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File No. PDA-001-02-NBD 
 March 16, 2020 (Version) 

 
 
 
 

To: City of St. Louis Planning Commission 
 

From: Don Roe, Executive Director 
 

Subject:  Resolution for Amendment #3 of the Plan for the Neighborhoods of the 5th Ward  
 

Date: March 16, 2020 
 
Summary 
 

Submittal: Amendment of Neighborhood Plan for Planning 
Commission review and adoption in light of the proposed 
Doorways development. For a brief summary of the proposed 
changes, please see the bold text below. 

A Plan for the Neighborhoods of the 5th Ward was adopted as a 
Neighborhood Plan by the Planning Commission on March 6, 
2002.  The plan covers four entire neighborhoods and portions of 
four other neighborhoods.  The Plan for the Neighborhoods of the 
5th Ward has been amended twice, most recently, to 
accommodate the relocation of the National Geospatial-
Intelligence Agency (NGA) 

At the present time, Doorways, the largest housing agency in 
Missouri that serves individuals and families affected by 
HIV/AIDS and homelessness, is proposing a new 3-acre campus 
in the JeffVanderLou neighborhood for an area generally 
bounded by Gamble Street on the north, North Jefferson Avenue 
on the east, Mills Street on the south, and Elliott Avenue on the 
west.  While the proposed Doorways campus redefines the 
proposed land uses, street network, zoning map and related issues 
of the Plan for the Neighborhoods of the 5th Ward, it 
demonstrates conformity with the City’s overall desire to see new 
development come to an area of the city that has not seen much 
new development for several decades.   

This proposed Neighborhood Plan Amendment would impact the following items/concepts:  

• Change the proposed land use within a two-block area generally bounded by Gamble St (on the 
north) N Jefferson Ave (on the east), Mills St (on the south) and Elliott Ave (on the west) from retail 
trade (multiple/various) to a mixed use; and 

• Change the proposed zoning designation within the same two-block area from F Neighborhood 
Commercial to G Local Commercial and Office; and  

• Allow for the re-platting of parcels in the same area and remove rights-of-way within the two block 
area.  

This resolution for Amendment #3 of the Plan for the Neighborhoods of the 5th Ward is available for public 
review at the Gamble Recreation Center, on the PDA website, and at PDA’s office before a presentation and 
public hearing to be held at the April 1, 2020 Planning Commission meeting.  



2 
 

Recommended Action 
 

That the Planning Commission finds Amendment #3 of the Plan for the Neighborhoods of the 5th Ward, as 
detailed in this resolution, to be in conformity with the City’s Strategic Land Use Plan’s Neighborhood 
Commercial Area (NCA), and thus adopts Amendment #3 of the Plan for the Neighborhoods of the 5th Ward.  
 
1.0 Background 
 

When it was adopted as a Neighborhood Plan by the Planning Commission on March 6, 2002, the Plan 
for the Neighborhoods of the 5th Ward provided a much-needed framework to shape a new vision for an 
area north of downtown St. Louis which has not seen much development for decades.  The plan covers 
four entire Neighborhoods (St. Louis Place, Carr Square, Columbus Square, and Old North St. Louis) and 
portions of four others (Downtown West, JeffVanderLou, Near North Riverfront, and Hyde Park). 

The Plan for the Neighborhoods of the 5th Ward has been amended twice previously.  Amendment #1 was 
approved by the Planning Commission on June 2, 2004 and facilitated the development of a multiple-
family elderly housing facility in the St. Louis Place Neighborhood.  Amendment #2 was approved by the 
Planning Commission on February 4, 2015 and facilitated the relocation of the National Geospatial-
Intelligence Agency (NGA). Additionally, since it has been almost 20 years since the Plan for the 
Neighborhoods of the 5th Wards was adopted, a new (updated) plan for a significant portion of the 
geography, via Project Connect, is currently being considered.  It’s not clear when this effort would 
begin, however, it would likely be a 12-18 month process once it begins. 

At the present time, Doorways, the largest housing agency in Missouri that serves individuals and 
families affected by HIV/AIDS and homelessness, is proposing a new 3-acre campus in the 
JeffVanderLou neighborhood for an area of vacant land generally bounded by Gamble Street on the north, 
North Jefferson Avenue on the east, Mills Street on the south, and Elliott Avenue on the west. With their 
$23 million capital campaign nearing completion, the interfaith nonprofit expects to break ground this 
fall.  Rise is the development consultant, Trivers is the architect, and BSI Constructors is the general 
contractor for the project.   

