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To: City of St. Louis Planning Commission             
 

From: Don Roe, Executive Director 
 

Subject:  Final Resolution for Adoption of a Topical Plan – North Central Vision Action Plan 
 

Date: August 13th, 2021 
 

Summary 
 

Submittal: Topical Plan for Planning Commission review and adoption as a Topical Plan and can be found on 
the City’s website here: https://www.stlouis-mo.gov/government/departments/planning/documents/north-central-
vision-action-proposed-topical-plan.cfm 
 
Topical Plan: The North Central Vision 
Action Plan was initiated to prepare a 
Plan that would help guide the North 
Central area into a whole, healthy and 
vibrant community over the next 20 
years. A Request for Public Hearing for 
the North Central Vision Action Topical 
Plan was held at the June 9th, 2021 
Planning Commission meeting.  
 
Site: The planning area includes two 
neighborhoods – Vandeventer and 
Convenant Blu-Grand Center, and is 
more particularly described as bounded 
by Dr. Martin Luther King Dr. to the 
north, Compton Ave. to the east and N. 
Newstead Ave. to the west. The southern boundary of the 
area runs eastward on Delmar Blvd. from Newstead Ave. to Vandeventer Ave., south on Vandeventer Ave. to 
Lindell Blvd. and east on Lindell Blvd. to Compton Ave.  
 
Background: In September 2020, the Deaconess Foundation supported a Steering committee comprising 
residents of the Vandeventer and Covenant Blu-Grand Center neighborhoods, Deaconess Foundation Leaders, 
United Church of Christ Church Building and Loan Fund leaders, and other institutional partners. The 
aforementioned group was formed as residents in these neighborhoods sought the support of the Deaconess 
Center for Child Well-Being to assist them in procuring services that would enable them to create a plan for their 
neighborhoods and update the North Central Plan 2000. The plan is meant to provide a roadmap for North Central 
residents to begin revitalizing their area into a “whole, healthy, and vibrant community comprised of distinct 
neighborhoods, housing, and cultural, religious and educational amenities”.  
 
During the 8 month planning process amidst the Covid-19 Pandemic, the planning team was able to gather 
feedback from people across the neighborhoods, culminating in 4 town hall meetings, various stakeholder 
interviews, over 200 Community Wellbeing surveys, and 2 events celebrating the beginning and the end of the 
Plan process.  
 

Consultants: The draft Topical Plan was prepared by a planning team led by St. Louis-based firm H3 Studios, 
Vector Communications, and Action St. Louis. 
  

https://www.stlouis-mo.gov/government/departments/planning/documents/north-central-vision-action-proposed-topical-plan.cfm
https://www.stlouis-mo.gov/government/departments/planning/documents/north-central-vision-action-proposed-topical-plan.cfm


Recommended Action 
That the Planning Commission finds the North Central Vision Action Plan to be in conformity with the City’s 
Strategic Land Use Plan and adopts the North Central Vision Action Plan as a Topical Plan.  
 
1.0 Background 

 

1.1 Topical Plans 
A Topical Plan is defined in Ordinance 64687, the ordinance that established the City’s Planning and Urban 
Design Agency and Planning Commission, as “relating to a specific topic, for example transportation, or to a land 
use or operational issue deemed to be of importance to the City, 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 that are 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 Topical Plans. 
 
1.2 Previous Planning in North Central 
In 2000, a plan for the North Central Community was created to revitalize the area and provide a framework 
which could guide and direct different development proposals and initiatives for the planning area. The planning 
area for this plan was slighting different than the area of the proposed topical plan today, and was roughly 
bounded by Evans Ave and Page Blvd to the North, Theresa Ave to the east, Washington Blvd to Lindell Blvd to 
the south, and Taylor Ave to the west.  The plan area at the time did not follow the adopted neighborhood 
boundaries of the Vandeventer and Covenant Blu-Grand Center neighborhoods, but included portions of 
Vandeventer, Covenant Blu-Grand Center, and Central West End. 
 
