
 

Public Notice 

 

The City of St. Louis Planning Commission will conduct a Presentation and Public Hearing on 

Wednesday, February 3, 2021 at 5:30 p.m. to consider the Adoption (approval) of Amendment 

#22 of the Strategic Land Use Plan (SLUP) of the St. Louis Comprehensive Plan. The proposed 

SLUP amendment would facilitate the preservation and development of the subject area in 

conformity with a Neighborhood Plan’s recommendations. Please note that, due to the 

COVID-19 pandemic and subsequent Public Health Orders, the Public Hearing will be 

conducted by videoconference. 

 

The SLUP serves as the land use component of the City’s Comprehensive Plan. The SLUP was 

adopted in January 2005 and was most recently amended by SLUP Amendment #21 on 

December 2, 2020. SLUP Amendment #21 focused on two separate sites in anticipation of 

proposed development projects on those two sites. Proposed SLUP Amendment #22 is reviewing 

proposed SLUP changes that were included in an adopted Neighborhood Plan. Each SLUP 

amendment occurs after a required Public Hearing and approval by the Planning Commission. 

 

City of St. Louis Planning and Urban Design Agency (PDA) staff will make a Presentation 

regarding the proposed SLUP amendment. Following the Presentation, a Public Hearing will be 

conducted by the Planning Commission. 

 

The proposed SLUP changes in proposed SLUP Amendment #22 were included in the Gravois-

Jefferson Historic Neighborhoods Plan (GJHNP), which was adopted as a Neighborhood Plan 

and a supplement to the City’s Comprehensive Plan by the Planning Commission on May 2, 

2018. The plan area is generally bounded by Gravois Ave. on the north, Jefferson Ave. and 

Broadway on the east, Meramec St. on the south, and Grand Blvd. on the west. It includes 

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

Dutchtown and Mount Pleasant. The 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. 

 

The purpose of the plan was to guide community development efforts in the plan area. The 

proposed SLUP amendment would facilitate the preservation and development of the plan 

area in conformity with the GJHNP’s recommendations. Background information and 

recommendations regarding the proposed SLUP changes are attached as Exhibit “A”. 

  



 

 

The public comment review period begins on Friday, January 15, 2021 and will extend through 

the Public Hearing at the Wednesday, February 3, 2021 Planning Commission meeting. The 

meeting will be accessible for online viewing and comments from the public on any Internet 

device (smartphone, tablet or computer). Instructions on how to access the Public Hearing by 

videoconference (via Zoom) will be available on the February 3, 2021 Planning Commission 

meeting agenda webpage -- https://www.stlouis-

mo.gov/events/eventdetails.cfm?Event_ID=27719 -- which will be posted on Friday, January 29, 

2021. The Public Hearing will follow PDA’s standard rules and regulations. 

 

Written review comments regarding proposed SLUP Amendment #22 will be accepted through 

the Public Hearing and should be submitted to Roman Kordal, City of St. Louis PDA, 1520 

Market St., Suite 2000, St. Louis, MO 63103, or via e-mail to kordalr@stlouis-mo.gov. 

Following the Presentation and Public Hearing, the Planning Commission will have the 

opportunity to vote on the Adoption (approval) of SLUP Amendment #22 at the February 3, 

2021 Planning Commission meeting. For further information, please contact Roman Kordal at 

(314) 657-3872 or kordalr@stlouis-mo.gov. 

https://www.stlouis-mo.gov/events/eventdetails.cfm?Event_ID=27719
https://www.stlouis-mo.gov/events/eventdetails.cfm?Event_ID=27719
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Exhibit “A” 

Proposed SLUP Amendment #22 

Gravois-Jefferson Historic Neighborhoods Plan Area 

Background Information and Recommendations 

 

Proposed Strategic Land Use Plan Amendment #22 is a proposal to amend the City’s Strategic 

Land Use Plan (SLUP) of the St. Louis Comprehensive Plan for multiple sites located in the 

Gravois-Jefferson Historic Neighborhoods Plan (GJHNP) area. The GJHNP was adopted as a 

Neighborhood Plan and a supplement to the City’s Comprehensive Plan by the City of St. 

