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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) – 3541-67 Papin Street, 3534 Gratiot Street, 3544-48 Papin Street & 900-08 S. Grand 
Boulevard, (City Blocks 2212 & 2213)  

 
Date:  August 13, 2021 
 
Summary 
 

Submittal: Proposed amendment of 
the Zoning District Map by petition 
for Planning Commission review and 
recommendation. 
 

Site: The four (4) parcel area totaling 
approximately 3.62 acres in size is 
located at the east of S. Grand Blvd 
between Gratiot and Steelcote 
Square (City Blocks 2212 & 2213), 
in the Midtown Neighborhood.  
 

In addition to the petition, Staff is 
recommending the Commission 
consider the initiation of rezoning 
2 additional small/sliver parcels, 
owned by the City, which lie 
between the petition site and  
Grand Blvd approximately 0.07 
acres and are roughly 11-ft wide (shown in the dotted outline on the map to the right).   
 

Proposal: The rezoning petition site currently consists of 4 lots total, 3 vacant parcels zoned “J” Industrial and 1 
existing industrial site dual zoned “J” Industrial and “K” Unrestricted. The site is currently occupied by Ace Rental 
and Sales. They are expected to vacate in September 2021. The petitioner wishes to consolidate the properties into 
one site and rezone to “H” Area Commercial District –in order to develop a mixed-use retail residential development 
in the St. Louis Midtown 353 Redevelopment Area. The development consist of 196 residential units, and 65,000 
sf in ground floor retail, 249 structured parking spaces, and 141 retail parking spaces on grade.   
 

Additionally, two parcels 3570 Gratiot Street and 3569 Papin Street, are nestled between the subject site and 
S Grand Blvd. These two sliver parcels are City of St. Louis owned. These two parcels usefulness is to 
maintain access to the Grand Bridge in the event of repair or maintenance. These two parcels are currently 
zoned “J” Industrial along with the abutting parcels. Staff is recommending that the Planning Commission 
initiate a rezoning for these two parcels in addition to the proposed project area to be rezoned to “H” Area 
Commercial.   
 

Land Use: The rezoning site currently consists of vacant land and 1 existing industrial type use.  
The two initiated parcels would are currently vacant parcels used for access to the Grand Bridge.  
 

Petitioner: Doug Bruns, Stock & Associates Consulting Engineers, Inc., on behalf of St. Louis University and 
Steelcote Gratiot LLC; the property owners. 



 
Recommended Action 
That the Planning Commission finds the petition for the proposed Zoning District Map amendment for four (4 
parcels known as 3541-67 Papin Street, 3534 Gratiot Street, 3544-48 Papin Street & 900-08 S. Grand Boulevard in 
City Blocks 2212 & 2213 from “J” Industrial and dual zoned “J” Industrial/ “K” Unrestricted Districts to “H” Area 
Commercial District, to be in conformity with the City’s Strategic Land Use Plan and recommends approval to the 
City’s Board of Aldermen and further initiates the rezoning of 3570 Gratiot Street and 3569 Papin Street in City 
Block 2212 from “J” Industrial to “H” Area Commercial District and finds the rezoning 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 (including the parcels requested to be rezoned by initiation of the planning commission) consists 
of six parcels – at 3541-67 Papin Street, 3534 Gratiot Street, 3544-48 Papin Street & 900-08 S. Grand Boulevard – 
that total approximately 3.62 acres in size. The development is located on the east of S. Grand Ave, south of Gratiot 
St, north of Steelcote Square and includes Papin Street west of Theresa Avenue in the Midtown neighborhood and 
is within the St. Louis Midtown 353 Redevelopment Area.  
 
The attached Exhibit ‘A’ shows the zoning map of the subject site, including the parcels recommended to be rezoned  
by initiation of the planning commission, Exhibit ‘B’ is the petition, and Exhibit ‘C’ is the legal description for the 
petition which has been verified.  
 
The City’s Zoning Administrator cites in the attached letter (Exhibit ‘E’) that the petition is based on the Petitioner’s 
desire to bring the zoning of this parcel into conformance with its intended future uses. She explains that “Given 
that the proposed development would create additional new retail services in an area that is experiencing much 
growth, along with providing additional opportunities for new residential units on land that is 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.” 
 
The subject site consists of vacant industrial properties and vacant land (see attached Exhibit ‘D’ for site plan and 
renderings and Exhibit ‘F’ for photos of adjacent property).  
        