The expansion project will take place in two phases.  In the first phase, $17 million will be used to fund a 
new programmatic and administrative headquarters for the organization, along with 50 housing units, 
particularly for those in emergency situations (i.e. those coming directly out of homelessness and affected 
by HIV).  Assisted by the use of $9.5 million in low-income tax credits from the Missouri Housing 
Development Commission, along with additional funding from the Affordable Housing Trust Fund 
through the City of St. Louis, phase 1 is expected to be complete by the end of 2021.  Phase 2 of the 
expansion project will unfold on the same three-acre campus and will include a minimum of 30 
permanent supportive housing units.  Phase 2 is anticipated to be about 5 years away.  The expansion 
plans also call for two elements of retail serving both customers or visitors to the Doorways campus. 

The expansion project is the largest effort undertaken by the organization to date and is pivotal in moving 
the needle for carrying for people with HIV and ending the epidemic.  With more than half of those living 
with HIV/AIDS becoming homeless as some point in their lives, Doorway’s emphasis on housing as part 
of its services for the population is a novel approach among groups that assist people with HIV/AIDS.   

According to Doorways President and CEO Opal Jones, it was very intentional to land on Jefferson 
Avenue with the first branded building Doorways has ever had with its name on it. What may seem like a 
small gesture to some – having an actual Doorways sign at the entrance of the new headquarters – is a 
large gesture to welcome the agency’s clients and to publicly rebuke and defy any stigma that anyone 
might attach to living with HIV or AIDS. 

In light of the proposed Doorways expansion project, Amendment #3 includes changing the proposed 
land use within this two-block area from retail trade to mixed use, changing the proposed zoning within 
the same two-block area from “F” Neighborhood Commercial to “G” Local Commercial and Office, and 
consolidating and/or re-platting of parcels. 
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Specific Changes of Amendment #3 
 

Page 1-19 (Proposed Land Use) 
• Change the Proposed Land Use Plan map between Gamble, Jefferson, Mills and  Elliott from Retail Trade 

(Multiple, various) to Mixed Use 
• Remove the Stoddard right-of-way shown in this map between Elliott and Jefferson 

 
 Page 12-12 (Proposed Land Use) 

• Change the Proposed Land Use Plan map between Gamble, Jefferson, Mills and  Elliott from Retail Trade 
(Multiple, various) to Mixed Use 

• Remove the Stoddard right-of-way shown in this map between Elliott and Jefferson 
 
Page 12-13 (Proposed Zoning) 

• Change the Proposed Zoning map between Gamble, Jefferson, Mills and  Elliott from F Neighborhood 
Commercial to G Local Commercial and Office 

• Remove the Stoddard right-of-way shown in this map between Elliott and Jefferson 
 
Page 20-4 (Proposed Zoning) 

• Change the Proposed Zoning map between Gamble, Jefferson, Mills and  Elliott from F Neighborhood 
Commercial to G Local Commercial and Office 

• Remove the Stoddard right-of-way shown in this map between Elliott and Jefferson 
 
 
Public Hearing/Public Comments 
 

• Public comments are being solicited via public notices published in The City Journal and the St. Louis 
Daily Record on Tuesday, March 10, 2020.  Public comments can be made by contacting Cecilia Dvorak 
at PDA via email at dvorakc@stlouis-mo.gov or by telephone at (314) 657-3873.  The public notice 
includes information about Amendment #3 to the Plan for the Neighborhood of the 5th Ward that is posted 
on the City’s webpage at http://www.stlouis-mo-gov/planning 

 
• A public hearing will be conducted by the Planning Commission at its April 1, 2020 meeting.  Interested 

members of the public will be able to speak at the public hearing, following a presentation on the content 
of Amendment #3 to the Plan for the Neighborhoods of the 5th Ward 
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2.0 Comments 
 

The City’s Strategic Land Use Plan 
(SLUP) designates the Amendment 
#3 Area as a Neighborhood 
Commercial Area (NCA). 
 

