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  File No. PDA-009-22-REZ 

 
 
 
 
 
 
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) –1404-06 Monroe Street (City Block 624)  
 
Date:  April 8, 2022 
 
Summary 
 
Submittal: Proposed amendment of the 
Zoning District Map by petition for Planning 
Commission review and recommendation. 
 
Site: The one (1) parcel area totaling 
approximately 0.09 acres in size is located on 
Monroe Street between Blair Ave and N 14th 
Street (City Block 624), in the Old North St. 
Louis neighborhood.   
 
Proposal: The current parcel is zoned “F” 
Neighborhood Commercial District. The 
parcel is currently a vacant lot. The petitioner 
seeks to develop an all-electric solar powered 
single-family home featuring solar panels, 
inverter, and battery cabinets for energy 
storage. Additionally, utility systems will include a heat pump, energy recovery ventilation (ERV), and tankless 
water heater. The building will include structural insulated panels (SIPs) which provide high insulating properties. 
These features contribute to lower cost and fossil fuel use to operate the house. 
 
This rezoning petition is initiated based on the Petitioner’s desire to consolidate this parcel with four other parcels, 
they own (1408, 1410, 1412-14 and 1416-20 Monroe Street) that are zoned “D” Multiple-Family Dwelling District.  
The Petitioner will then to re-subdivide the parcels to construct single-family homes. The homes are planned to be 
two stories with a basement, approximately 2,200 square feet in size.     
 
Land Use: The rezoning site currently consists of a vacant lot.   
 
Petitioner: The property owner, Kendall Development LLC 
 
Recommended Action: That the Planning Commission finds the petition for the proposed Zoning District Map 
amendment to rezone from “F” Neighborhood Commercial District to “D” Multi-Family Dwelling District for 
one (1) parcel known as 1404-06 Monroe Street in City Block 624 to be in conformity with the City’s Strategic 
Land Use Plan Neighborhood Preservation Area (NPA) and the Plan for the Neighborhoods of the 5th Ward and 
therefore recommends approval to the City’s Board of Aldermen. 
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1.0 Background 
The rezoning site consists of one parcel – at 1404-06 Monroe Street totaling approximately 0.09 acres in size. The 
development is located on Monroe Street between Blair Avenue and N 14th Street (City Block 624), in the Old 
North St. Louis 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 this parcel into conformance with its intended future uses. The Zoning 
Administrator explains that “Given that the proposed development would provide additional opportunities for new 
residential units in the immediate area; that the current site is 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 more restrictive zoning classification 
would be appropriate and would enhance the general welfare of the City.” 
 
The petitioner has submitted a plat which is presented as Exhibit ‘E’ and shows the intent of the property owner to 
consolidate the parcels and re-subdivide for single-family residential lots. The subject site currently consists of a 
vacant lot (see attached Exhibit ‘F’ for photos of the site and adjacent properties).  
        
2.0 Comments 
PDA staff has reviewed the proposed “Petition for Zoning Amendment” for rezoning 1404-06 Monroe Street (City 
Block 624) in the Old North St Louis neighborhood from “F” Neighborhood Commercial District to “D” Multiple-
Family Dwelling District. 
 
2.1 Land Use Entitlement Changes 
The request is to change the zoning from “F” Neighborhood Commercial District to “D” Multiple-Family Dwelling 
District.  
 
The stated purpose of the “F” Neighborhood Commercial District is as follows: 

“is to establish and preserve those commercial and professional facilities that are especially useful in 
close proximity to residential areas. The district is designed to provide convenient shopping and servicing 
establishments for persons residing in the immediate neighborhood to satisfy those basic home and 
personal shopping and service needs which occur frequently and so require retail and service facilities 
in relative proximity to places of residence, so long as such uses are compatible with and do not detract 
from adjacent residential uses.” 

 
The stated purpose of the “D” Multiple-Family Dwelling District is as follows:  

“to maintain older medium density residential districts, to preserve older architectural styles while 
encouraging a harmonious intermingling of other structures, and to provide for an increased variety and 
intermixture of uses free from other uses except those both compatible and convenient to the residents of 
such district.” 

 
A sample of uses that are allowed or are conditional in the “F” Neighborhood Commercial District but would not 
be allowed in the “D” Multiple-Family Dwelling District include: 

• Grocery and other retail stores 
• Shoe repair shops 
• Video and record stores 
• Butcher shops 
• Bed and breakfast: guesthouse, homestay, 

inn 

• Bars and taverns 
• Bathhouses and massage establishments 
• Package liquor store 
• Pawnbrokers 
• Parking lots 
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A sample of uses that are conditional (would require a conditional use permit review and therefore another public 
hearing) in the “D” Multiple-Family Dwelling District include: 

• Art galleries and studios 
• Bakery shops 
• Drug stores 
• Hardware stores 

• Dry cleaning pick-up stations 
• Gift shops 
• Hotels 
• Financial intuitions  

 
2.2 Height Regulations  
The “F” Neighborhood Commercial District allows the current site to build up to 3 stories or 50 feet in height while 
the proposed “D” Multiple-Family Dwelling District only allows up to 3 stories or 45 feet in height (a difference of 
5 feet). 
 
