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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) -- City Block 4969 (4172 & 4178 Folsom Ave.)  
 
Date:  March 27, 2020 
 
Summary 
 
Submittal: Proposed amendment 
of the Zoning District Map by 
petition for Planning 
Commission review and 
recommendation. 
 
Site: 0.19-acre site, consisting of two parcels -- 4172 and 
4178 Folsom Ave. -- located at the southeast corner of 
Folsom Ave. and Klemm St. in the Botanical Heights 
neighborhood.  
 
Proposal: Rezoning the 4172 Folsom Ave. parcel from the 
“D” Multiple-Family Dwelling District and “F” 
Neighborhood Commercial District and the 4178 Folsom 
Ave. parcel from the “F” Neighborhood Commercial 
District to the “D” Multiple-Family Dwelling District. 
 
Land Use: The rezoning site currently consists of two vacant lots. The petitioner would like to consolidate the 
two parcels with an adjacent parcel -- 4170 Folsom Ave., which is currently zoned “D” Multiple-Family Dwelling 
District -- and then re-subdivide the consolidated site into four parcels in order to construct four single-family 
buildings. The consolidation of parcels with different zoning district is not permitted. The proposed rezoning of 
the two subject parcels to the “D” Multiple-Family Dwelling District would allow the proposed parcel 
consolidation and construction of the four single-family buildings to be in compliance with the provisions of the 
Zoning Code. 
 
Petitioner: Urban Improvement Conglomerate, LLC (UIC), which is representing Botanical Heights Homes, 
LLC. The latter company is the owner of the two subject parcels, as well as the adjacent parcel. 
 
Support Letter: Submitted by Alderman Joseph D. Roddy (17th Ward). 
 
Recommended Action 
That the Planning Commission finds the petition for the proposed Zoning District Map amendment for two 
parcels located in City Block 4969 -- 4172 and 4178 Folsom Ave. -- to be in conformity with the City’s Strategic 
Land Use Plan and the McRee Town – South Neighborhood Plan, an adopted Neighborhood Plan, and 
recommends approval to the City’s Board of Aldermen. 
 
 

Figure 1- Aerial Location Map 
 
 



1.0 Background 
The rezoning site consists of two parcels -- 4172 and 4178 Folsom Ave. -- that total approximately 0.19 acres 
in size. The rezoning site is located at the southeast corner of Folsom Ave. and Klemm St. in the Botanical 
Heights neighborhood. The two parcels are located in the Liggett and Myers National Historic District and the 
North I-44 Local Historic District. 

 
The petitioner, Urban Improvement Conglomerate, LLC (UIC), has been developing many residential 
buildings in the Botanical Heights neighborhood over the last several years, which has led to the 
transformation of the once-blighted neighborhood formerly known as McRee Town. The aforementioned 
petitioner is representing the property owner, Botanical Heights Homes, LLC, who also owns the adjacent 
parcel to the east. 

 
The 4172 Folsom Ave. parcel is currently dual-zoned -- it’s zoned “D” Multiple-Family Dwelling District and 
“F” Neighborhood Commercial District -- while the 4178 Folsom Ave. parcel is zoned “F” Neighborhood 
Commercial District. The rezoning site currently consists of two vacant lots.  
 
The petitioner would like to consolidate the two parcels with an adjacent parcel, 4170 Folsom Ave. This 
adjacent parcel is a vacant lot and is currently zoned “D” Multiple-Family Dwelling District. The petitioner 
would then re-subdivide the consolidated site into four parcels in order to construct four single-family 
buildings. The consolidation of parcels with different zoning district is not permitted. The proposed rezoning 
of the two subject parcels to the “D” Multiple-Family Dwelling District would allow the proposed parcel 
consolidation and construction of four single-family buildings to be in compliance with the provisions of the 
Zoning Code. Photos of the rezoning site, as well as the adjacent parcel, are included in Exhibit “D”. 

 
As Exhibit “A” shows, the majority of parcels located south of Folsom Ave. are zoned “D” Multiple-Family 
Dwelling District, while the area north of Folsom Ave. is zoned “K” Unrestricted District. The rezoning 
petition proposes changing the zoning for the two subject parcels from the “D”/“F” and “F” zoning districts to 
the “D” Multiple-Family Dwelling District. 
 
In its rezoning petition (see Exhibit “B”), the petitioner states as its Grounds for Petition: “Re-zoning to “D” 
would be consistent with a majority of the neighborhood. Most lots are zoned “D” ”. 

 
Mary Hart Burton, the City’s Zoning Administrator, cites in the attached report (see Exhibit “C”) that: “Given 
that the subject parcels in City Block 4969 are vacant and underutilized; that the proposed use would bring 
new housing opportunities to the immediate area; that surrounding properties are used and zoned residential; 
that by rezoning subject property would bring it into conformity for its intended future use; 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.” Ms. Burton further states that: “It is the recommendation of the Zoning Administrator that the subject 
parcels in City Block 4969 be rezoned to the “D” Multiple-Family Dwelling District.” 

