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    Figure 1- Aerial Location Map 
 

File No. PDA-017-20-RDM  
 
 
 
 

 
 

To: City of St. Louis Planning Commission 
 
From: Don Roe, Executive Director 
 
Subject: Chapter 99 Blighting Study and Redevelopment Plan  

   (JEFFERSON/GAMBLE/ELLIOTT/MILLS Area – LCRA 2364)  
 
Date: March 27, 2020                 (Follows Action Item #4 amending Neighborhood Plan) 
 

 
Summary  
Submittal:  Resolution 
proposes Chapter 99 
Blighting Study and 
Redevelopment Plan for 
Planning Commission review 
and recommendation. 
 
Area:  The project area 
consists of sixteen (16) parcels totaling 
approximately 4.61 acres in the JeffVanderLou 
Neighborhood. 
 
Existing Uses:  The project area is currently a mix of 
vacant lots and buildings. 
 
Proposal:  The prospective developer is seeking to 
demolish the existing buildings in order to construct a 
mixed use building to include 23,500 square feet of 
office space for Doorways Headquarters, up to 94 
housing units for those that Doorways serves, as well 
as program space and approximately 4,500 square feet of retail for the approximate cost of $6.9 million, not 
including acquisition costs. Please see Exhibit “A” for the fact sheet provided by LCRA, and Exhibit “B” for a 
site plan of the proposed development, provided by the potential developer. 
 
Prospective Developer:  The prospective developer is Doorways 2.0  
 
Eminent Domain:  The plan does not provide the use of eminent domain. 
 
 

Recommended Action 
That the Planning Commission finds said Blighting Study and Redevelopment Plan for the 
Jefferson/Gamble/Elliott/Mills Redevelopment Area to be recommended declared as blighted and the proposed 
redevelopment plan is in conformity with the Strategic Land Use Plan and the amended Plan for the 
Neighborhoods of the 5th Ward (pending Planning Commission action) Adopted Neighborhood Plan and 
therefore recommends approval to the Board of Aldermen of the City of St. Louis. 
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1.0 Background 
The Doorways organization provides high-quality housing and social services to those impacted by HIV/AIDs. 
The organization has worked with the adjacent neighborhoods via Project Connect, as well as with the schools 
in the area to ensure the proposed development is in line with the desires of the community. To highlight these 
efforts, the organization has provided a letter detailing their engagement with the neighborhoods, and has 
received support for one or more components of the project from SLDC, Project Connect, Alderman Bosley, as 
well community partners such as LaSalle Middle School and KIPP Schools, among others. The letter detailing 
all of their engagement has been attached as Exhibit ‘C’. 
 
See the attached Blighting Study and Redevelopment Plan for the 1501 S 7th Street Redevelopment Area 
(LCRA #2364) (Exhibit ‘D’). Additionally, see Exhibit ‘E’ to see photos of the subject and surrounding site. 
 
The Area consists of sixteen (16) parcels. The Area is approximately 4.61 acres in size and is located between 
Gamble St on the north, Jefferson Ave on the east, Mills St on the south, and Elliott St on the west. Based on 
PDA staff’s visual survey, the Redevelopment Area is in poor condition and has buildings that are extremely 
deteriorated. 
 
The Redevelopment Area currently consists of predominantly vacant lots with two existing vacant buildings 
which are proposed for demolition. The proposed redeveloper intends to construct a mixed use development 
with approximately 23,500 square feet of office space dedicated to Doorways Headquarters, up to 94 housing 
units for those that Doorways Serves, as well as program space which would be available to the public and 
approximately 4,500 square feet of retail space. 
 
The Redevelopment Plan does not provide for the use of eminent domain. It does provide for 15 years of tax 
abatement by providing 10 years at 100% followed by 5 years based on 50% of the assessed value of the 
incremental improvements. The development has also been approved for LIHTC funding. 

 

2.0 Comments                                         
PDA staff has reviewed the proposed Blighting 
Study and Redevelopment Plan in City Blocks 968 
and 969 in the JeffVanderLou Neighborhood. 
 
Strategic Land Use Plan (SLUP) 
The City’s Strategic Land Use Plan designates the 
subject site as a Neighborhood Preservation Area 
(NCA).  The NCA Strategic Land Use Category is 
defined as: “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 the local demand for retail goods 
and services strengthens in the area.”  

Figure 2- Strategic Land Use Plan Map 



Figure 3- JeffVanderLou Focus Area Proposed Circulation Map 

Given that the NCA designation permits higher density mixed use residential and commercial uses which serve 
adjacent neighborhoods, and the rezoning from F and D/G to G would allow for these types of uses, and would 
facilitate a new development which serves residents both in the nearby ‘Mama/Kaya’ complex, as well as other 
residential developments in the City and region, staff finds the proposed rezoning and its proposed development 
in conformity with the Strategic Land Use Plan.  
 

Plan for the Neighborhoods of the 5th Ward 

The subject site is located in the JeffVanderLou 
neighborhood, and finds itself within the 
planning boundary of the ‘Plan for the 
Neighborhoods of the 5th Ward’ Adopted 
Neighborhood Plan. The Plan for the 
Neighborhoods of the 5th Ward’ (hereinafter 
The Plan) divides the planning area into 
neighborhood focus areas. Within this focus 
area, the site is designated in the Future Land 
Use Plan as Mixed Use, and the Future Zoning 
Map as “G” Local Commercial and Office 
District (pending Planning Commission action). 
Given that the development will provide a 
mixed use development, and that the property 
owners have initiated a rezoning request for 
“G” Local Commercial and Office District, 
staff finds the request in compliance with the 
Future Land Use Plan and the Future Zoning 
Map of the Neighborhood Plan. 
 

