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To:  City of St. Louis Planning Commission 
 

From:  Don Roe, Executive Director 
 

Subject: Submittal of Resolution for Recommendation of Zoning District Map Amendment (Rezoning by 

Petition) –500 & 552 Prospect Ave, 3611 & 3603 Scott Ave, and 503 S Grand Blvd and 503 S 

Grand Blvd R. (City Block 2196)  
 

Date:  February 4, 2022 

 

Summary 
Submittal: Proposed amendment of the 

Zoning District Map by petition for 

Planning Commission review and 

recommendation. 

 

Site: The three (3) parcel area totaling 

approximately 5.48 acres in size is located 

at the northwest corner of Prospect Ave and 

Scott Ave (City Block 2196), in the 

Midtown neighborhood. 

 

Proposal: The parcels are currently zoned 

“K” Unrestricted and operate as an office 

and warehouse space. The petitioner seeks 

to demolish the existing buildings to 

develop multi-family residential. Under the 

zoning code, residential is not permitted in 

the “K” Unrestricted District. Rezoning to “H” Area Commercial District would allow for multi-family residential.  

 

Additionally, three (3) parcels, owned by the City of St. Louis, 3603 Scott Ave, and 503 S Grand Blvd and 503 S 

Grand Blvd R. (City Block 2196, are situated between the subject site and Grand Blvd. The parcels totaling 

approximately 0.22 acres function as right of way, and are currently zoned “K” Unrestricted District. Staff is 

recommending the rezoning of these 3 small/sliver parcels, which lie between the petition site and vacated right of 

way known as Grand Blvd (shown in the dotted outline on the map) to be rezoned to “H” Area Commercial District 

to be consistent with the petition.   

 

Land Use: The rezoning site currently consists of existing office and warehouse building.  

 

Petitioner: Kevin Morrell, Envisage Properties LLC / Green Street 2900 Investors, LLC 

 

Recommended Action 

That the Planning Commission finds the petition for the proposed Zoning District Map amendment for the three (3) 

parcel area known as 552 Prospect Ave to be in conformity with the City’s Strategic Land Use Plan Opportunity 

Area and recommends approval and further initiates the rezoning of three (3) parcels 3603 Scott Ave, and 503 S 

Grand Blvd and 503 S Grand Blvd R. in City Block 2196 from “K” Unrestricted to “H” Area Commercial District 

and finds the rezoning to be in conformity with the City’s Strategic Land Use Plan Opportunity Area and 

recommends approval of the City’s Board of Aldermen. 



1.0 Background 

The rezoning site (including the parcels requested to be rezoned by initiation of the Planning Commission) consists 

of a six (6) parcel area totaling approximately 5.70 acres in size. The parcels are located at the northwest corner of 

Prospect Ave and Scott Ave and the southeast corner of Interstate 64 and S Grand Blvd (City Block 2196), in the 

Midtown neighborhood.  

 

The attached Exhibit ‘A’ shows the zoning map of the subject site, Exhibit ‘B’ is the petition, and Exhibit ‘C’ is 

the legal description which has been verified.  

 

The City’s Zoning Administrator cites in the attached letter (Exhibit ‘D’) that the petition is based on the 

Petitioner’s desire to bring the zoning of these parcels of land into conformance with their intended future use. The 

Zoning Administrator explains that “Given that the proposed development would provide additional opportunities 

for new residential units in the immediate area; that the site is 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 more restrictive zoning classification would be 

appropriate and would enhance the general welfare of the City.” 

 

The subject site consists of office and a warehouse building and are directly adjacent to the Armory (west of the 

site) and the Grand Metrolink Station (east of the site). (see attached Exhibit ‘E’ for photos of adjacent property).  

 

This general area was the subject of an Urban Land Institute (ULI) Technical Assistance Panel (TAP) which was 

co-sponsored by Citizens for Modern Transit and St. Louis University Redevelopment Corporation, and resulted in 

recommendations for developers investing in the 

area to create more connections for pedestrians, 

transit riders and bicyclists. 