An excerpt from the plan below details the background on the creation of the 2000 North Central Plan: 

 
“In late 1997, motivated by NationsBank (now Bank of America), representatives of several organizations 
either located within or having some other interest in the future of the area came together to begin to 
discuss planning for the area's physical revitalization. From these initial discussions, a steering committee 
emerged to represent the community in guiding a planning effort which would encourage participation 
from all stakeholders in the district, and in selecting and directing the work of a professional planning 
team.” 
 
“In early 1999, the North Central district was chosen to participate in the Sustainable Neighborhoods 
initiative. The first step for neighborhoods participating in this initiative is the preparation of a 
participatory community plan including both physical development and human services components. 
Since physical planning for the district was already underway, a decision was made to continue with that 
process and add a companion human services planning process”. - North Central Plan 2000 
 

As many residents and stakeholders would note, the North Central Plan 2000 had creative solutions to meet the 
needs of the Plan area. However, while many of the plan recommendations were completed, such as the North 
Sarah Development, among others, the Plan was not adopted by the City and therefore failed to provide a guide 
for implementation for the City and other organizations, or build the capacity of the residents to carry the plan 
forward.  

 
1.3 North Central Vision Action   
In 2019, residents from the Vandeventer and Covenant Blu Grand Center neighborhoods approached the 
Deaconess Foundation to develop a partnership to update the North Central Plan 2000. As mentioned previously, 
the plan created 20 years ago was not adopted by the City’s Planning Commission and while many of the plan 
recommendations were completed, such as the North Sarah Development, among others, it failed to provide an 
actionable roadmap that City officials and other stakeholders would follow. Upon the partnership developed 



between the residents of the North Central Area and the Deaconess Foundation, a steering committee of 26 
members was formed to guide the community planning process. Members of the committee comprised of 
residents, Deaconess Foundation leaders, and United Church of Christ Church Building and Loan Fund leaders, 
and representatives from local institutions in the area.  
 
Despite the ongoing pandemic, the planning team was able to gather community participation culminating in 4 
town hall meetings, various stakeholder interviews, over 200 Community Wellbeing surveys, and 2 events 
celebrating the beginning and the end of the Plan process. For a detailed report on the community engagement 
process please refer to the Technical Appendix II- Community Engagement Report of the Final Draft Plan located 
on pages 283-341.  
 
As Co- Chair of the Steering Committee Barbara Murphy of the West Belle Block Unit stated to the St. Louis 
Post Dispatch 

“We have to come together as a neighborhood and really buckle down now. We have 
to show a united front with developers,” she said. “In this area, we have land and 

opportunity. We are centrally located. We’ve got the structure. I think developers will 
open up their eyes and see what can be done here.” Source: St. Louis Dispatch 

 

With community engagement and guidance from the Steering committee, the planning process culminated with a 
Topical Plan with three community revitalization guiding principles: Equity at the Center, Asset-based 
Revitalization, and Holistic Sustainability. There are 12 overarching goals (refer to pages 12-13) focused on 
strategies and actions that are place, people, and organizational based.  Included in the Plan document is the North 
Central Community Urban Design Plan that focuses on 10 individual focus locations (refer to pages 76-143). The 
individual locations include elements such as bridging partnerships between local institutions in the area that can 
better serve the community and adopting a form-based district for the area. 
 
Furthermore the plan includes over 200 actions items that residents and organization can take action on once the 
plan is adopted by the Planning Commission.  Lastly, the Plan includes short, medium, and long term priorities to 
be implemented over the next 20 years. One of the first priorities is to establish a Community-Based Development 
Organization that would lead implementation of the plan. Meanwhile, a priority to accomplish in the next 10- 20 
years is supporting the creation of a commercially viable and vibrant mixed use corridors along Dr. Martin Luther 
King Drive.  
 
