprehensive manner. 

 

 Conformance with the City’s Comprehensive Plan. A proposed Strategic Land Use Plan (SLUP) map is 

shown on pg. 259 of the Neighborhood Plan. As stated above in the resolution, the Neighborhood Plan 

proposes amending the SLUP map for 24 sites in the study area. The proposed SLUP amendments need to be 

evaluated very carefully -- taking into account the existing conditions and proposed vision for the area. A 

more careful evaluation of the proposed SLUP changes for the 24 sites should be conducted by PDA staff 

before requesting the Planning Commission to initiate the proposed SLUP amendments. None of the proposed 

SLUP changes require immediate action. Also, none of the Neighborhood Plan’s proposed recommendations 

appear to conflict with the City’s existing Strategic Land Use Plan, although some of the recommendations 

may require a SLUP amendment in the future in order to facilitate their implementation. Thus, the Gravois-

Jefferson Historic Neighborhoods Plan is in conformity with the City’s Strategic Land Use Plan. 

 

 Implementation schedule (phasing of actions). As stated earlier, the Neighborhood Plan’s recommendations 

are organized by the following eight elements -- Safety; Youth and Education; Employment and Business 

Development; Housing; Health; Transit, Streets and Walkability; Arts and Culture; and Environment. For 

each of these eight elements, a corresponding “Implementation Grid” details the estimated length of time and 

cost for each recommendation, as well as a list of potential funding sources and a list of potential resources. 

(See pgs. 210-249.) In the case of phasing, each recommendation includes the estimated minimum length of 

time required to get a recommended program or policy off the ground. The options include 0-1 year; 2-4 

years; 5-10 years; 11-20 years; and ongoing. 

o Overall funding of plan of action. In the case of estimated cost, each recommendation in the 

“Implementation Grid” includes the estimated minimum amount of money required to get a 

recommended program or policy off the ground. The options include $0-$10,000; $10,001-$50,000; 

$50,001-$250,000; $250,001-$1,000,000; and $1,000,000+. (See pgs. 210-249.) 

o Multi-year time frame defined. As stated above, each recommendation in the “Implementation Grid” 

includes the estimated minimum length of time required to get a recommended program or policy off 

the ground. The options include 0-1 year; 2-4 years; 5-10 years; 11-20 years; and ongoing. (See pgs. 

210-249.) 

o Implementation funding (proposed public- and private-sector sources, and proposed dollars amounts). 

In the case of potential funding sources, each recommendation in the “Implementation Grid” includes 

a variety of sources. The options include specific entities under the general categories of local 

residents, resource groups, sector experts, and research. (See pgs. 210-249.) In the case of estimated 

cost, each recommendation in the “Implementation Grid” includes the estimated minimum amount of 

money required to get a recommended program or policy off the ground. The options include $0-

$10,000; $10,001-$50,000; $50,001-$250,000; $250,001-$1,000,000; and $1,000,000+. (See pgs. 

210-249.) 

 

 Environmental compatibility. The Neighborhood Plan’s “Environmental Compatibility” section lists key 

recommendations from the City of St. Louis Sustainability Plan, which was adopted by the Planning 



Commission in 2013. The Neighborhood Plan’s recommendations that align with the Sustainability Plan’s 

key recommendations are identified in this section. (See pgs. 256-257.) 

In summary, the Gravois-Jefferson Historic Neighborhoods Plan meets and exceeds the minimum submittal 

requirements for Neighborhood Plans. Unlike many neighborhood plans which primarily focus on topics such as 

land use, development and transportation, the Gravois-Jefferson Historic Neighborhoods Plan is a more 

comprehensive document. Some of its recommendations fall outside the purview of the Planning Commission and 

PDA. These include the Neighborhood Plan’s sections dealing with Safety; Youth and Education; Health; and 

Arts and Culture. These sections were included in the Neighborhood Plan because they were deemed to be 

important by the project’s Resident Steering Committee and overall community in improving the quality of life in 

the study area. The draft Neighborhood Plan has been approved by the Resident Steering Committee and is 

supported by a number of key entities and representatives, including the two aldermen whose wards represent the 

great majority of the study area. A few relatively minor scriveners’ errors in the Neighborhood Plan document 

were noted by PDA staff as part of its review. (For example, some of the colors listed in the text on pg. 50 of the 

document that corresponds with the “Surveyed Land Use” map are incorrect.) These errors should be corrected 

prior to the final documentation and distribution of the Neighborhood Plan document. PDA staff believes that the 

