
 
File No. PDA-095-16-REZ 

 
 

To:  City of St. Louis Planning Commission 
 
From:  Don Roe, Director 
 
Subject: Submittal of Resolution for Recommendation of Zoning District Map Amendment 

(Rezoning by Petition) -- City Block 2513  
 
Date:  December 7, 2016 
 
 
Summary 
 
Submittal: Proposed amendment of the Zoning District 
Map by petition for Planning Commission review and 
recommendation. 
 
Site: 0.65-acre site, consisting of twelve parcels – 3870-
3888 Windsor Pl. and 3869-3887 Bell Ave. -- located at 
the northeast corner of N Vandeventer Ave and Bell Ave 
in the Covenant Blu/Grand Center neighborhood. To be 
consolidated with two adjacent parcels at 1000-1002 N 
Vandeventer Ave and 1004-1014 N Vandeventer Ave.  
 
Proposal: Expand the zoning of parcels on North 
Vandeventer, currently zoned “G” Local Commercial and 
Office District by rezoning all subject parcels from “C” 
Multiple-Family Dwelling District, to “G” Local 
Commercial and Office District.  
 
Land Use: The site is currently twelve vacant lots. The 
petitioner would like to consolidate these parcels with 
two adjacent parcels (1000-1002 N Vandeventer Ave and 
1004-1014 N Vandeventer Ave), which are also vacant lots. These parcels are zoned “G” Local Commercial and 
Office District. The petitioner proposes to develop a headquarters building for the Deaconess Foundation, which 
as an institution is a prohibited use in “C” Multiple-Family District. In addition, consolidation of parcels with 
different zoning districts is prohibited. The rezoning of the subject parcels to “G” Local Commercial and Office 
District would allow for the proposed development project to be in compliance with the provisions of the Zoning 
Code. 
 
Petitioner: Deaconess Foundation. The Petitioner currently owns some subject parcels and is purchasing the 
remainder from LRA and Gateway Greening. Both selling parties have signed an affidavit in support of the 
intended use for the property, and have no issue with rezoning. 
 
Support Letter: Submitted by Alderman Terry Kennedy (18th Ward). 
 



 
 
Recommended Action 
 
That the Planning Commission finds the petition for the proposed Zoning District Map amendment for twelve 
parcels located in City Block 2513 – 3870-3888 Windsor Pl. and 3869-3887 Bell Ave. -- 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 rezoning site consists of twelve (12) vacant parcels –3870-3888 Windsor Pl. and 3869-3887 Bell 
Ave. -- and is approximately 0.65 acres in size. It is located along N Vandeventer Ave between Windsor 
Place and Bell Ave in the Covenant Blu/Grand Center neighborhood. 

 
• All subject parcels are currently zoned “C” Multiple Family Dwelling District. In its rezoning petition 

(see Exhibit B), the petitioner states as its Grounds for Petition: “To consolidate with other parcels that 
are zoned differently.”  The petitioner is referencing 1000-1002 N Vandeventer Ave and 1004-1014 N 
Vandeventer Ave, also vacant lots owned by the Petitioner, and both parcels are zoned “G” Local 
Commercial and Office District. 
 

• Consolidation of all parcels would result in a dual zoning of   both “C” Multiple-Family Dwelling District 
and “G” Local Commercial and Office District, with the more restrictive regulations of the “C” Multiple-
Family Dwelling District applying.  The “C” Multiple-Family Dwelling District does not allow for the 
described Institutional use.  However, a rezoning of “G” Local Commercial and Office District would 
allow for the proposal to be in compliance with the provisions of the Zoning Code. A land survey of 
subject and adjacent parcels is included with the petition in Exhibit B.  

 
• The petitioner proposes changing the zoning for the subject parcels from the current zoning of “C” 

Multiple-Family Dwelling District to the “G” Local Commercial and Office. In addition to the two 
parcels to be consolidated with subject parcels, Exhibit A shows several other parcels surrounding the site 
are zoned “G” Local Commercial and Office District.  The area also contains parcels zoned “C” Multiple 
Family Dwelling District, “D” Multiple Family Dwelling District, and “H” Area Commercial District.  

 
• The petitioner is the Deaconess Foundation, which plans to move its headquarters from the current 

downtown location to this site. Deaconess Foundation is purchasing parcels from Gateway Greening, who 
signed the affidavit included in Exhibit B, and has told PDA staff that they have no issue with rezoning of 
the subject parcels. Gateway Greening will continue to own adjacent property east of the proposed 
development site, where they manage the Bell Community Garden. Conversations between Gateway 
Greening and Deaconess Foundation indicate that the design of the headquarters building will not 
interfere with access to sunlight for the community garden. 
 

• Existing land uses adjacent to the rezoning site include residential, commercial and institutional uses, as 
well as vacant lots. Other uses on adjacent city blocks include St. Louis Family Court, the Urban League, 
Cole Elementary School, Greater Union church, and residential buildings. All buildings are in generally 
good condition. Photos of the rezoning site and adjacent areas are included in Exhibit “D”. 