1.4 Public Comment 
Copies of the North Central Vision Action Plan were first made available to the public on May 15th during a Plan 
Celebration event hosted at the Deaconess Center for Child Well-Being. In addition to the aforementioned public 
comment gathered by the North Central Vision Action Planning Team, Planning & Urban Design Staff has 
followed the typical Public Hearing and input process. Copies of the Plan with basic background information and 
comment cards have been made available for public review and input at the Deaconess Center for Child Well- 
Being and at our offices at 1520 Market Street, Suite 2000. Additionally, Staff has posted the Draft Plan on the 
City’s website for those who wish to provide input digitally during the public review period of Tuesday July 27th 
– Tuesday August 17th.  
 
1.5 Presentation & Public Hearing 
A presentation by a representative of the consultant team to the North Central Plan area will be held at the 
Planning Commission’s August 18, 2021 meeting. Additionally, the plan has been available on-line and at the 
Deaconess Center for Child Well-Being, in the Neighborhoods. 
 
At this meeting, the Planning Commission may either choose to wait and take action at a subsequent meeting, or 
may choose to take action. Should the Commission choose to take action, they may take one of three actions: 
adopt (approve) the Topical Plan, modify the Topical Plan, or reject the Topical Plan. Unlike most Planning 
Commission actions -- where the Planning Commission serves as an advisory body to the City’s Board of 

https://www.stltoday.com/news/local/metro/plan-to-revive-north-central-neighborhoods-gets-mayor-jones-support/article_db3fd848-25cb-580d-87bc-efe0de21b2e2.html?fbclid=IwAR03X7obD9oMhlIUZkwIJMFfttchn5fPlWDAGFDgXQ2agMUMnMEfAVFEEPY


Aldermen and the ultimate decision requires the 
approval of an ordinance by the Board of Aldermen 
and the Mayor -- the authority to adopt a Topical Plan 
rests solely with the Planning Commission. 
 
2.0  Comments 
 

2.1 Strategic Land Use Plan 
The Strategic Land Use Plan designates a significant 
portion of the Plan Area as Neighborhood Preservation 
Area and Neighborhood Development Area. Corridors 
along the northern boundary, including Page Blvd and 
N Grand Blvd from Page to Bell, as Neighborhood 
Commercial Area and Opportunity Area. Additionally, 
the southern portion of the Covenant Blu-Grand Center 
Neighborhood is predominantly designated as 
Specialty Mixed Use Area, with sporadic clusters of 
Institutional Preservation and Development Area where 
institutions currently exist, such as the Cochran VA 
Medical Center, former and existing schools, and 
churches. 
 
The proposed Topical Plan serves as an aspirational 
plan with visionary development possibilities that will 
guide the North Central Plan residents towards a 
pathway of revitalizing their neighborhoods. In the 
future an implementation committee would serve to 
work with property owners to determine feasibility of 
proposed projects.  Therefore, there are no recommend changes to the Strategic Land Use Plan and the planning 
team is not proposing amendments to the Strategic Land Use Plan (SLUP) at this time.  
 
 
2.2 Zoning 
 

The zoning designation of the Plan Area consists of 
“H” Area Commercial District on Vandeveneter 
Ave. and Grand Blvd corridor, and in areas where 
institutions already exist such as those in the Grand 
Center Arts District. Along Dr. Martin Luther King 
Blvd the zoning designation is “G” Local 
Commercial Office & District. In the southwestern 
portion of the Vandeventer neighborhood, zoning 
designations “B” Two-Family Dwelling District 
along with “C” Multiple Family Dwelling District 
are designated in residential areas, and “F” 
Neighborhood Commercial District exists along N 
Sarah Street. In the Covenant Blu-Grand Center 
neighborhood, “C” Multiple Family Dwelling 
District is present along with sparse areas of zoning 
designation “D” & “E” Multiple Family Dwelling 
Districts, and “F” Neighborhood Commercial 
District.  
 

The proposed Topical Plan provides a few 
recommendations in regards to zoning which are 



included in the Urban Design Element 10- Rehab and infill neighborhood housing with a variety of house types 
on safe, beautiful streets (pg. 128-143).  
 

The draft plan proposes that residents work with the City to: 1) develop and adopt a form-based district for North 
Central and 2) work to ensure Accessory Dwelling Units (ADUs) are permitted by right.  
 