2.0 Comments 
PDA staff has reviewed the proposed “Petition for Zoning Amendment” for rezoning 3541-67 Papin Street, 3534 
Gratiot Street, 3544-48 Papin Street & 900-08 S. Grand Boulevard (City Blocks 2212 & 2213) in the Midtown 
neighborhood from “J” Industrial and dual zoned “J” Industrial/ “K” Unrestricted Districts to “H” Area Commercial 
District. 
 
Additionally, PDA staff is recommending that the Commission initiate the rezoning of 2 additional city-owned 
parcels from “J” Industrial District to “H” Area Commercial District.  
 
  



Strategic Land Use Plan (SLUP) 
The City’s Strategic Land Use Plan designates the 
Redevelopment Area as an Opportunity Area (OA). The OA 
Strategic Land Use Category is defined as: “Key underutilized 
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.” 
 
Given that the request would allow for the construction of a 
large mixed use development which is a significant 
opportunity for this neighborhood, which would serve 
adjacent neighborhoods and include retail use on the ground 
floor, Staff finds the proposed Rezoning Request is in 
conformity with the City’s Strategic Land Use Plan and 
recommends approval.  
 
 
 
 
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 4 as: 
 
Action Area 4 -- City Blocks 2206.22, 2208, 2209, 2211, 
2212, and 2213, containing approximately 25.0 acres 
(excluding rights-of-way). The proximity to the Grand 
MetroLink station, the rebuilt Grand Boulevard Bridge, and 
the proposed Chouteau 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. 
 
The plan calls for mixed-use in this area as noted below. Rezoning to “H” Area Commercial District is in line with 
the St. Louis Midtown 353 Redevelopment Plan. 
 



Brickline Greenway 
The Brickline Greenway Plan (shown to 
the right) identifies South Grand as a 
greenway route and a connection on 
Gratiot Street. The Brickline Greenway 
Plan identifies the subject area as a 
development, open space opportunity. 
While the current renderings and plans for 
the development do not show 
enhancements to the planned greenway, 
they have indicated that they are aware of 
the project and will look to work with 
Great Rivers Greenway to accommodate 
the improvements of the Brickline 
development as needed. 
 
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 
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. 

 
 

 
2.3 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 four (4) 
parcels at 3541-67 Papin Street, 3534 Gratiot Street, 3544-48 Papin Street & 900-08 S. Grand Boulevard in City 
Blocks 2212 & 2213 to be in conformity with the Strategic Land Use Plan Opportunity Area (OA) land use 
designation and therefore recommends approval of the petition to rezone from “J” Industrial District and dual zoned 
“J” Industrial/“K” Unrestricted District to “H” Area Commercial District and further initiates and recommends for 
approval the addition of two parcels, 3570 Gratiot Street and 3569 Papin Street in City Block 2212 to be rezoned 
from  “J” Industrial District 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 “J” Industrial District and dual zoned 
“J” Industrial/ “K” Unrestricted District to “H” Area Commercial District) for four (4) parcels known as 
3541-67 Papin Street, 3534 Gratiot Street, 3544-48 Papin Street, & 900-08 S. Grand Boulevard in City 
Blocks 2212 & 2213 is in conformity with the City’s Strategic Land Use Plan Opportunity Area (OA) 
land use designation.  
 

2. The initiation by the planning commission for the amendment of the zoning district map (from “J” 
Industrial District to “H” Area Commercial District) for the two (2) parcels known as 3570 Gratiot Street 
and 3569 Papin Street in City Block 2212 is in conformity with the City’s Strategic Land Use Plan 
Opportunity Area (OA) land use designation. 
 

3. The Petition for the Amendment of the Zoning District Map (to “H” Area Commercial District) for four 
(4) parcels known as 3541-67 Papin Street, 3534 Gratiot Street, 3544-48 Papin Street, & 900-08 S. Grand 
Boulevard in City Blocks 2212 & 2213 and the Initiation by the Planning Commission for the 
Amendment of the Zoning District Map (to “H” Area Commercial District) for two (2) parcels (known as 
3570 Gratiot Street and 3569 Papin Street in City Block 2212) are recommended for approval.   
 