NCA: “Areas where the development 
of new and the rehabilitation of 
existing commercial uses that 
primarily serve adjacent 
neighborhoods should be encouraged.  
These areas include traditional 
commercial streets at relatively major 
intersections and along significant 
roadways where commercial uses 
serve multiple neighborhoods or 
where the development of new 
commercial uses serving adjacent 
neighborhoods is intended.  Mixed 
use buildings with commercial at 
grade and a mix of uses on upper 
floors are an ideal type within these 
areas.  These areas may include 
higher density mixed use residential 
and commercial and may initially 
include flexibility in design to allow 
ground floor uses to change over time 
e.g., ground floor space that can 
transition from residential to 
commercial use as the local demand 
for retail goods and services 
strengthens in the area.” 
 

The Amendment #3 area, is located 
within a larger area where Neighborhood Commercial Area (NCA) runs for several continuous blocks along the 
western side of N. Jefferson Avenue, while a mixture of Specialty Mixed Use Area (SMUA) and Institutional 
Preservation and Development Area (IPDA) make up the eastern side of N. Jefferson Avenue.  And, to the west 
of this strip of Neighborhood Commercial Area (NCA) is an area defined as Neighborhood Development Area 
(NDA). 
 

PDA staff finds the proposed changes of Amendment #3 – which includes changing the proposed land use within 
this two-block area from retail trade to mixed use, changing the proposed zoning within the same two-block area 
from “F” Neighborhood Commercial to “G” Local Commercial and Office, and consolidating and/or re-platting 
of parcels – are in conformity with the City’s Strategic Land Use Plan and consistent with the overall vision of the 
Plan for the Neighborhoods of the 5th Ward.  
 
 2.1 Public Input 
 

The Planning Commission will hold a presentation about Amendment #3 and then conduct a public hearing on 
Amendment #3 of the Plan of the Neighborhoods of the 5th Ward at its April 1, 2020 meeting.    
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 2.2 Previous Commission Action 
 

The Planning Commission adopted the Plan for the Neighborhoods of the 5th Ward as a Neighborhood Plan at its 
March 6, 2002 meeting. 
 
The Planning Commission adopted Amendment #1 of the Plan for the Neighborhoods of the 5th Ward at its June 
4, 2004 meeting. 
 
The Planning Commission adopted Amendment #2 of the Plan for the Neighborhoods of the 5th Ward at its 
February 4, 2015 meeting. 
 
 
 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 Amendment #3 of Plan for the Neighborhoods of the 5th Ward as detailed in 
Section 1.0 of this resolution to be in conformity with the City’s Strategic Land Use Plan’s Neighborhood 
Commercial Area, and is consistent with the overall vision of the Plan for the Neighborhoods of the 5th Ward, and 
adopts Amendment #3 of the Plan for the Neighborhoods of the 5th Ward; and further that the Planning 
Commission directs the Executive Director of the Planning and Urban Design Agency to amend, modify and 
otherwise update materials, computer files and other records pertaining to the Plan for the Neighborhoods of the 
5th Ward. 
 
 
 
NOW, THEREFORE, BE IT RESOLVED BY THE CITY OF ST. LOUIS PLANNING COMMISSION 
AS FOLLOWS: 
 
1.  Amendment #3 of the Plan for the Neighborhoods of the 5th Ward is hereby found to be in conformity 

with the City’s Strategic Land Use Plan and follows the spirit of the Plan for the Neighborhoods of the 5th 
Ward by addressing the overarching desire to see new development come to an area of the city which has 
not seen much new development in several decades, and adopts Amendment #3 of the Plan for the 
Neighborhoods of the 5th Ward.  

 
2. The Executive Director of the Planning and Urban Design Agency is hereby directed to amend, modify 

and otherwise update materials, computer files and other records pertaining to the Plan for the 
Neighborhoods of the 5th Ward in accordance with the intent and specifics of this resolution. 

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

of Aldermen of its adoption of Amendment #3 of the Plan for the Neighborhoods of the 5th Ward. 
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EXHIBIT A1

Proposed Change 



7 
 

EXHIBIT A2

Proposed Change 
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EXHIBIT A3 

Proposed Change 
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EXHIBIT A4 

Proposed Change 
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EXHIBIT B 
Site Rendering 

 
 
 