In addition to the aforementioned maps, The 
Plan discusses connectivity. As shown in figure 
3, the Plan shows that this area needs improved 
intersection/pedestrian crossings. Additionally, 
within the text of the focus area 
recommendations, the site is located within the 
JVL-8 area, which states that “Given the 
location’s proximity to schools, the police 
station and housing developments 
…accessibility by bus and location along a 
major commuter route, there is a potential for neighborhood commercial services such as a daycare center.”  
 

While this project is not for a daycare center, the proposed development will provide services to residents of the 
Neighborhood, City and region who are affected by HIV/AIDS, as well as all residents who may wish to take 
advantage of the small commercial uses or the community spaces which will be offered by Doorways. 
Additionally, the redevelopment plan (pending Planning Commission action) requires, in section B.6, a “A 
well-designed and accessible pedestrian connection shall be provided east/west on site, to allow for pedestrian 
access from Elliott St to Jefferson Ave, thus facilitating access to the schools across the street, to the extent 
possible.” Finally, Section B.8.c. states that “the sidewalk along the southern portion of the site providing an 
east/west connection for the neighborhood, shall provide a 6-foot sidewalk with consistent vegetation as with 
the rest of the site.”  
 

These Redevelopment Plan requirements, paired with the revised site plans and renderings showing a well-
landscaped east/west pedestrian route along the southern edge of the development provide adequate rationale 
that the development is in compliance with the Plan, and is in line with the community’s desires. Given this 
analysis, Staff finds the request in conformity with The Plan. 



2.1 Public Input 
The Housing and Urban Development and Zoning (HUDZ) Committee of the Board of Alderman will conduct 
a public hearing as part of the legislative process. 
 
2.2 Previous Commission Action 
The Planning Commission adopted the Plan for the Neighborhoods of the 5th Ward in March of 2002. The Plan 
has been amended twice since its initial adoption. The first amendment approved in 2004 facilitated the 
development of a multi-family senior housing facility in the St. Louis Place neighborhood, while the second 
amendment approved in 2015 facilitated the relocation of the NGA. A third amendment will be considered at 
the April 1st Planning Commission meeting and would impact the proposed land use plan and the proposed 
zoning designations for the subject site discussed in this resolution (PDA-018-20-RDM). Should the 
amendment be approved, Staff has found the Blighting Study and Redevelopment Plan to be in conformity with 
the Neighborhoods of the 5th Ward Plan. 
 
2.3 Requested Action 
City of St. Louis Ordinance #64687, Section 8, Sub-Paragraph 6 and 8 requires that Chapter 99 Blighting 
Studies and Redevelopment Plans be submitted to the Planning Commission for recommendation as to 
conformity with City’s Comprehensive Plan and any applicable Neighborhood Plan.  
______________________________________________________________________________ 
 
Requested Recommendation 
That the Planning Commission finds said Blighting Study and Redevelopment Plan for the 
Jefferson/Gamble/Elliott/Mills Area to be recommended declared as blighted and the proposed redevelopment 
plan to be in conformity with the City’s Strategic Land Use Neighborhood Commercial Area, which allows for 
higher density mixed use residential and commercial uses, and the Plan for the Neighborhoods of the 5th Ward, 
as amended, and therefore recommends approval to the 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 Chapter 99 Amended Blighting Study and Redevelopment Plan for the 

Jefferson/Gamble/Elliott/Mills 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 the Plan 
for the Neighborhoods of the 5th Ward, as amended. 

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

Board of Aldermen of the City of St. Louis of this recommendation. 
 
 
 
 
 
  



 

EXHIBIT A 



 
  

EXHIBIT B 
Site Plan 



  
EXHIBIT C 

Letter detailing Engagement 



 

 



 

EXHIBIT E 
Blighting Study & Redevelopment Plan 



  



 

  



  



  



  



  



  



  



  



  



  



  



  



  



  



  



  



  



  



  



 
 



 

 



EXHIBIT G 
City Blocks 969 & 968 

 (Subject Site) 
 

  

City Blocks 969 & 968 (Subject Site) 
Aerial view of subject site 

 

 
City Blocks 969 & 968 

(Subject & Surrounding Site) 
Map view of subject site. Numbers Correspond with 

images below 
 

 

 

 
1) Southern Side of 2600 Block of Gamble St 

(Subject Site – building proposed to be 
demolished) 

 

 
2)  2601 Stoddard St 

(Subject Site – building proposed to be demolished) 
 

 
 
 



EXHIBIT G 
City Blocks 969 & 968 

 (Subject & Surrounding Site) 
 

 

 
 

3)  2600-12 Stoddard St 
 (Subject Site – Fenced Parking lot) 

 
4)  1211 N Jefferson Ave 

Existing warehouse building north of the subject site 
 

  
 

5)  1200 N Jefferson Ave 
 (Gateway Middle School east of the subject site) 

 

 
6)  1106 N Jefferson Ave 

 (La Salle Middle School east of the subject site)  
 

 
 

 
 
 
 
 
  



 
 

EXHIBIT G 
City Blocks 969 & 968 

 (Surrounding Site) 
 

  
 

7)  2306 Carr St 
 (Carr Lane VPA Middle School southeast of the subject 

site) 

 
8)  1019 N Jefferson Ave 

 (Vacant lot/ open space south of the subject site)  
 

 
 

 
9)  2700 block of Mills St 

 (combination of existing vacant lots and single-family 
residential buildings southwest of the subject site) 

 
10)  2700 block of Stoddard St 

(combination of existing vacant lots and single-
family residential buildings west of the subject site)  

 
 

 


