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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) – 3600 & 3620 Texas Avenue (City Block 1648)  
 
Date:  August 28, 2020 
 
Summary 
 
Submittal: Proposed 
amendment of the Zoning 
District Map by petition 
for Planning Commission 
review and 
recommendation. 
 
Site: This two parcel area 
totaling approximately 
0.64 acres in size is located 
at the southeast corner of Miami Street and Texas 
Avenue (City Block 1648), in the Gravois Park 
Neighborhood.  
 
Proposal: The petitioner previously renovated an 
existing building, formerly an old publishing 
house, into 15 apartment units. The renovation of 
the building, located at 3600 Texas Avenue, was 
granted a variance from the Board of Adjustment 
as part of its approval process. Now that the 
developer aims to develop a new structure with 12 units at 3620 Texas Avenue, they are in need of a rezoning.  
 
Given that the request is adjacent to the site with the variance, and that the density is similar, the applicant is 
requesting the rezoning for both sites, which would essentially allow for the development of the new building, as 
well as bring the existing apartment building into compliance with the zoning code. In order to permit the density 
required by the multi-family developments, the applicant is pursuing a rezoning to “D” Multiple Family Dwelling 
Districts. While the proposed zoning district does not match the adjacent zoning districts, the use and proposed 
zoning is in compliance with the Adopted Gravois Jefferson Historic Neighborhoods Plan, and the Strategic Land 
Use Plan which designates the site as Institutional Preservation and Development Area (IPDA), and is adjacent to 
Specialty Mixed Use Area (SMUA). 
 
Land Use: The rezoning site currently consists of an existing building with 15 unit apartments, is associated 
surface parking lot, and a vacant lot. 
 
Petitioner: Blackline Investments LLC 
 
Recommended Action 
That the Planning Commission finds the petition for the proposed Zoning District Map amendment for two (2) 
parcels known as 3600 & 3620 Texas Ave in city block 1648, to be in conformity with the City’s Strategic Land 
Use Plan and recommends approval to the City’s Board of Aldermen. 



SLUP Amendment 20 Area Subject Site 

 
1.0 Background 
The rezoning site consists of two (2) parcels – 3600 & 3620 Texas Avenue – that total approximately 0.64 acres 
in size. The parcels are located on the southeast corner of Miami Street and Texas Avenue in the Gravois Park 
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 renderings site plans of 
the proposed development; these are attached as Exhibit ‘D’. 
 
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 use. She explains 
that “Given that the proposed development will provide additional new residential opportunities in the immediate 
area; that the rezoning would clean up the underlying zoning at 3600 Texas in an existing structure that was once 
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.” 
 
An email confirming support of the rezoning from the Alderwoman 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 3600 & 3620 Texas Ave (City 
Block 1648) in the Gravois Park Neighborhood. 
 
Strategic Land Use Plan (SLUP) 
The City’s Strategic Land Use Plan designates the 
rezoning site as Institutional Preservation and 
Development Area (IPDA) and is adjacent to the 
Specialty Mixed Use Area (SMUA).  The Institutional 
Preservation and Development Areas have been 
designated as such due to their ownership by a non-profit 
organization, such as a religious entity, school, or 
hospital, among others. Given that the property has been 
sold to a private individual, the adjacent designation 
would generally apply. In this case, the adjacent 
designation is now SMUA. 
 
The SMUA Strategic Land Use Areas are what makes the 
City’s landscape unique; “where business, residents, arts, 
and other entertainment coexist and thrive together.” 
These areas are defined as: “Areas like Downtown St. 
Louis where it is intended that a unique mix of uses be 
preserved and developed.” 
 
Given that the request is to permit the development of 
new and appropriately dense development which would help support the addition of mixed use development in 
the adjacent development to the east, staff finds the petition in compliance with the Strategic Land Use Plan and 
recommend approval of the petition to zone the parcels to ‘D’ Area Commercial District. 
 
  

Figure 2- Strategic Land Use Plan Map 
 



Gravois Jefferson Historic Neighborhoods Plan 
The project proposed meets a number of goals and recommendations in the Neighborhood Plan, including the 
following: 
 

Housing Recommendation 2.1 – Utilizing the City’s Market Value Analysis, target new developments 
near areas of stronger market value. 
 
Housing Recommendation 9.5 – Encourage  the construction of new infill housing that respects the 
massing and siting of the area’s historic built environment to help preserve the historic character of the 
planning area. 
 
Transit, Streets & Walkability 5.2 – Concentrate new development near high volume transit corridors. 

 
Additionally, the request before the commission to consider the rezoning from “B” Two-Family Dwelling District 
to “D” Multiple Family Dwelling District complies with the neighborhood plan Proposed Strategic Land Use 
Plan. While it does not match the exact Proposed Zoning Map, the purpose of the proposed zoning map is to 
implement the Strategic Land Use Plan, rather than be restrictive. In other words, because the proposed zoning 
map aims to suggest a zoning designation which will support a certain character which is either the same or 
different from what currently exists on a site, there may be multiple zoning designations which will yield the 
desired character and outcome. 
 
The subject site is designated, by the proposed strategic land use plan, as institutional preservation and 
development area. Given that site is adjacent to the Specialty Mixed Use Area designation in the proposed 
strategic land use plan, and the proposed development fits within the same size and bulk as the existing and 
surrounding institutional buildings and uses, while aiming to add density where housing is currently limited, staff 
would find the request for a rezoning to "D" Multiple Family Dwelling District, to be in compliance with the 
Adopted Neighborhood Plan and staff recommends approval. 

 
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 approved the Gravois Jefferson Historic Neighborhoods Plan in 
May of 2018. 
 
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 (2) 
parcels 3600 & 3620 Texas Ave in City Block 1648 to be in conformity with the Strategic Land Use Plan 
Specialty Mixed Use Area (SMUA) land use designation and therefore recommends approval of the petition to re-
zone from “B” Two-Family Dwelling 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 “J” Industrial District to “H” Area 

Commercial District) for the two (2) parcels known as 3600 & 3620 Texas Ave in City Block 1648 is in 
conformity with the City’s Strategic Land Use Plan Specialty Mixed Use Area (SMUA) land use 
designation.  

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

for the two (2) parcels (known as 3600 & 3620 Texas Ave in City Block 1648) 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 
Subdivision Plat & Site Plan 



 
  



 

 

EXHIBIT E 
Zoning Report 



 
 
 

 



  

EXHIBIT F 
Letter from the Alderperson 



EXHIBIT G 
3600 & 3620 Texas Ave (Rezoning Site) 

(City Block 1648) 
 

 
 

3600 & 3620 Texas Ave 
 (Rezoning Site) 

Aerial view of rezoning site 
 

 
3600 & 3620 Texas Ave 

(Rezoning & Surrounding Site) 
Map view of rezoning site. Numbers Correspond 

with images below 
 

  
 
1) 3600 Texas Ave (Subject Site –Former 

Publishing House, currently 15 unit multi-family 
building) 
 

 
2) 3620 Texas Ave (Subject Site – vacant lot) 

 

 
 



 

EXHIBIT G 
3600 & 3620 Texas Ave (Surrounding Site) 

(City Block 1648) 
 

  
 

3)  3636 Texas Ave 
 (Existing Intersect Art Center south of the subject site) 

 
4)  3621 S Jefferson Ave 

(Existing single-family residential building east of 
the subject site) 

 

 
 

 
5)  3540-58 Texas Ave 

 (Existing St. Alexius Hospital north of the subject site) 
 

 
6)  2626 Miami Street 

 (Existing single family residential building west of 
the subject site) 

 
 