2.3 Compatibility & Consistency with Surroundings 
As shown on Exhibit ‘F’, the site is surrounded by vacant lots, vacant buildings, single family infill, neighborhood 
scale commercial and industrial storage. Staff finds the request is compatible with adjacent and future development 
intended for this area through long-range planning. Additionally, it provides for environmentally sustainable infill. 
 
As shown on Exhibit ‘A’, the site is surrounded by “D” Multiple-Family Dwelling District to the west, northwest, 
and southwest and “F” Neighborhood Commercial District to the east, northeast, and southeast. 
 
 
2.4 Strategic Land Use Plan (SLUP) 
The City’s Strategic Land Use Plan designates the 
Redevelopment Area as a Neighborhood Preservation Area 
(NPA). The NPA Strategic Land Use Category is defined 
as: “Areas where the existing housing and corner 
commercial building stock will be preserved and 
augmented with infill residential and corner 
commercial development physically integrated with, 
and primarily serving the immediate neighborhood. 
These areas generally consist of stable residential 
areas of the City, including but not limited to historic 
districts, where the character of the neighborhood is 
currently well preserved with relatively few vacant lots 
and abandoned buildings. The plan contemplates 
continued preservation and improvement, with quality 
rehabilitation and infill new construction that is 
sensitive to the character of existing residences. 
Commercial and institutional uses catering to the 
immediate needs of the neighborhood are acceptable 
and reflect the traditional role such activity has played 
in the history of the City.” 
 
The petition seeks to develop a new residential single-family home. This rezoning petition is initiated based on the 
Petitioner’s desire consolidate this parcel with four other parcels they own (1408, 1410, 1412-14 and 1416-20 
Monroe Street) that are zoned “D” Multiple-Family Dwelling District.  The Petitioner will then re-subdivide the 
consolidated parcel in order to construct single-family homes. The homes will be two stories with a basement, 
approximately 2,200 square feet in size and all-electric and solar powered.  
 
The petitioner aims to develop a “solar village” of single-family houses featuring solar panels, inverters, and battery 
cabinets for energy storage. Additionally, utility systems will include Mini Split A/C- Heat Pump and Ductless vent, 
Energy Recovery Ventilation (ERV), and tankless water heaters. Construction of the buildings will include 
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structural insulated panels (SIPs) which provides higher insulating properties. These features contribute to lower 
energy cost and fossil fuel use to operate the house.  
 
Staff finds the proposed Rezoning Request is in conformity with the City’s Strategic Land Use Plan and the Plan 
for the Neighborhoods of the 5th Ward of St. Louis and recommends approval. 
 
2.5 Historic District Context 
The rezoning site is within the Murphy-Blair National Historic District and/or Old North St. Louis was posted to 
the National Register of Historic Places on January 26, 1984. The district features architectural styles of the 
Italianate, American Movement, Early Commercial, and Victorian and features buildings of significance built 
between 1850-1924. It is roughly bounded by I-70, Florissant Ave., Chambers and Branch Streets. “The Murphy-
Blair District [was] a nineteenth century, German immigrant neighborhood.” From the nomination to the National 
Register of Historic Places as prepared by Jane M. Porter, researcher, and Mary M. Stiritz, research associate, 
August, 1983.1   
 
National Register Historic Districts apply to demolition. Since the site is currently a vacant lot, a review by the 
Culture Resources Office is not applicable.  
 
 
2.6 A Plan for the Neighborhoods of the 5th Ward 
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 (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).  
 
A Plan for the Neighborhoods of the 5th Ward identifies the site 
within the ON-7 section of the Old North Focus Area. The proposed 
land use plan for this area intends for residential development. Also, 
the proposed zoning map calls for “D” Multiple-Family Dwelling 
District as shown in the image to the right. Therefore, the request is 
in keeping with the goals of the community as outlined in the 
adopted neighborhood plan. 
 
2.7 Public Input 
The applicant has provided a letter of support from the Old North 
St. Louis Restoration Group – Real Estate Committee. 
Additionally, the Planning Commission will hold a public hearing 
at its April 13th Planning Commission meeting. Finally, the Board 
of Aldermen’s Housing, Urban Development and Zoning (HUDZ) 
Committee will conduct a public hearing as part of the legislative 
process. 

 
2.8 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 with subsequent amendments adopted in 2004, 2015, and 2020. 
 