Neighborhood Plan is a sound, comprehensive planning document that can guide the development of the study 

area, which includes portions of four neighborhoods -- all of Benton Park West and Gravois Park, and portions of 

Dutchtown and Mount Pleasant --  and recommends that the Planning Commission adopt the Gravois-Jefferson 

Historic Neighborhoods Plan as a Neighborhood Plan and a supplement to the portion of the City’s 

Comprehensive Plan for the area generally bounded by Gravois Ave., on the north, Jefferson Ave/Broadway on 

the east, Meramec St. on the south, and Grand Blvd. on the west and as specifically depicted in the Neighborhood 

Plan. 

 

 2.1 Public Input 
 

The Planning Commission will conduct a Presentation and Public Hearing regarding the Gravois-Jefferson 

Historic Neighborhoods Plan at its May 2, 2018 meeting. Copies of the Gravois-Jefferson Historic 

Neighborhoods Plan and two related documents have been available for public review at two sites in the 

study area -- the Thomas Dunn Learning Center, 3113 Gasconade St., and the Five Star Senior Center, 2832 

Arsenal St. -- at PDA’s office, and online at PDA’s website (http://www.stlouis-mo.gov/planning/) during 

the public review period of April 10, 2018 through May 2, 2018. 

 

The Neighborhood Plan documents numerous public meetings -- over 50 Planning Team meetings, eight 

Resident Steering Committee meetings, six Public meetings, 18 online meeting activities, 238 general and 

youth surveys, and 17 Resource Group meetings -- held during the course of the planning process. 

 

 2.2 Previous Commission Action 
 

At its March 7, 2018 meeting, the Planning Commission gave its approval to conduct a Presentation and 

Public Hearing regarding the Gravois-Jefferson Historic Neighborhoods Plan at a future Planning 

Commission meeting. 

 

At its October 4, 2000 meeting, the Planning Commission adopted minimum submittal requirements for 

Planning Commission consideration of neighborhood plans. 

 

 2.3 Requested Action 
 

City of St. Louis Ordinance #64687, Section 12 states: “The Planning Commission may direct the Agency 

Director to prepare Neighborhood Plans or plans relating to combinations of neighborhoods, Topical Plans, 

or other plans addressing issues deemed to be of importance to the city. In all cases the Planning 

Commission shall have the right to review, modify, and adopt or reject such plans.” 

 

http://www.stlouis-mo.gov/planning/


 

 

 

 

Requested Recommendation 
 

That the Planning Commission finds the Gravois-Jefferson Historic Neighborhoods Plan to be in conformity with 

the City’s Strategic Land Use Plan, meets the City’s minimum submittal requirements for neighborhood plans and 

adopts the Gravois-Jefferson Historic Neighborhoods Plan -- subject to the correction of a few relatively minor 

scriveners’ errors -- as a Neighborhood Plan and a supplement to the portion of the City’s Comprehensive Plan 

for the area generally bounded by Gravois Ave., on the north, Jefferson Ave/Broadway on the east, Meramec St. 

on the south, and Grand Blvd. on the west and as specifically depicted in the Neighborhood Plan. 

 

 

 

NOW, THEREFORE, BE IT RESOLVED BY THE CITY OF ST. LOUIS PLANNING COMMISSION 

AS FOLLOWS: 
 

1. The Gravois-Jefferson Historic Neighborhoods Plan -- subject to the correction of a few relatively minor 

scriveners’ errors -- is hereby found to be in conformity with the City’s Strategic Land Use Plan, meets 

the City’s minimum submittal requirements for neighborhood plans and is hereby adopted as a 

Neighborhood Plan and a supplement to the portion of the City’s Comprehensive Plan for the area 

generally bounded by Gravois Ave., on the north, Jefferson Ave/Broadway on the east, Meramec St. on 

the south, and Grand Blvd. on the west and as specifically depicted in the Neighborhood Plan. 

 

2. The Executive Director of the Planning and Urban Design Agency is hereby directed to update a citywide 

map identifying the names and boundaries of Neighborhood Plans adopted by the Planning Commission. 

 

2. The Executive Director of the Planning and Urban Design Agency is hereby directed to notify the Board 

of Aldermen of the Planning Commission’s adoption of the Gravois-Jefferson Historic Neighborhoods 

Plan as a Neighborhood Plan. 

 

























 