Louis Planning Commission on May 2, 2018. The plan area is generally bounded by Gravois 

Ave. on the north, Jefferson Ave. and Broadway on the east, Meramec St. on the south, and 

Grand Blvd. on the west. It includes portions of four neighborhoods -- all of Benton Park West 

and Gravois Park, and portions of Dutchtown and Mount Pleasant. The 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.  

 

The purpose of the plan was to guide community development efforts in the plan area. While 

the plan included findings and recommendations regarding various topics that were important 

to the community, the focus of this proposed SLUP amendment is the future development of 

the plan area. The proposed SLUP amendment would facilitate the preservation and 

development of the plan area in conformity with the GJHNP’s recommendations. 

 

The GJHNP recommended changing the SLUP categories for 26 sites located on 25 city 

blocks in the plan area. (Please note that one of the proposed SLUP changes was recently 

approved by SLUP Amendment #20, which was approved by the Planning Commission on 

September 2, 2020. Thus, only 25 sites are included in this proposed SLUP amendment.) The 

25 sites are shown on the attached “Gravois Jefferson Historic Neighborhoods Plan 

Strategic Land Use (Proposed)” map. 

 

As part of the adoption of the GJHNP by the Planning Commission, City of St. Louis Planning 

and Urban Design Agency (PDA) staff recommended that a more careful evaluation of the 

proposed SLUP changes should be conducted by PDA staff before requesting the Planning 

Commission to initiate the proposed SLUP changes. That review has been completed and is 

summarized in this document. 

 

PDA staff is recommending that all 25 proposed SLUP changes in the GJHNP be 

approved. (Please note that minor modifications were made to two of the sites so that the 

SLUP changes follow parcel boundary lines -- rather than a frontage. More details regarding 

these two sites are included later in this document.) 
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The great majority of the 25 proposed SLUP changes are located along the plan area’s major 

streets. 16 of the 25 proposed SLUP changes are for sites located along three of the plan 

area’s major east-west streets -- Cherokee St., Chippewa St., and Meramec St. (Group A). 

The plan recommended changing these sites’ existing SLUP categories from Neighborhood 

Preservation Area (NPA), Neighborhood Development Area (NDA) or Specialty Mixed Use 

Area (SMUA) to Neighborhood Commercial Area (NCA) in order to revitalize these commercial 

corridors. Three SLUP changes were proposed for sites located along the plan area’s eastern 

boundary -- Jefferson Ave. and Broadway (Group B) -- and three SLUP changes were 

proposed for sites located along the plan area’s northern boundary -- Gravois Ave. (Group C). 

Lastly, three scattered sites’ existing SLUP categories were recommended to be changed to 

Institutional Preservation and Development Area (IPDA) in recognition of the existing 

institutional uses located at these sites (Group D). 

 

Background information and recommendations regarding the proposed SLUP changes are 

presented below for these four types of sites. Please note that photos of selected parcels 

representing the proposed SLUP changes for these four types of sites will be presented at the 

February 3, 2021 Planning Commission meeting. 
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Group A: Cherokee St., Chippewa St., and Meramec St. -- Background 

Information and Recommendations 

 

Cherokee St., Chippewa St., and Meramec St. share some common characteristics. They’re 

three of the plan area’s major east-west streets. They have a mix of commercial and 

residential uses, have commercial zoning, and have struggled economically (although 

Cherokee St. stands out as having recently made significant strides in its revitalization). Some 

portions of these three streets -- particularly Cherokee St. and Meramec St. -- primarily consist 

of commercial and mixed-use buildings, while other portions of these three streets only have 

commercial and mixed-use buildings at corner locations.  

 

Some portions of these three streets are currently designated as a Neighborhood Commercial 

Area (NCA). Other portions of these streets are designated as a Neighborhood Preservation 

Area (NPA) or Neighborhood Development Area (NDA) despite having a significant number of 

commercial uses and mixed-use buildings. While acknowledging that some portions of 

these streets have buildings that have been converted to residential purposes over 

time, the GJHNP recommended changing these sites’ existing SLUP categories from 

Neighborhood Preservation Area (NPA), Neighborhood Development Area (NDA) or 

Specialty Mixed Use Area (SMUA) to Neighborhood Commercial Area (NCA) in order to 

revitalize these commercial corridors and create walkable and engaged neighborhoods 

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

mixed-use buildings. Although there is less of a need to change the existing SMUA 

designation (which encourages a mix of land uses) for Meramec St., changing the SMUA 

SLUP category to the NCA SLUP category would establish a consistent pattern for these three 

streets. 

