File No. PDA-002-20-RDM

To:

City of St. Louis Planning Commission

From:

Don Roe, Executive Director

Subject:

Chapter 99 Blighting Study and Redevelopment Plan
(4500-4540 Swan Ave. and 1305 & 1305R S. Taylor Ave. Redevelopment Area)
LCRA Plan #2359

Date:

January 3, 2020

Summary
Submittal: Chapter 99 Blighting Study and
Redevelopment Plan for Planning Commission
review and recommendation.
Site: Approximately 5.08-acre area -- consisting
of four parcels -- located at the southwest corner
of Swan Ave. and S. Taylor Ave. in the Forest
Park Southeast neighborhood.
Existing Uses: Two industrial buildings -- one of
which is occupied by Recess STL, a pop-up game
bar -- and two parking lots -- one of which is
being used by the pop-up game bar.
Proposal: Demolition of the two existing
buildings and the construction of a mixed-use
development project, consisting of 307 marketrate apartments, 1,450 square feet of commercial
space and 381 structured parking spaces, as well
as infrastructure improvements for both the Redevelopment Area and the adjacent 4400 blocks of Norfolk Ave.,
Vista Ave., and Hunt Ave.
Prospective Developer: Green Street St. Louis, which owns the four parcels.
Eminent Domain: Does not provide for eminent domain.
Support: Submitted by Alderman Joseph D. Roddy (17th Ward) and Park Central Development.

Recommended Action
That the Planning Commission finds the Chapter 99 Blighting Study and Redevelopment Plan for the 4500-4540
Swan Ave. and 1305 & 1305R S. Taylor Ave. Redevelopment Area to be recommended declared as blighted and
the proposed Redevelopment Plan 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 4500-4540 Swan Ave. and 1305 & 1305R S. Taylor Ave. Redevelopment Area consists of four parcels
-- 4500 Swan Ave., 4540 Swan Ave., 1305 S. Taylor Ave. and 1305R S. Taylor Ave. (The four parcels
were recently consolidated into a single parcel, but City records haven’t been updated yet to reflect this
parcel consolidation.) The approximately 5.08-acre Redevelopment Area is located at the southwest corner
of Swan Ave. and S. Taylor Ave. in the Forest Park Southeast neighborhood. The attached LCRA Fact
Sheet summarizes this proposed Chapter 99 Blighting Study and Redevelopment Plan. (See Exhibit “A”.)

•

The Redevelopment Area’s existing uses include two industrial buildings -- one of which is occupied by
Recess STL, a pop-up game bar -- and two parking lots -- one of which is being used by the pop-up game
bar. Recess STL recently opened in a former plumbing supply warehouse building located at 4500 Swan
Ave. and uses the adjacent rear parking lot located at 1305 S. Taylor Ave. The pop-up game bar -- which
includes a wide variety of online and offline games and a large bar in a 50,000-square foot space -- will
relocate to a permanent location in the Forest Park Southeast neighborhood in about six months. The
industrial building located at 4540 Swan Ave. is vacant -- as is the adjacent rear parking lot located at 1305R
S. Taylor Ave. Photos of the Redevelopment Area are included in Exhibit “E”.

•

Based on PDA staff’s visual survey, the Redevelopment Area is in fair to good condition. A copy of the
Redevelopment Plan, which was prepared by St. Louis Development Corporation (SLDC) staff, is attached
as Exhibit “B”. The Redevelopment Plan evaluated the Redevelopment Area as being in fair condition. The
Redevelopment Plan’s Blighting Report includes the following comment:
o “The property is substandard compared with other properties in the neighborhood. The value of the
property is much lower than the surrounding properties thus causing an economic blight of the
area.”

•

The Redevelopment Area’s adjacent properties include a wide variety of uses -- institutional, industrial,
and residential, as well as vacant lots. The largest property is a very large parcel located at 1234 S.
Kingshighway Blvd. The parcel includes a partially completed office building and a large, partially
completed parking lot occupied by Washington University. The building is currently being renovated and
converted from a former industrial use, and the parking lot is currently being constructed. The northern side
of the 4500 block of Swan Ave. includes a few industrial buildings, several multi-family buildings, and a
few vacant lots. The area east of S. Taylor Ave. -- along the 4400 blocks of Swan Ave., Norfolk Ave. and
Vista Ave. -- is primarily residential, with an extensive amount of recently built housing units, as well as a
proposal to build a significant number of additional housing units. All three of these streets are currently
closed to vehicular traffic at S. Taylor Ave. Discussions with neighborhood stakeholders will be held to
discuss re-opening these streets or improving the appearance of the street closures. Photos of adjacent
properties are included in Exhibit “E”.

