
 
File No. PDA-036-17-SUD 

 

 

To:  City of St. Louis Planning Commission 

 

From:  Don Roe, Executive Director 

 

Subject: Submittal of Resolution for Recommendation to Revoke The Grove Commercial Area 

Special Use District -- Forest Park Southeast, Midtown and Botanical Heights 

Neighborhoods (Multiple City Blocks) 

 

Date:  November 3, 2017 

 

 

Summary 

 

Submittal: Request to revoke The Grove 

Commercial Area Special Use District (SUD), an 

overlay zoning district initiated by the Planning 

Commission and established by ordinance in 2008. 

 

Site: The approximately 133-acre district includes 

parcels located along the primary commercial streets 

-- Manchester Ave., Chouteau Ave. Papin St., 

Vandeventer Ave. and Tower Grove Ave (aka The 

Grove) -- in the Forest Park Southeast, Midtown and 

Botanical Heights neighborhoods. 

 

Proposal: Revoking the existing The Grove 

Commercial Area SUD, which was established in 

2008 at the request of the Forest Park Southeast 

Business Association and Alderman Joseph Roddy 

to more effectively regulate certain problematic uses. 

Establishing the Forest Park Southeast Form-Based 

District, which will be reviewed by the Planning 

Commission at this same meeting, will include more 

comprehensive land use regulations than The Grove Commercial Area SUD and will cover a larger geographic 

area. Thus, to prevent inconsistencies in use regulations and confusion, Park Central Development Corporation 

has requested, and staff concurs, the revocation of the SUD by repealing Ordinance #67924, the ordinance that 

established The Grove Commercial Area SUD.  

 

Land Use: Existing uses in The Grove Commercial Area SUD primarily include commercial and industrial uses, 

although residential, institutional and other uses are also present.  

 

 

 

 



Recommended Action 

 

That the Planning Commission initiates an amendment of the Zoning District Map, finds the proposed revocation 

of The Grove Commercial Area Special Use District to be in conformity with the City’s Strategic Land Use Plan 

and recommends approval to the City’s Board of Aldermen. 

 

 

1.0 Background 
 

 The Grove Commercial Area Special Use District (SUD) is approximately 133 acres in size. It includes 

parcels located along the primary commercial streets -- Manchester Ave., Chouteau Ave. Papin St., 

Vandeventer Ave. and Tower Grove Ave -- in the Forest Park Southeast, Midtown and Botanical Heights 

neighborhoods. (The boundaries of the SUD site are shown in Exhibit “A” and a legal description of the 

SUD is included in Exhibit “C”.) 

 
 The Grove Commercial Area SUD was established on March 17, 2008 by Ordinance 67924. It was 

established at the request of the Forest Park Southeast Business Association and Alderman Joseph Roddy 

to more effectively regulate certain problematic uses. A number of people played significant roles in 

documenting neighborhood problems and identifying land uses that needed tighter regulations. These uses 

were generally identified as adult stores and entertainment; package liquor stores and beverages by the 

glass; blood donor facilities; check cashing, short-term loan and pawn shops; businesses with a sales 

window; vehicular-related businesses; utility stations and cell towers; public storage and open storage 

uses; rooming houses; and miscellaneous retail stores.  

 

 A special use district is one of the City’s overlay zoning districts. It generally provides more flexibility 

than the City’s individual (“A”-“L”) zoning districts. An SUD must comprise a contiguous area of at least 

two acres. The Planning Commission may initiate the establishment of an SUD in response to well-

defined health, safety, moral and/or general welfare problems. The establishment of an SUD requires the 

approval of an ordinance. 

 

 A proposal to create the Forest Park Southeast Form-Based District (FPSE FBD), a different type of 

overlay zoning district, for a larger geographic area than The Grove Commercial Area SUD is currently 

being considered. It will be reviewed by the Planning Commission at this same meeting. The proposed 

FPSE FBD will include more comprehensive land use regulations than The Grove Commercial Area SUD 

and will cover a larger geographic area. Thus, to prevent inconsistencies in use regulations and confusion, 

Park Central Development Corporation has requested the revocation of The Grove Commercial Area 

SUD by repealing Ordinance #67924, the ordinance that established the SUD. In its letter dated October 

23, 2017, the Executive Director of Park Central Development Corporation states: “I am writing to 

request that the Grove Commercial Area Special Use District established by St. Louis City Ordinance 

67924 (the “SUD”) be revoked.” (A copy of the letter is attached as Exhibit “B”.) 

 

 

 

 

 

 

 

 

 

 

 

       



2.0 Comments 

 

PDA staff has reviewed the request from the 

Park Central Development Corporation for the 

revocation of The Grove Commercial Area SUD 

and recommends approval of the revocation. The 

SUD has been in place for nearly 10 years has 

helped to more effectively regulate certain 

problematic uses in the area. This has helped to 

revitalize The Grove entertainment district along 

Manchester Ave. and spurred residential 

redevelopment throughout the Forest Park 

Southeast neighborhood. The proposed 

establishment of the Forest Park Southeast Form-

Based District (FPSE FBD) -- which follows a 

lengthy neighborhood visioning process led by 

the Park Central Development Corporation -- for 

a larger geographic area than The Grove 

Commercial Area SUD is currently being 

considered. The proposed FPSE FBD will 

include more comprehensive land use regulations 

than The Grove Commercial Area SUD -- in 

essence, replacing the SUD. Thus, to prevent 

inconsistencies in use regulations and confusion 

for residents, developers and City officials, The 

Grove Commercial Area SUD should be revoked 

by repealing Ordinance #67924, the ordinance 

that established the SUD. 