 

Please note that the proposed SLUP change for City Block 1639 includes only the front portion 

of one of its parcels, 2748-54 Chippewa St. The rear portion of the parcel was not included as 

part of the SLUP change recommended by the GJHNP. To prevent confusion from having a 

parcel divided up into two SLUP categories, PDA staff has extended the proposed SLUP 

change, so that the entire 2748-54 Chippewa St. parcel is included in the proposed SLUP 

change from the NPA SLUP category to the NCA SLUP category. 
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Thus, in summary -- as indicated in the table below and shown on the attached “Existing 

Strategic Land Use Plan” and “Proposed Strategic Land Use Plan Amendment #22” maps -- 

PDA staff recommends the following SLUP changes: 

 Changing the existing Neighborhood Preservation Area (NPA), Neighborhood 

Development Area (NDA) and Specialty Mixed Use Area (SMUA) SLUP categories to 

the Neighborhood Commercial Area (NCA) SLUP category for the following 16 sites 

located along Cherokee St., Chippewa St. and Meramec St. 

 

Group A: 
Cherokee St., 

Chippewa St. & 
Meramec St. 

City Block # & 
 # of Parcels 

Current SLUP 
Category 

Proposed SLUP 
Category 

Cherokee St. 1498 (7 parcels) NPA NCA 

Cherokee St. 1502 (8 parcels) NPA NCA 

Cherokee St. 1506 (7 parcels) NPA NCA 

Cherokee St. 1507 (5 parcels) NPA NCA 

Cherokee St. 1581 (5 parcels) NPA NCA 

Cherokee St. 1580 (4 parcels) NPA NCA 

Chippewa St. 1637 (7 parcels) NDA NCA 

Chippewa St. 1632 (8 parcels) NPA NCA 

Chippewa St. 1639 (6 parcels) NPA NCA 

Chippewa St. 1644 (8 parcels) NPA NCA 

Meramec St. 2632 (7 parcels) SMUA NCA 

Meramec St. 2631 (4 parcels) SMUA NCA 

Meramec St. 2630 (8 parcels) SMUA NCA 

Meramec St. 2652 (5 parcels) SMUA NCA 

Meramec St. 2653 (5 parcels) SMUA NCA 

Meramec St. 2625 (6 parcels) NPA NCA 
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Group B: Jefferson Ave. and Broadway -- Background Information and 

Recommendations 

 

Jefferson Ave. and Broadway serve as the plan area’s eastern boundary. They include a mix 

of commercial, institutional and residential uses. Their existing SLUP categories primarily 

include Neighborhood Commercial Area (NCA), Institutional Preservation and Development 

Area (IPDA) and Neighborhood Preservation Area (NPA). As is the case with Cherokee St., 

Chippewa St., and Meramec St., some portions of Jefferson Ave. and Broadway are 

designated as an NPA despite having more potential for mixed-use or commercial 

development. The GJHNP recommended four sites along this corridor to be changed to a 

Specialty Mixed Use Area (SMUA) or a Neighborhood Commercial Area (NCA) in order 

to encourage high-density, mixed-use development and take advantage of the 

development of the proposed Northside-Southside MetroLink route. Please note that one 

of the sites -- City Block 1648 -- has already been amended and, thus, doesn’t need to be 

changed. SLUP Amendment #20 was approved by the Planning Commission at its September 

2, 2020 meeting to facilitate the development of a 12-unit apartment building at 3620 Texas 

Ave. Thus, only three sites are included in this review. The proposed changes include the 

following three sites: 

 City Block 1761 (located at the southwest corner of Jefferson Ave. and Arsenal St.). The 

site currently includes two parcels -- the Benton Park West Community Garden and a 

vacant lot. This large site is currently designated as a Neighborhood Preservation Area 

(NPA), and the GJHNP recommends a change to a Specialty Mixed Use Area (SMUA). 

Given the site’s high potential -- a mixed-use building was recently proposed for the site 

and the intersection of Jefferson Ave. and Arsenal St. is proposed to be one of the 

Northside-Southside MetroLink route’s stations -- this would be an appropriate change. 