•

The Redevelopment Plan proposes a $65 million development project. The development project includes
the demolition of the two existing industrial buildings and the construction of a mixed-use development
project, consisting of 307 market-rate apartments, 1,450 square feet of commercial space and 381 structured
parking spaces, as well as infrastructure improvements for both the Redevelopment Area and the adjacent
4400 blocks of Norfolk Ave., Vista Ave., and Hunt Ave. The four-story, 300,000-square foot mixed-use

building’s 307 apartments would include 35 efficiency units, 248 one-bedroom units and 24 two-bedroom
units. The 1,450 square feet of commercial space would be located at the northeast corner of the mixed-use
building (near the corner of S. Taylor Ave. and Swan Ave.). The 381 parking spaces would be located in a
separate, but attached, 130,000-square foot structure located west of the mixed-use building. Proposed
infrastructure improvements in the Redevelopment Area include improvements along S. Taylor Ave. -which has a very narrow sidewalk on the east side of the street, is not ADA-accessible, and has light poles
located in the middle of the walkways -- and which has no sidewalk on sections of the west side of the
street. The infrastructure improvements located outside of the Redevelopment Area on the adjacent 4400
blocks of Norfolk Ave., Vista Ave., and Hunt Ave. would include street resurfacing, sidewalk repair, street
lighting enhancements, selective relocation of overhead power lines, and curb and gutter
repair/replacement. The infrastructure improvements located outside of the Redevelopment Area would be
made in conjunction with the prospective developer’s proposal to build 168 apartments outside of the
Redevelopment Area on seven scattered sites on the adjacent 4400 blocks of Norfolk Ave., Vista Ave., and
Hunt Ave. (51% of the 168 units will be “workforce housing” units.) A low-resolution site plan and
rendering of the development project is included in Exhibit “C”. Enhanced drawings of the development
project in the Redevelopment Area -- as well as additional information regarding the proposed development
located outside of the Redevelopment Area in the 4400 blocks of Norfolk Ave., Vista Ave., and Hunt Ave.
-- will be presented at the Planning Commission meeting.
•

The prospective developer is Green Street St. Louis, which acquired the Redevelopment Area’s four parcels
for $4.5 million. The Clayton-based firm has developed many developed projects in the City, including the
Urban Chestnut Grove Brewery & Bierhall, 4465 Manchester Ave., and the Chroma mixed-use
development project, 4041 Chouteau Ave., in the Forest Park Southeast neighborhood.

•

The Redevelopment Plan does not provide for the use of eminent domain. It does provide for tax abatement
as follows: 10 years of tax abatement based on 75% of the assessed value of the incremental improvements.
The Redevelopment Plan also provides for a sales tax exemption for construction materials used in the
development project.

•

The Redevelopment Plan is supported by Alderman Joseph D. Roddy (17th Ward) and Park Central
Development, which serves as a community development corporation for 10 neighborhoods, including
Forest Park Southeast. (See Exhibit “D”.)

2.0 Comments
The City’s Strategic Land Use Plan designates the
Redevelopment Area as a Business/Industrial
Preservation Area (BIPA).
The BIPA Strategic Land Use Category is defined
as: “Areas where stable businesses currently exist
and are encouraged to remain. This designation
includes industrial and non-retail commercial uses
where the location, condition of buildings and the
low level of vacancy warrant preservation and infill
industrial development where possible.”
The proposed Redevelopment Plan would facilitate
the development of a $65 million mixed-use
development project, consisting of 307 market-rate
apartments, 1,450 square feet of commercial space
and 381 structured parking spaces, as well as
infrastructure improvements for both the
Redevelopment Area and Forest Park Southeast
neighborhood. Although residential uses generally
aren’t allowed in a BIPA Strategic Land Use
Category, in this case, it is by virtue of the Strategic
Land Use Plan’s “adjacency rule”, which states that
the Planning Commission may consider a proposed
use to be in conformity with the Strategic Land Use
Plan if the proposed use is allowed in an adjacent
Strategic Land Use Category. The Redevelopment
Area is located adjacent to a Specialty Mixed Use Area (SMUA) located to the north and to a Neighborhood
Preservation Area (NPA) located to the east. The SMUA Strategic Land Use Category encourages mixed-use
development, while the NPA Strategic Land Use Category encourages residential and corner commercial
development. Thus, the proposed Redevelopment Plan is in conformity with the City’s Strategic Land Use Plan.
The Redevelopment Area is currently zoned “J” Industrial District and “K” Unrestricted District. (More precisely,
portions of two parcels -- 4500 and 4540 Swan Ave. -- are zoned both “J” and “K”, while all of two parcels -- 1305
and 1305R S. Taylor Ave. -- are zoned only “K”.) The “J” Industrial District prohibits residential uses except in
cases where 40% of a block’s frontage is currently occupied by residential uses, while the “K” Unrestricted District
flatly prohibits residential uses. However, the Redevelopment Area is located in the Forest Park Southeast FormBased-District (FBD), an overlay zoning district. The Forest Park Southeast FBD was approved by ordinance and
became effective on April 1, 2018. In cases of proposed new construction, the Forest Park Southeast FBD’s
regulations overrule those of the underlying zoning district. The Forest Park Southeast FBD designates the
Redevelopment Area as a Neighborhood Center Type 2 (NC2) zone (the equivalent of a zoning district), which
permits residential uses and many commercial uses. Thus, the proposed mixed-use development project is permitted
by the City’s Zoning Code, although some variances from the City’s Board of Adjustment will be requested by the
prospective developer.