 

The Strategic Land Use Plan (SLUP) designates most of the area as a Specialty Mixed Use Area (SMUA), 

Neighborhood Preservation Area (NPA), Neighborhood Commercial Area (NCA) and Opportunity Area (OA). 

The SMUA is generally found along Manchester Ave. The NPA is generally found along Chouteau Ave. and 

Tower Grove Ave. The NCA is generally found along Vandeventer Ave. The OA is generally found along the 

northern portions of the SUD (adjacent to Cortex). 

It should be noted that many portions of The Grove Commercial Area SUD had a different Strategic Land Use 

Category when the SUD was established in 2008 than they do now. The adoption of Strategic Land Use Plan 

(SLUP) Amendment #14 in 2016 to reflect “A Vision for the Forest Park Southeast Neighborhood”, a document 

summarizing a new vision for the area, set the stage for proposing the FPSE FBD, which will facilitate the 

implementation of the vision. Staff finds that the proposed form-based district’s regulations, including the 

Building Envelope Standards, will encourage the type of development called for by the Strategic Land Use Plan. 

The proposed revocation of The Grove Commercial Area SUD will not have an impact on the City’s Strategic 

Land Use Plan. 

 

 2.1 Public Input 
 

 The Board of Aldermen’s Housing, Urban Development and Zoning (HUDZ) Committee will conduct a 

public hearing as part of the legislative process. 

 

 2.2 Previous Commission Action 
 



At its June 1, 2016 meeting, the Planning Commission reviewed and approved an amendment of the City’s 

Strategic Land Use Plan. All of the changes -- collectively known as SLUP Amendment #14 -- involved 

changing some of the area’s existing Strategic Land Use Categories to reflect “A Vision for the Forest Park 

Southeast Neighborhood”, a document summarizing a new vision for the area. 

 

At its June 1, 2007 meeting, the Planning Commission recommended for approval the establishment of The 

Grove Commercial Area Special Use District (SUD). It was enacted by Ordinance 67924 on March 17, 

2008. 

 

 2.3 Requested Action 
 

 Section 26.92.010 of the City of St. Louis Revised Code requires that any amendment or change in the 

boundaries or regulations of the Zoning Code shall be initiated by motion of the Planning Commission or 

by the filing of a petition with the Zoning Administrator by the owner or owners of the property within the 

district. 

 

 City of St. Louis Ordinance #64687, Section 8, Sub-Paragraph 1 states that the Planning Commission shall 

be the official planning agency for the City. It shall also be the zoning commission for the City and perform 

all functions required by applicable state law to be performed by a municipal zoning commission. 

 

City of St. Louis Ordinance #64687, Section 8, Sub-Paragraph 4 states that the Planning Commission shall 

recommend changes in the zoning ordinances and zoning district maps to the Board of Aldermen. No 

ordinance changing the zoning ordinances and zoning district maps shall be adopted over the negative 

recommendation of the Planning Commission, unless approved by a majority vote of all members of the 

Board of Aldermen. 

 
____________________________________________________________________________________ 
 
Requested Recommendation 
 
That the Planning Commission initiates an amendment of the Zoning District Map, finds the proposed revocation 

of The Grove Commercial Area Special Use District to be in conformity with the City’s Strategic Land Use Plan 

and recommends approval to the City’s Board of Aldermen. 

 
____________________________________________________________________________________ 
 
NOW, THEREFORE, BE IT RESOLVED BY THE CITY OF ST. LOUIS PLANNING COMMISSION 
AS FOLLOWS: 
 
1. The amendment of the Zoning District Map (the revocation of The Grove Commercial Area Special Use 

District by repealing Ordinance #67924) -- more specifically defined in the legal description in Exhibit 
“C” -- is hereby initiated by the Planning Commission. 
 

2. The amendment of the Zoning District Map (the revocation of The Grove Commercial Area Special Use 
District by repealing Ordinance #67924) -- more specifically defined in the legal description in Exhibit 
“C” -- is hereby found to be in conformity with the City’s Strategic Land Use Plan. 

 
3. The amendment of the Zoning District Map (the revocation of The Grove Commercial Area Special Use 

District by repealing Ordinance #67924) -- more specifically defined in the legal description in Exhibit 
“C” -- is hereby recommended for approval. 

 
4. The Director of the Planning and Urban Design Agency is hereby directed to coordinate legislation such 

that this revocation is coordinated with the establishment of the Forest Park Southeast Form-Based 
District. 



 
5. The Director of the Planning and Urban Design Agency is hereby directed to notify the City’s Board of 

Aldermen of this recommendation. 











 