 City Block 1650 (located at the northwest corner of Broadway and Keokuk St.). The site 

currently includes nine parcels. They include a variety of residential, mixed-use, 

commercial and industrial uses. The site is currently designated as a Neighborhood 

Preservation Area (NPA), and the GJHNP recommends a change to a Neighborhood 

Commercial Area (NCA). Given the site’s existing uses, this would be an appropriate 

change. 

 City Block 2606 (located at the southwest corner of Broadway and Osage St.). The site 

currently includes two parcels. Both parcels are vacant lots and are located between 

two institutional uses -- St. Alexius Hospital – Broadway Campus and Carnahan High 

School of the Future. The site is currently designated as a Neighborhood Preservation 

Area (NPA), and the GJHNP recommends a change to a Neighborhood Commercial 

Area (NCA). Given the site’s location along a major street and between two large 

institutional uses, this would be an appropriate change. 
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Thus, in summary -- as indicated in the table below and shown on the attached “Existing 

Strategic Land Use Plan” and “Proposed Strategic Land Use Plan Amendment #22” maps -- 

PDA staff recommends the following SLUP changes: 

 Changing the existing Neighborhood Preservation Area (NPA) SLUP category to the 

Neighborhood Commercial Area (NCA) or Specialty Mixed Use Area (SMUA) SLUP 

categories for the following three sites located along Jefferson Ave. and Broadway. 

 

Group B: 
Jefferson Ave. & 

Broadway 

City Block # & 
 # of Parcels 

Current SLUP 
Category 

Proposed SLUP 
Category 

Jefferson Ave. 1761 (2 parcels) NPA SMUA 

Broadway 1650 (9 parcels) NPA NCA 
Broadway 2606 (2 parcels) NPA NCA 
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Group C: Gravois Ave. -- Background Information and Recommendations 

 

Gravois Ave. serves as the plan area’s northern boundary. It primarily includes a mix of 

commercial and industrial uses. Its existing SLUP categories primarily include Neighborhood 

Commercial Area (NCA) and, to a lesser extent, Neighborhood Preservation Area (NPA). The 

GJHNP recommended three sites along this corridor to be changed. None of the 

proposed SLUP changes share common characteristics. The proposed SLUP changes include 

the following three sites: 

 City Block 1470 (located at the southeast corner of Gravois Ave. and Minnesota Ave.). 

The site currently includes three parcels. They include a large industrial use -- AAA 

Metal Fabricators, 3030 Gravois Ave. -- and two adjacent residential buildings, which 

face Minnesota Ave. The site is currently designated as a Neighborhood Commercial 

Area (NCA), and the GJHNP recommends a change to a Business/Industrial 

Preservation Area (BIPA). Although there are some reservations about changing two 

residential parcels to a BIPA, a large parcel located to the south is designated as a 

BIPA and occupied by Gravois Planing Mill Company. Given the site’s existing use and 

adjacent BIPA, this would be an appropriate change. 

 City Block 1479 (located along Gravois Ave., between Compton Ave. and Michigan 

Ave.). The site currently includes a single parcel. The triangular-shaped parcel includes 

two vacant commercial buildings. The site is currently designated as a Neighborhood 

Commercial Area (NCA), and the GJHNP recommends a change to a Specialty Mixed 

Use Area (SMUA). The GJHNP recommends the SLUP change in order to try to attract 

a high-density, mixed-use development project to the site. Given the site’s location at a 

key intersection along Gravois Ave., this would be an appropriate change. 

 City Block 1493 (located along Gravois Ave., between Tennessee Ave. and Louisiana 

Ave.). The site currently includes six parcels. They include two businesses on one 

parcel -- New China restaurant, 3350 Gravois Ave., and Boost Mobile cell phone shop, 

3352 Gravois Ave. -- one business on another parcel -- Nad’s Customs tire shop, 3330 

Gravois Ave. -- three residential buildings, and one vacant lot. The three residential 

buildings and vacant lot face Louisiana Ave. and Cherokee St. The site is currently 

designated as a Neighborhood Preservation Area (NPA), and the GJHNP recommends 

a change to a Neighborhood Commercial Area (NCA). Although there are some 

reservations about changing three residential parcels to a NCA and the fact that the rest 

of the block (consisting of three other residential parcels) would remain NPA -- which 

would divide the block into two separate SLUP categories -- there are three existing 

businesses at this site. Given the site’s existing businesses and location along Gravois 

Ave., this would be an appropriate change. 
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Thus, in summary -- as indicated in the table below and shown on the attached “Existing 

Strategic Land Use Plan” and “Proposed Strategic Land Use Plan Amendment #22” maps -- 

PDA staff recommends the following SLUP changes: 

 Changing the existing Neighborhood Commercial Area (NCA) or Neighborhood 

Preservation Area (NPA) SLUP categories to the Business/Industrial Preservation Area 

(BIPA), Specialty Mixed Use Area (SMUA) or Neighborhood Commercial Area (NCA) 

SLUP categories for the following three sites located along Gravois Ave. 