2.1 Public Input
The Board of Alderman will conduct a public hearing as part of the legislative process.

2.2 Previous Commission Action

At its November 8, 2017 meeting, the Planning Commission recommended approval of the establishment of
the Forest Park Southeast Form-Based-District (FBD), an overlay zoning district. The Forest Park Southeast
FBD was approved by Ordinance 70732 and became effective on April 1, 2018.

2.3 Requested Action
City of St. Louis Ordinance #64687, Section 8, Sub-Paragraphs 6 and 8 require that all Chapter 99, 100 and
353 Blighting Studies and Redevelopment Plans be submitted to the Planning Commission for its
recommendation as to conformity with the City's Comprehensive Plan and any applicable Neighborhood
Plan.

Requested Recommendation
That the Planning Commission finds the Chapter 99 Blighting Study and Redevelopment Plan for the 4500-4540
Swan Ave. and 1305 & 1305R S. Taylor Ave. Redevelopment Area to be recommended declared as blighted and
the proposed Redevelopment Plan 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 Chapter 99 Blighting Study and Redevelopment Plan for the 4500-4540 Swan Ave. and 1305 & 1305R
S. Taylor Ave. Redevelopment Area is hereby found to be recommended declared as blighted and the
proposed Redevelopment Plan is in conformity with the City’s Strategic Land Use Plan and is
recommended for approval to the City’s Board of Aldermen.

2.

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

Exhibit “E”
Photos of
4500-4540 Swan Ave. and 1305 & 1305R S. Taylor Ave. Redev. Area

1) Redevelopment Area
2 industrial buildings & 2 parking lots,
4500-4540 Swan Ave. and 1305 & 1305R S.
Taylor Ave.
(Looking southwestward)

1) Redevelopment Area
2 industrial buildings & 2 parking lots,
4500-4540 Swan Ave. and 1305 & 1305R S.
Taylor Ave.
(Looking northwestward)

3) Redevelopment Area
Recess STL,
4500 Swan Ave.
(Looking southward)

4) Redevelopment Area
Recess STL parking lot,
1305 S. Taylor Ave.
(Looking northwestward)
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Exhibit “E”
Photos of
4500-4540 Swan Ave. and 1305 & 1305R S. Taylor Ave. Redev. Area

5) Redevelopment Area
Vacant industrial building,
4540 Swan Ave.
(Looking southwestward)

6) Redevelopment Area
Vacant parking lot,
1305R S. Taylor Ave.
(Looking northwestward)

7) Adjacent properties
Washington University office building &
parking lot,
1234 S. Kingshighway Blvd.
(Looking eastward)

8) Adjacent properties
Washington University office building &
parking lot,
1234 S. Kingshighway Blvd.
(Looking westward)
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Exhibit “E”
Photos of
4500-4540 Swan Ave. and 1305 & 1305R S. Taylor Ave. Redev. Area

9) Adjacent properties
3 4-family buildings & 2 2-family buildings,
4537-4555 Swan Ave.
(Looking northwestward)

10) Adjacent properties
Industrial building,
4523 Swan Ave.
(Looking northward)

11) Adjacent properties
3 vacant lots,
4509-4517 Swan Ave.
(Looking northward)

12) Adjacent properties
Industrial building & parking lot,
4501-07 Swan Ave.
(Looking northward)
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Exhibit “E”
Photos of
4500-4540 Swan Ave. and 1305 & 1305R S. Taylor Ave. Redev. Area

13) Adjacent properties
Missing and narrow sidewalks,
Along 1200 block of S. Taylor Ave.
(Looking northward)

14) Adjacent properties
Street closure,
4400 block of Swan Ave. (at S. Taylor Ave.)
(Looking eastward)

15) Adjacent properties
2 vacant attached 1-family buildings,
4486-4490 Vista Ave.
(Looking southward)

16) Adjacent properties
Multi-family buildings,
4400 block of Vista Ave.
(Looking southeastward)
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