Additionally the plan recommends the following goals, strategies, and action related to zoning: 
 

Goal 6-Support and assist North Central residents to remain in place and build wealth and social capital.  
• Strategy 6.2- Incentivize inclusionary zoning in future development.  

o Action 6.2.2-Develop strategies and discussions with city zoning department on businesses that 
do not offer value to the neighborhoods thus causing negative effects on homeowner’s property 
values. 
 

Goal 12- Ensure a just, equitable, inclusive, resilient, and sustainable future for the North Central Community.  
• Strategy 12.3- Enhance the environmental quality of North Central 

o Action 12.3.2-Use zoning to eliminate inappropriate uses in residential districts    
 
 

2.3 Public Input 
The Planning Commission will hold a presentation about the Draft North Central Vision Action Plan proposed 
Topical Plan and then conduct a public hearing on the adoption of said plan at its August 18th, 2021 meeting. 
 
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 Topical Plan rests solely with the Planning Commission. 
 
2.4 Previous Commission Action 
A request to hold a public hearing was approved at the June 9th, 2021 Planning Commission Meeting. The 
Planning Commission will hold a presentation and conduct a public hearing at its August 18th, 2021 meeting. 
 
On February 3th, 2021 The Commission approved resolution PDA-001-21-RDM a redevelopment plan for 
renovation of an apartment building and construction of a new residential tower in the Covenant Blu Grand 
Center Neighborhood.  
 

On January 6th, 2021, The Commission approved resolution PDA-097-20-RDM a redevelopment plan for the 
Ville and Vandeventer neighborhoods comprising of 156.05 acres. 
 
In 2015, the Commission reviewed and approved resolution PDA-106-15-REZ; a rezoning of 4232 W. Dr. Martin 
Luther King Dr. from “G” Local Commercial & Office District to “C” Multiple Family Dwelling District for a the 
use of a senior housing center which has since been developed at the southeast corner of Dr. Martin Luther King 
Dr. and Pendleton Ave. 
 
 

In 2009, The Commission approved PDA-100-09-SUD for the Greater Ville Commercial Area Special Use 
District of which encompasses 68.3 acres along Dr. Martin Luther King Blvd and restricts salvage and junk yard 
operations and vehicular-related businesses in addition to providing conditional use regulations for 11 various 
uses. 
 
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.” 
 
 

Requested Recommendation 
That the Planning Commission finds the North Central Vision Action Plan to be in conformity with the City’s 
Strategic Land Use Plan and adopts the North Central Vision Action Plan as a Topical Plan for the area covering 



two neighborhoods: the Vandeventer, and Covenant Blu-Grand Center, and more particularly described as 
bounded by Dr. Martin Luther King Dr. to the north, Compton Ave. to the east and N. Newstead Ave. to the west, 
the southern boundary of the area running eastward on Delmar Blvd. from Newstead Ave. to Vandeventer Ave., 
south to Lindell Blvd. and heads east to Compton Ave., and as specifically depicted in the Topical Plan. 
 

 
NOW, THEREFORE, BE IT RESOLVED BY THE CITY OF ST. LOUIS PLANNING COMMISSION AS 
FOLLOWS: 
 
1. The North Central Vision Action Plan is hereby found to be in conformity with the City’s Strategic Land Use 

Plan.  
 
2. The North Central Vision Action Plan is hereby adopted as a Topical Plan for the area bounded by Dr. Martin 

Luther King Dr. to the north, Compton Ave. to the east and N. Newstead Ave. to the west, the southern 
boundary of the area running eastward on Delmar Blvd. from Newstead Ave. to Vandeventer Ave., south to 
Lindell Blvd and heads east to Compton Ave. following the officially adopted boundaries of the Vandeventer 
and Covenant Blu-Grand Center Neighborhoods, and as specifically depicted in the Topical Plan. 

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

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

4. 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 North Central Vision Action Plan as a Topical Plan. 

 
 

The DRAFT North Central Vision Action Plan can be found on the City’s website here: https://www.stlouis-
mo.gov/government/departments/planning/documents/north-central-vision-action-proposed-topical-plan.cfm 