4. 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 



 
 
 EXHIBIT B 

REZONING APPLICATION 



 
 
 
 



 
 

 
 



  



EXHIBIT C 
Legal Description of Rezoning by Petition Site 

 
--- Lot 1 --- 

A tract of land being Lots 1, and 2, of Gratiot-Grand Subdivision as recorded in Plat Book 11062006 
Page 30; Lots 12-21 in Block 12 in the Fourth Subdivision of the Ranken Estate, A 15 foot wide alley 
vacated by Ordinance # 46085; and that part of Papin Street Vacated by Ordinance #69441; all of the St. 
Louis City Records, located in City Blocks 2212 and 2213, St. Louis City, Missouri, and being more 
particularly described as follows: 
 
Beginning at the Southeast corner of a tract of land conveyed to the City of St. Louis by Deed Book 
08062010 Page 59, of said records being the southwest corner of above said Gratiot-Grand Subdivision, 
thence the following courses and distances along the west, north, east, and south line of said subdivision: 
North 15 degrees, 19 minutes 22 seconds East 290.00 feet; South 75 degrees 09 minutes 09 seconds 
East, 446.50 feet; South 14 degrees 49 minutes 27 seconds West, 135.00 feet; North 75 degrees 09 
minutes 09 seconds West 293.43 feet; South 15 degrees 19 minutes 22 seconds West 20.00 feet; South 
75 degrees 09 minutes 09 seconds, 126.71 feet; South 15 degrees 01 minutes 37 seconds West, 135.00 
feet; and North 75 degrees 09 minutes 09 seconds West, 10.65 feet to the northeast corner of above said 
Papin Street vacation; thence South 15 degrees 19 minutes 22 seconds West, along the east line of said 
Papin Street vacation, 60.00 feet, to the southeast corner of said Papin Street vacation, being on the 
south right of way line of Papin Street, 60 feet wide, and on the north line of above said Lot 21; thence 
South 75 degrees 09 minutes 09 seconds East, along the north line of said Lot 21, a distance of 10.96 
feet, to the northeast corner of said Lot 21; thence South 15 degrees 19 minutes 22 seconds West, along 
the east line of said Lot 21, 134.68 feet, to the north line of a 20 feet wide alley; thence North 75 degrees 
08 minutes 19 seconds West, along the north line of said alley, 292.96 feet to the east right of way line 
of Grand Avenue, variable width; thence North 15 degrees 19 minutes 22 seconds East, along said east 
right of way line, 194.61 feet, to the northwest corner of above said Papin Street vacation; thence South 
75 degrees 09 minutes 09 seconds East, along the north line of said Papin Street Vacation, 11.00 feet to 
the POINT OF BEGINNING. Containing 157,780 square feet or 3.622 acres, more or less.  According 
to calculations performed by Stock and Associates in July, 2021. 
 
 
   STOCK AND ASSOCIATES CONSULTING ENGINEERS, INC. 
   LC NO. 222-D                                    
 
 
     By:                                                                 
     Walter J. Pfleger, Missouri P.L.S. No. 2008-000728 
. 



EXHIBIT D 
Site Plan & Renderings

 

 



 
West view       South view 
 
 

 
North view       West view 



 
 



EXHIBIT E 
Zoning Report



 
 
 



EXHIBIT F 
3541-67 Papin Street, 3534 Gratiot Street, 3544-48 Papin Street & 900-08 S. Grand Boulevard (Subject Area & 

Surrounding Site) (City Blocks 2212 & 2213)  
  

City Blocks 2212 & 2213 (Subject Area) 
Aerial view of proposed Rezoning Site on S Grand Blvd, 

Gratiot St & Papin St 

City Blocks 2212 & 2213 
(Subject Area & Surrounding Site) 

Map view of proposed Redevelopment Area. 
Numbers Correspond with images below 

 
 

1) Subject Site (Southwest corner of S Grand Blvd and Steelcote Square.  Vacant lot currently zoned 
“J” Industrial)  
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2) 825 S Grand Blvd (Development area in St. Louis Midtown 353 Redevelopment Plan located west of the 
subject site) 

 
3) North View (View of Northwest of site on the Grand Bridge currently zoned “J” Industrial ) 

 
4) Subject Site  (3534 Gratiot St northwest view of site dual zoned “J” Industrial and “K” Unrestricted and 

business Corrigan Co. to the north of the site currently zoned “K” Unrestricted ) 
 



 
5) 3514 Gratiot St (Businesses Brake Landscaping & Lawncare and Corrigan Co. on Gratiot St 
located east of the subject site currently zoned “K” Unrestrictive) 

 
6) 3515 Papin St (Businesses Distribution International and Wrench Press Auto Repair located east of 
the subject site currently zoned “J” Industrial) 

 