 

Additionally, directly adjacent the rezoning site to 

the east and north is the site of former Mill Creek 

Valley, an African American community razed in the 

name of urban renewal in the 1950’s. Mill Creek 

Valley was 454-acres bounded by 20th Street, Grand 

Avenue, Olive Street and Scott Ave. At the 

beginning of the 1950’s Mill Creek Valley housed 

approximately 20,000 people, 95% of whom were 

African-American, with over 800 businesses and 

institutions. The 1951 signing of the Municipal Land 

Clearance for Redevelopment Law, among other 

things, established the St. Louis Land Clearance for 

Redevelopment Authority to oversee the process. 

The 1954 Federal Housing Act provided federal 

funding, as well as a $110 Million city bond in 1955. 

Demolition started in 1959 and ended in 1965 with 

the complete removal of housing and the 

displacement of approximately 5,000 families. The 

majority of the land was subsequently dedicated to 

industrial zones.1  

 

It’s also important to note that the rezoning site is 

along the proposed route for the Brickline Greenway; 

an estimated 250-300 million dollar investment 

planned and led by the Great Rivers Greenway in 

partnership with City departments, agencies, and 

property owners, is making it a point to ensure the 

                                                 
1 University of Missouri -St. Louis, St. Louis Virtual City Project, March 2004, Virtual St. Louis City Project (umsl.edu) 

Figure 1- Blackmer, Kate. Blackmer Maps, “The buildings of Mill Creek Valley 

before and after demolition” 

Rezoning Site 

http://www.umsl.edu/virtualstl/phase2/1950/openingpage/1950index.html


history of Mill Creek Valley is honored and commemorated through the design of the greenway. The proposed 

greenway will run along Grand directly adjacent to the site, and the property owners are working in close 

coordination with relevant departments and agencies to ensure plans are realized. 

 

The site is at risk of flood, especially 

the south west corner. The impacts of 

climate change are increasing the 

frequency and intensity of flood events.  

As shown in Figure 2, Flood Factors 

peer reviewed national flood model, the 

site includes risk from urban stormwater 

flooding. The model further 

incorporates high-precision elevation 

data and local adaptation measures and 

is validated against modeled historic 

floods.  

The site is located within FEMA Zone 

X, which indicates an area of annual 

flood risk between 1% and 0.2%. Per 

the developer, the site design will be 

coordinated with the MSD to 

implement Grading and Stormwater 

drainage system to preclude any 

flooding or stormwater issues.  

        

2.0 Comments 

PDA staff has reviewed the proposed "Petition for Zoning Amendment" for rezoning 500 & 552 Prospect Ave and 

3611 Scott Ave (city block 2196) in the Midtown neighborhood from "K" Unrestricted District to "H" Area 

Commercial District.  

 

Additionally, PDA staff is recommending that the Commission initiate the rezoning of 3 additional City-owned 

parcels from “K” Unrestricted District to “H” Area Commercial District: 3603 Scott Ave, and 503 S Grand Blvd 

and 503 S Grand Blvd R which are currently being used as right of way. 

 

2.1 Land Use Entitlement Changes 

The request is to change the zoning for “K” Unrestricted to “H” Area Commercial District. While there is no stated 

purpose of the “K” Unrestricted District, the purpose of the “H” Area Commercial District is as follows: 

“to establish and preserve general commercial areas consisting of shopping centers and commercial strips 

where customers reach individual business establishments primarily by automobile. This district is intended 

to provide diversified types of goods and services to a large consumer population coming from an extensive 

area. Regulations of this district are to facilitate the use of heavily trafficked areas suitable for the operation 

of businesses catering to the general public, which does not materially detract from nearby residential uses. 

