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 File No. PDA-032-20-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) – 2600-2612 & 2601-2629 Stoddard St; 1121 N Jefferson Ave; 2606, 2608, 2610, 2612, 
2614, 2616, 2618, 2620, 2624, 2626, 2626, 2628 & 2630 Gamble Street, (City Blocks 968 & 969)  

 
Date:  March 27, 2020             (Follows Action Item #4 amending Neighborhood Plan) 
 
Summary 
 
Submittal: Proposed 
amendment of the Zoning 
District Map by petition for 
Planning Commission review 
and recommendation. 
 
Site: This fifteen parcel area 
totaling approximately 2.86 acres in size is 
located roughly bounded by Gamble St on the north, 
Jefferson Ave on the east, the alley of city block 968 
on the south, and Elliott St on the west (city blocks 
969 & 968), in the JeffVanderLou Neighborhood. 
 
Proposal: To accommodate a comprehensive mixed- 
use pedestrian-oriented project that will provide a new 
headquarters for the Doorways organization, whose 
primary purpose is to provide housing and services to 
those with HIV/AIDS. In order to do so, the petitioner wishes to vacate all streets and alleys within the project 
area and rezone the parcels from a mix of “F” Neighborhood Commercial District, and dual zoned “G” Local 
Commercial and Office District/“C” Multi-Family Dwelling District to “G” and Local Commercial and Office 
District.  
 
Land Use: The rezoning site currently consists of some vacant parcels and some existing vacant structures. All 
structures are proposed for demolition with this project. The project proposes redevelopment of the entire site to 
allow for a total of approximately 23,500 square feet of office space for the purposes of Doorways Headquarters, 
and 94 emergency housing units for those that Doorways serves. Additionally, the site will provide a small 
amount of retail space (approximately 4,500 square feet). 
 
Petitioner: Interfaith Residence (d/b/a DOORWAYS) 
 
Recommended Action 
That the Planning Commission finds the petition for the proposed Zoning District Map amendment for fifteen 
(15) parcels in city blocks 968 and 969, to be in conformity with the City’s Strategic Land Use Plan and the 
amended Plan for the Neighborhoods of the 5th Ward (pending planning commission action) and recommends 
approval to the City’s Board of Aldermen. 
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1.0 Background 
The rezoning site consists of fifteen parcels in City Blocks 968 and 969 that total approximately 2.86 acres in size. 
The parcels are located south of Gamble St, west of Jefferson Ave, north of the east/west alley in City Block 968, 
and east of Elliott St in the JeffVanderLou 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. Additionally, the petitioner has submitted a rendering, a site plan, 
and a letter detailing the neighborhood outreach the organization has completed as part of their processes; these 
are attached as Exhibit ‘D’. 
 
The petition request at this time is to allow for a mixed use development headquarters for Doorways; a non-profit 
organization whose goal it is to provide emergency housing and resources to those individuals with HIV/AIDS. 
The organization currently has a residential complex called ‘Mama/Kaya’ (designed specifically to meet the needs 
of single parents) east of the subject site, as well as other sites throughout the City. This new development would 
provide more services in close proximity to the existing ‘Mama/Kaya’ complex, as well as provide greater 
capacity for Doorways to serve more individuals in the city, region and state. Overall, the development will 
become home to approximately 20,000 square feet of administrative office, up to 94 housing units, and roughly 
4,500 square feet of retail. Additionally, Doorways aims to provide meeting spaces accessible to the public, a 
small pocket plaza, and sidewalk accessibility on all sides of the site. 
 
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 rezoning would provide for additional housing and support services for a vulnerable 
population; allow for improvements to existing vacant land and abandoned structures; 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 change in zoning classification 
would be appropriate and would enhance the general welfare of the City.” 
 
A letter of support from the Alderman is attached as Exhibit ‘F,’ and photos of the rezoning site and adjacent 
areas are included in Exhibit ‘G’. 
        
2.0 Comments 
PDA staff has reviewed the proposed “Petition for Zoning 
Amendment” for rezoning in City Blocks 968 and 969 in 
the JeffVanderLou Neighborhood. 
 
Strategic Land Use Plan (SLUP) 
The City’s Strategic Land Use Plan designates the rezoning 
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 the rezoning request is to 
rezone the property to “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.”  
 
Given 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 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 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 
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 fifteen 
(15) parcels at 2600-2612 & 2601-2629 Stoddard  St; 1121 N Jefferson  Ave; 2606, 2608, 2610, 2612, 2614, 
2616, 2618, 2620, 2624, 2626, 2626, 2628 & 2630 Gamble Street in city blocks 968 & 969 to be in conformity 
with the Strategic Land Use Plan Neighborhood Commercial Area (NCA) land use designation and the Plan for 
the Neighborhoods of the 5th Ward and therefore recommends approval of the petition to re-zone from a mix of 
“F” Neighborhood Commercial District, and dual zoned “G” Local Commercial and Office District/“C” Multi-
Family Dwelling District to “G” Local Commercial and Office 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 (to “G” Area Commercial and Office 

District) for fifteen (15) parcels (2600-2612 & 2601-2629 Stoddard St; 1121 N Jefferson Ave; 2606, 
2608, 2610, 2612, 2614, 2616, 2618, 2620, 2624, 2626, 2626, 2628 & 2630 Gamble Street in city blocks 
968 & 969) is in conformity with the City’s Strategic Land Use Plan Neighborhood Commercial Area 
(NCA) 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 “G” Local Commercial and Office 

District) for the fifteen (15) parcels (2600-2612 & 2601-2629 Stoddard St; 1121 N Jefferson  Ave; 2606, 
2608, 2610, 2612, 2614, 2616, 2618, 2620, 2624, 2626, 2626, 2628 & 2630 Gamble Street in city blocks 
968 & 969) 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. 
 
 

  



  



 
 
 
 
 
 
 
 

 
 

  

EXHIBIT B 
REZONING APPLICATION 



  



  



  



 
 

EXHIBIT C 
LEGAL DESCRIPTION 



  



  



 EXHIBIT D 
Rendering & Site Plan 



  



  



  



 
 
 

EXHIBIT E 
Zoning Report 



 
 
 

 



 
 

 
 EXHIBIT F 

Letter from the Alderwoman 



 
 

EXHIBIT G 
City Blocks 969 & 968 

 (Rezoning Site) 
 

  

City Blocks 969 & 968 (Rezoning Site) 
Aerial view of rezoning site 

 

 
City Blocks 969 & 968 

(Rezoning & Surrounding Site) 
Map view of rezoning 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 

 (Rezoning & 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)  

 
 