 

Group C: 
Gravois Ave. 

City Block # & 
 # of Parcels 

Current SLUP 
Category 

Proposed SLUP 
Category 

Gravois Ave. 1470 (3 parcels) NCA BIPA 

Gravois Ave. 1479 (1 parcel) NCA SMUA 
Gravois Ave. 1493 (6 parcels) NPA NCA 
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Group D: Scattered-Site Institutional Uses -- Background Information and 

Recommendations 

 

Three sites were identified in the GJHNP as having existing institutional uses. These sites are 

currently classified as a Neighborhood Preservation Area (NPA) SLUP category. The GJHNP 

recommended that these three sites -- located at scattered sites in the plan area -- be 

changed to the Institutional Preservation and Development Area (IPDA) SLUP category 

in recognition of the existing institutional uses located at these sites. The proposed 

changes include the following three sites: 

 City Block 1757 (located along Arsenal St., between California Ave. and Iowa Ave.). 

The site includes two entire parcels (2752-2758 and 2750 Arsenal St.) and portions of 

two other parcels (2744-2748 and 2732-42 Arsenal St.) This site is occupied by The 

Salvation Army Temple Corps Worship and Community Center. The site is currently 

designated as a Neighborhood Preservation Area (NPA), and the GJHNP recommends 

a change to an Institutional Preservation and Development Area (IPDA). However, the 

Salvation Army complex includes four other adjacent parcels (3114-3116, 3118 and 

3120 California Ave. and 3115 Iowa Ave.) on this block. Therefore, PDA staff has 

extended the proposed SLUP change (from the GJHNP’s recommendation), so that all 

eight parcels that comprise the Salvation Army complex are included in the SLUP 

change. Although there are some reservations that the rest of the block (consisting of 

five other residential parcels) would remain NPA -- which would divide the block into two 

separate SLUP categories -- there is a significant institutional complex at this site. Given 

the site’s existing institutional use, this would be an appropriate change. 

 City Block 1506 (located along Pennsylvania Ave., between Utah St. and Cherokee St.). 

The site includes one large parcel, 3311 Pennsylvania Ave. This site is occupied by The 

Last Days Apostolic Church. The site is currently designated as a Neighborhood 

Preservation Area (NPA), and the GJHNP recommends a change to an Institutional 

Preservation and Development Area (IPDA). Given the site’s existing institutional use, 

this would be an appropriate change. 

 City Block 2628 (located along Meramec St., between Minnesota Ave. and 

Pennsylvania Ave.). The site includes two buildings located on two adjacent parcels, 

3013 and 3001 Meramec St. This site is occupied by Youth in Need, which runs a Head 

Start program. The site is currently designated as a Neighborhood Preservation Area 

(NPA), and the GJHNP recommends a change to an Institutional Preservation and 

Development Area (IPDA). Given the site’s existing institutional use, this would be an 

appropriate change. 
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Thus, in summary -- as indicated in the table below and shown on the attached “Existing 

Strategic Land Use Plan” and “Proposed Strategic Land Use Plan Amendment #22” maps -- 

PDA staff recommends the following SLUP changes: 

 Changing the existing Neighborhood Preservation Area (NPA) SLUP category to the 

Institutional Preservation and Development Area (IPDA) SLUP category for the 

following three scattered-site institutional uses. 

 

Group D: 
Scattered-Site 

Institutional Uses 

City Block # & 
 # of Parcels 

Current SLUP 
Category 

Proposed SLUP 
Category 

The Salvation Army 
Temple Corps 
Worship and 
Community Center 

1757 (8 parcels) NPA IPDA 

The Last Days 
Apostolic Church 

1506 (1 parcel) NPA IPDA 

Youth in Need 2628 (2 parcels) NPA IPDA 
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