 

A sample of uses that are allowed or are conditional in the “K” Unrestricted District but not the “H” Area 

Commercial District include: 

• Auto sales and leasing,  

• auto repair & body work,  

• car washes,  

• Cement manufacturing, 

• Fireworks, explosives manufacturing & 

storage,  

• Outdoor Open Storage 

• Petroleum refining, 

• Salvage storage, wholesaling or retailing, and  

• Smelting or refining of metals, among other 

industrial uses. 

Figure 2- Flood Factors national flood model image showing risk from urban stormwater flooding 

https://greatriversgreenway.org/millcreek/


A sample of uses that are allowed in the “K” Unrestricted District but conditional in “H” Area Commercial District 

include: 

• Convenience Stores, 

• gas stations, 

• uses with a sales or service window, and 

• warehousing, among other commercial and 

industrial uses  

• Uses that are not allowed in the “K” 

Unrestricted District, but are permitted in the 

“H” Area Commercial District include: 

• Mixed uses including mixed residential and 

commercial uses, and 

• residential uses.  

 

Both the “K” Unrestricted District and the “H” Area Commercial District allows up to 8 stories or 100 feet, therefore 

the request does not allow for any changes to the height regulations. 

 

Finally, the “H” Area Commercial District allows the same density of the “D” Multi-Family Dwelling District. 

Since the site is currently zoned “K” Unrestricted and doesn’t allow for residential, the allowable density would 

increase by up to 750 square feet per dwelling unit. That is approximately 318 units on the larger parcel initiated by 

petition. 

 

2.2 Compatibility & Consistency with Surroundings 

As shown on Exhibit ‘F’, the site is surrounded by Interstate 64 to the north, the Metrolink station and industrial 

storage and retail Airgas to the east, the armory and an Ameren utility lot to the west. Staff finds the request is 

compatible with adjacent and future development intended for this area through long-range planning. Additionally, 

it provides for Transit Oriented Development by providing housing units adjacent to the Grand Metrolink station. 

 

As shown on Exhibit ‘A’, the site is surrounded by “K” Unrestricted District and “H” Area Commercial District to 

the north, “J” Industrial District to the east, and “K” Unrestricted District to the south and west. While the request 

is not directly consistent with adjacent zoning district, it does follow the future land use plan and the Chapter 353 

Redevelopment Plan as described in sections 2.4 and 2.5 below, therefore, the change is appropriate. 

 

2.3 Strategic Land Use Plan (SLUP) 

The City’s Strategic Land Use Plan designates the 

Rezoning Site as an Opportunity Area (OA). The OA 

Strategic Land Use Category is defined as: “Key 

under-utilized locations where the use of the land 

is in transition. Location and site characteristics of 

these areas offer particular 

challenges/opportunities that could be 

advantageous to a range of development activity. 

This designation is intended to be flexible and 

specific development proposals will be entertained 

as they present themselves.” 
 

The current zoning “K” Unrestricted District, does not 

allow for residential. Rezoning to “H” Area Commercial 

District would permit residential use.  

 

Given the request would allow for the construction of 

housing that would serve the Midtown neighborhood, 

especially with a college, Staff finds the proposed 

Rezoning Request is in conformity with the City’s 

Strategic Land Use Plan and recommends approval. 

 

  



2.4 St. Louis Midtown 353 Redevelopment Plan 

Ordinance #70428 approved the Development 

Plan for the St. Louis Midtown 353 

Redevelopment Area. The subject site falls 

within this St. Louis Midtown 353 

Redevelopment Area. The plan describes 

potential development in the subject area as 

identified under Action Area 3 as: City Blocks 

2185.11, 2196, and 2197, containing 

approximately 18.3 acres (excluding rights-

of-way). A primary focus of the development 

activities in this area will be the reuse of the 

St. Louis National Guard Armory Building 

and any support facilities such as parking 

that would be needed to make reuse viable. 