 
 

                                                 
1 National Register of Historic Places Inventory, United States Department of the Interior, National Parks Service. 1984. 
https://mostateparks.com/sites/mostateparks/files/Murphy-Blair%20Dist.pdf 
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2.9 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 one (1) 
parcel at 1404-06 Monroe St in City Block 624 to be in conformity with the Strategic Land Use Plan 
Neighborhood Preservation Area (NPA) land use designation and the Plan for the Neighborhoods of the 5th Ward 
and therefore recommends approval of the petition to rezone from “F” Neighborhood Commercial District to 
“D” Multiple-Family Dwelling 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 “F” Neighborhood Commercial 
District to “D” Multiple-Family Dwelling District) for the one (1) parcel known as 1404-06 Monroe 
Street in City Block 624 is in conformity with the City’s Strategic Land Use Plan Neighborhood 
Preservation Area (NPA) land use designation and the Plan for the Neighborhoods of the 5th Ward 
adopted Neighborhood Plan.  
 

2. The Petition for the Amendment of the Zoning District Map (to “D” Multiple-Family Dwelling District) 
for the one (1) parcel (known as 1404-06 Monroe Street in City Block 624) is recommended for approval.    
 

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. 
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  EXHIBIT A 

Zoning Map 
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 EXHIBIT B 

REZONING APPLICATION 
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EXHIBIT C 
Legal Description 

 
Legal Description 

1404 Monroe Street 
 

A tract of land in part of City Block 624 of the City of St. Louis, Missouri, and also being all of 
Lot 22 and the West 10’ of Lot 23 in Block 2 of Mary F. Glasgow’s Subdivision, as per the City of St. 
Louis Records, in the City of St. Louis, Missouri, and more particularly described as follows: 

Beginning at the Northeast corner of City Block 624, said point is also at the intersection of the 
West line of 14th Street, 60’ wide, with the South line of Monroe Street, 60’ wide; thence along the 
South line of said Monroe Street, S 68°09’51” W a distance of 40.00’ by record and survey, to a point 
distant 10.00’ East of Northeast corner of Lot 22, and to the point of beginning of the Tract herein 
described; thence parallel with the West line of said 14th Street, S 21°44’04” E a distance of 112.50’ to 
the North line of an Alley, 15’ wide; thence along the North line of said Alley, S 68°09’51” W a 
distance of 35.00’ by record and survey, to the Southwest corner of Lot 22; thence parallel with the West 
line of 14th Street and along the West line of Lot 22, N 21°44’04” E a distance of 112.50’ by record and 
survey, to the Northwest corner of Lot 22 and to the South line of Monroe Street, N 68°09’51” E a 
distance of 35.00’ by record, to a point distant 10’ East of the Northeast corner of Lot 22, and to the 
point of beginning of the Tract herein described containing 0.09 Acre, according to a Boundary Survey 
performed by T. L. Consultants in April, 2019. 



Page 13 of 25 
 

This page left intentionally blank 
  



Page 14 of 25 
 

EXHIBIT D 
 Zoning Report 
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EXHIBIT E 
Plat of Area, Renders, Systems 
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EXHIBIT F 
 

1404-06 Monroe St (Subject Area & Surrounding Site) (City Block 624)  

  
1404-06 Monroe St (Subject Area & Surrounding Site) 

Map view of proposed parcel to be rezoned.  
Numbers Correspond with images below 

Subject Area 
Aerial view of proposed parcels to be rezoned 

 

 
1) Subject Site Southwest intersection of Monroe St and N 14th St. Vacant lot. Zoned “F” Neighborhood 

Commercial District)  
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2) 1401 Monroe St (Existing north of site) 

 

 
3) 1329 Monroe St (Residential building, northeast of subject site) Northeast corner of Monroe St. and N 14th St.  
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4) 1322 Monroe St – Warehouse (east of subject site) 

 
 

 
5) 1319 Monroe St (Vacant building east of the subject site) This building is owned by the LRA. An incomplete 
demolition permit is issued on the site as of 3/22.  
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6) 2102 N 14th St – (northwest corner of Madison St and N 14th St.) 

 
7) 1323 Clinton St – (Southeast corner of Clinton St. and N 14th St.)  
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8) 2321 N 14th St – Mixed-Use building (southwest corner of N. Market St. and N 14th St.) 

 
9) 1323 Clinton St - (southwest corner of N 14th St and Clinton St.) 
Old North Rain Garden - Bioretention Stormwater Garden. Part of a five-year, $3 million rain scaping pilot program for 
MSD Project Clear that ran from 2010-2015. The Old North Rain Garden can divert approximately 31,000 gallons of 
stormwater in a one-inch rain event from the city’s combined sewer system, reducing basement backups and sewer 
overflows.  
 

 