 
• The City’s Zoning Administrator cites in the attached letter (Exhibit “C”) that: “Given that the proposed 

consolidation would allow for the Petitioner to develop parcels that are currently vacant and 
underutilized; that by rezoning subject property would bring it into conformity with the Zoning Code; and 
that good zoning practices work toward the elimination of improper zoning designations, there is a basis 
established that a less restrictive zoning classification would be appropriate and would enhance the 
general welfare of the City. She further states that “It is the recommendation of the Zoning Administrator 



that the subject parcels in City Block 2513 be rezoned to the “G” Local Commercial and Office District 
only.”   

2.0 Comments 
 
PDA staff has reviewed the proposed amendment of 
the Zoning District Map for twelve parcels located at 
3870-3888 Windsor Pl. and 3869-3887 Bell Ave. and 
recommends approval of rezoning all parcels to the 
“G” Local Commercial and Office District. This 
recommendation is based on the reasons cited in the 
Zoning Administrator’s letter and the proposed 
rezoning’s conformity with the City’s Strategic Land 
Use Plan.  
 
The Strategic Land Use Plan designates the rezoning 
site by two categories. The western portion of the site 
is designated a Neighborhood Development Area 
(NDA). This Strategic Land Use Category is defined 
as: “Residential and non-residential areas with 
substantial amounts of vacant land and abandoned 
buildings suitable for new residential construction of 
scale/associated neighborhood services, respecting 
stable properties that may be considered as part of 
any new development. Opportunities for new housing 
construction/replatting at critical mass scale defining 
a new neighborhood character over time.” 
 
The eastern portion of the rezoning site is designated 
as “Recreational and Open Space Development 
Area”, which is defined as “Areas including the existing network of parks, open space and recreational facilities 
within the City that should be preserved and enhanced, as well as locations for new permanent green space, 
including planned new greenways and permanent locations for some community gardens. The City’s Department 
of Parks, Recreation and Forestry is currently at work on a city-wide parks and recreation plan that will be 
overlaid on the Strategic Land Use Plan when complete.” 
 
The proposed rezoning would facilitate the redevelopment of the subject parcels and adjacent parcels into an 
institutional use- headquarters for a nonprofit foundation that provides funds to community projects. The 
proposed use does not comply with either SLUP designation assigned to the subject parcels. However, the 
Strategic Land Use Plan provides that the Planning Commission “may, in its discretion, consider a 
use/development/project to be in conformance with the Plan when the proposed use/development/project is 
allowed under the Plan in a directly abutting area”. 
 
Three City blocks adjacent to the rezoning site are designated as Institutional Preservation and Development 
Areas, which is defined in the SLUP as “Areas where significant nodes of educational, medical, religious or 
other institutional uses currently exist and are appropriately situated, as well as areas for expansion of such 
institutional uses. These large scale institutional centers are intended to positively influence the enhancement of 
surrounding areas.” The Deaconess Foundation would be directly abutting uses such as St. Louis Family Court, 
Cardinal Ritter Prep, and Cole Elementary school, expanding a “large scale institutional center…intended to 
positively influence the enhancement of surrounding areas.” Thus, using the adjacency rule, the proposed use is in 
conformity with the 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 
 

None. 
 

 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 finds the petition for the proposed Zoning District Map amendment for twelve 
(12) parcels located in City Block 2513 – 3870-3888 Windsor Pl. and 3869-3887 Bell Ave.-- 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 petition for the amendment of the Zoning District Map (to the “G” Local Commercial and Office) for 

twelve (12) parcels (known as 3870-3888 Windsor Pl. and 3869-3887 Bell Ave.) located in City Block 
2513 is hereby found to be in conformity with the City’s Strategic Land Use Plan.  

2. The petition for the amendment of the Zoning District Map (to the “C” Multiple-Family Dwelling 
District) for twelve (12) parcels (known as 3870-3888 Windsor Pl. and 3869-3887 Bell Ave.) located in 
City Block 2513 is hereby recommended for approval. 

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

Aldermen of this recommendation.  
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EXHIBIT D 
 

Photos of Rezoning Site in City Block 2513 
 
 

  
 

1) Rezoning site 
12 Vacant Parcels on Bell Ave And Windsor Pl 

(Looking northwestward)                    
 

 
2) Adjacent Property 

Mixed use, new construction on N Vandeventer 
(Looking westward) 

  
 

3) Adjacent Property 
Church and rear of residential properties  

(Looking northward) 

 
4) Adjacent Property 

Residential properties on Windsor Pl 
(Looking northeastward) 
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EXHIBIT D 
 

Photos of Rezoning Site in City Block 2513 
 

  
9) Adjacent property 

Bell Community Garden on Bell ave,  
abutting rezoning site 

(Looking northeastward) 

10) Adjacent Property 
 Commercial and institutional buildings on  

N Vandeventer 
 (Looking southwestward) 

 
 

11) Adjacent Property 
Family Court on Bell Ave and N Vandeventer 

(Looking southward) 
 

12) Adjacent properties 
Family Court on Bell Ave and N Vandeventer 

(Looking southward) 
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