In addition, the proximity to the Grand 

MetroLink station, the rebuilt Grand 

Boulevard Bridge, and the proposed Great 

Rivers Greenway trail system provides the 

opportunity to redevelop this area for more 

mixed-use TOD type of development. Any 

development along Grand Boulevard should help create an enhanced physical and 

activity bridge between I-64 and Chouteau Avenue.  
 

2.5 Public Input 

The Planning Commission will conduct a public hearing as part of this rezoning process. Additionally, the Board 

of Aldermen’s Housing, Urban Development and Zoning (HUDZ) Committee will conduct a public hearing as part 

of the legislative process. 

 

2.6 Previous Commission Action 

The Planning Commission reviewed and recommended approval of PDA-071-16-RDX for the St. Louis Midtown 

353 Blighting Study and Redevelopment Plan on September 7, 2016. 

 

2.7 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 a six (6) 

parcel area at 500 & 552 Prospect Ave, 3611 & 3603 Scott Ave, and 503 S Grand Blvd and 503 S Grand 

Blvd R. totaling approximately 5.70 acres in size in City Block 2196 in the Midtown Area to be in conformity with 

the Strategic Land Use Plan Opportunity Area (OP) land use designation and therefore recommends approval of the 

petition to rezone from “K” Unrestricted to “H” Area Commercial District as presented to the City’s Board of 

Aldermen of the City of St. Louis. 
__________________________________________________________ 

 
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 (from “K” Unrestricted District to “H” Area 
Commercial District) for three (3) parcels 500 & 552 Prospect Ave and 3611 Scott Ave in City Block 
2196 is in conformity with the City’s Strategic Land Use Plan Opportunity Area (OP) land use 
designation.  

2. The initiation by the Planning Commission for the amendment of the zoning district map (from “K” 

Unrestricted District to “H” Area Commercial District) for the three (3) parcels 3603 Scott Ave, and 503 S 

Grand Blvd and 503 S Grand Blvd R. in the city block 2196 is in conformity with the City’s Strategic Land 

Use Plan Opportunity Area (OP) land use designation.  

3. The Director of the Planning and Urban Design Agency of the City of St. Louis is hereby directed to 
notify the Board of Aldermen of the City of St. Louis of this recommendation. 

 
 

  



 

 

 

 

 

 

 

 

 
 

 

 

EXHIBIT A 
Zoning Map 
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EXHIBIT B 
REZONING APPLICATION 



 
  



EXHIBIT C 
Legal Description 
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EXHIBIT D 
Zoning Report 

 

 



 
 

 



 
 

 

 

  

EXHIBIT E 
Plat of Area and Renders 
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EXHIBIT F 
3611 Scott Ave (City Block 2196) (Subject Area & Surrounding Site)  

 

 

 

 
3611 Scott Ave (City Block 2196)   (Subject Area & 

Surrounding Site) 

Map view of proposed parcels to be rezoned.  

Numbers Correspond with images below 

Subject Area 

Aerial view of proposed parcels to be rezoned 

 

 
 

1) Subject Site (Southeast intersection of Grand Blvd. and Interstate 64. The rezoning site currently 

consists of existing office and warehouse building. Zoned “K” Unrestricted District 



 

 
2) 518 Father Biondi SJ Way (Grand Blvd) – Facing Southeast  

 

 
3) 428 Prospect Ave– The Armory District Historical Landmark (west of subject site) 



 
4) 500 Prospect Ave– The Armory District Historical Landmark (west of subject site) 

 

 

 

5) 500 Prospect Ave (Existing office and warehouse building and Electric Substation west of the subject site) 

 

 

 



 

6) 598 Prospect Ave (Railroad tracks and Electric Substation Southest of the subject site) 

 

 

 

 

7) 3581 Scott Ave (Grand Metrolink Station Southeast corner of subject site) 

 

 

 

 

8) 3581 Scott Ave (Grand Metrolink Station Southeast corner of subject site) 



 

 

 

9) 3530 Scott Ave (Southeast of subject site) 

 

 