 
Existing land uses adjacent to the rezoning site include a variety of land uses. South of Folsom Ave., most 
uses are residential buildings -- a significant number are newly constructed single-family buildings developed 
by UIC -- with occasional corner commercial uses. North of Folsom Ave., most uses are industrial and 
commercial buildings, as well as vacant lots. Photos of adjacent properties are included in Exhibit “D”. 

 
  



2.0 Comments 
PDA staff has reviewed the proposed amendment of the Zoning District Map for two parcels located at 4172 and 
4178 Folsom Ave. and recommends approval of the 
rezoning from the “D”/“F” and “F” zoning districts to the 
“D” Multiple-Family Dwelling District. This 
recommendation is based on the reasons cited in the 
Zoning Administrator’s report and the proposed rezoning’s 
conformity with the City’s Strategic Land Use Plan and the 
McRee Town – South Neighborhood Plan, an adopted 
Neighborhood Plan. 
 
Strategic Land Use Plan 
The City’s Strategic Land Use Plan designates the 
rezoning site, as well as the adjacent parcel, 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 new 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 proposed rezoning would allow the petitioner to consolidate the two subject parcels and the adjacent parcel, 
and then re-subdivide the consolidated site into four parcels in order to construct four single-family buildings. The 
proposed infill residential development -- to be constructed on three existing vacant lots -- would help to continue 
the remarkable turnaround of the Botanical Heights neighborhood. Thus, the proposed rezoning is in conformity 
with the City’s Strategic Land Use Plan. 
 
McRee Town – South Neighborhood Plan 
The rezoning site is located within the boundaries of the McRee Town – South Neighborhood Plan, which was 
adopted as a Neighborhood Plan by the Planning Commission on November 7, 2001. The Neighborhood Plan’s 
planning area was bounded by Folsom Ave. on the north, S. 39th St. on the east, Lafayette Ave. on the south, and 
S. Vandeventer Ave. on the west. The Neighborhood Plan’s Land Use Plan recommended Residential uses for the 
rezoning site, as well as the adjacent parcel. Thus, the proposed rezoning is in conformity with the McRee Town – 
South Neighborhood 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. 
 

  

Figure 2- Strategic Land Use Plan Map 
 



2.2 Previous Commission Action 
 

At its November 7, 2001 meeting, the Planning Commission adopted the McRee Town – South 
Neighborhood Plan as a Neighborhood Plan. 
 
At its November 7, 2007 meeting, the Planning Commission recommended approval of the Chapter 99 
Blighting Study and Redevelopment Plan for the McRee Town West Redevelopment Area (generally 
bounded by Folsom Ave. on the north, Thurman Ave. on the east, Lafayette Ave. on the south, and S. 
Vandeventer Ave. on the west). The Redevelopment Plan was approved by Ordinance 67871, which had an 
effective date of March 11, 2008.  

 
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 two 
parcels located in City Block 4969 -- 4172 and 4178 Folsom Ave. -- to be in conformity with the City’s Strategic 
Land Use Plan and the McRee Town – South Neighborhood Plan, an adopted Neighborhood Plan, and 
recommends approval to the City’s Board of Aldermen. 
__________________________________________________________ 
 
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 the “D” Multiple-Family Dwelling 

District) for two parcels (known as 4172 and 4178 Folsom Ave.) located in City Block 4969 is hereby 
found to be in conformity with the City’s Strategic Land Use Plan and the McRee Town – South 
Neighborhood Plan, an adopted Neighborhood Plan. 

 
2. The Petition for the amendment of the Zoning District Map (to the “D” Multiple-Family Dwelling 

District) for two parcels (known as 4172 and 4178 Folsom Ave.) located in City Block 4969 is hereby 
recommended for approval.   

 
3. The Executive Director of the Planning and Urban Design Agency is hereby directed to notify the City’s 

Board of Aldermen of this recommendation. 
 
 

  



















  



 
 

EXHIBIT D 
Photos of 

Rezoning Site in City Block 4969 

 
 

 

 
1) Rezoning site 

Vacant lot, 
4178 Folsom Ave. 

(Looking southward) 

 
 

  
2) Rezoning site 
2 vacant lots, 

4172 & 4178 Folsom Ave. 
(Looking southward) 

3) Development site 
Vacant lot 

4170 Folsom Ave. 
(Looking southward) 

 
 
 
 

  
  

  
  

 



 
 

EXHIBIT D 
Photos of 

Rezoning Site in City Block 4969 
 
 

  
4) Adjacent properties 

8-family building 
4164 Folsom Ave. 

(Looking southward) 

5) Adjacent properties 
Vacant lot (in foreground) 

4157 Folsom Ave. 
(Looking northward) 

  
 

6) Adjacent properties 
Industrial building 
4209 Folsom Ave. 

(Looking northwestward) 

 
7) Adjacent properties 

Mixed-use building & parking lot, 
4200 & 4202 Folsom Ave. 

Looking southward) 
 
 

 
 

 
 



EXHIBIT D 
Photos of 

Rezoning Site in City Block 4969 
 
 

 
 

8) Adjacent properties 
3 single-family buildings, 

4171, 4173 & 4175 Blaine Ave. 
(Looking northward) 

 
 
 


