
    
File No. PDA-092-15-REZ 

 

To: City of St. Louis Planning Commission 

 

From: Don Roe, Director 

 

Subject:  Submittal of Resolution for Recommendation of Zoning District Map Amendment By    

Petition (Rezoning) – City Block 972 (1301-13 N. Jefferson, 2615, 2617 & 2619 James 

‘Cool Papa’ Bell Avenue) “Morning Star Missionary Baptist Church” 

 

Date: August 28, 2015 

 

Summary 
 

Submittal: Proposed amendment of Zoning 

District Map by petition for Planning Commission 

review and recommendation.  

 

Site: The 0.50 acre Rezoning Area consists of four 

(4) adjacent vacant parcels on the north-west corner 

of N. Jefferson and James ‘Cool Papa’ Bell Aves. 

in the JeffVanderLou Neighborhood.  The Area is 

located north across James ‘Cool Papa’ Bell Ave. 

from the Morning Star Missionary Baptist Church. 

 

Proposal: The amendment proposes changing the 

zoning from ‘C’ Multiple-Family Dwelling District 

and dual zoned ‘C’ District and ‘G’ Local 

Commercial & Office District to ‘G’ District only.  

 

Land Use:  The proposed rezoning to “G” District 

allows the Church’s proposed off-street parking lot. 

    

Petitioner: Mr. Phillip Wurm of Topos Surveying Corp, represents the property owner, Morning Star 

Missionary Baptist Church, wishes to rezone the parcels to ‘G’ Local Commercial & Office District to bring 

the zoning into conformance with its future use, avoid a dual zoned parcel (which would not allow the 

proposed project), and satisfy MSD requirements. 

 

Support Letters:  Alderman Freeman Bosley (3rd Ward) submitted a letter of support for the rezoning. 

 

Recommended Action 

 

That the Planning Commission finds the petition for proposed Zoning District Map amendment for four (4) 

parcels at 1301-13 N. Jefferson Ave. and 2615, 2617 & 2619 James ‘Cool Papa’ Bell in City Block 972 to be 

in conformity with the City’s Strategic Land Use Plan’s Neighborhood Commercial Area (NCA) with the 

church serving multiple neighborhoods, and recommends to approve to the City’s Board of Aldermen. 



 

1.0 Background 

 

The 0.50 acre Rezoning Area consists of four (4) vacant parcels at 1301-13 N. Jefferson Ave. and 2615, 2617 

& 2619 James ‘Cool Papa’ Bell Ave. in the JeffVanderLou Neighborhood. The parcel at 1301-13 N. 

Jefferson, which is dual zoned “C” Multiple-Family Dwelling District and “G” Local Commercial and Office 

District, is located on the north-west corner of N. Jefferson and James ‘Cool Papa’ Bell.  The three parcels to 

the west at 2615, 2617 & 2619 James ‘Cool Papa’ Bell Ave. are zoned “C” Multiple-Family Dwelling 

District. (See Exhibit ‘A’)     

 

Morning Star Missionary Baptist Church, located at 2614 James ‘Cool Papa’ Bell, is planning construction 

of a remote surface parking lot on the Rezoning Area across the street from the church.  The Petitioner is 

being required by MSD, to consolidate the four parcels into one parcel.  The rezoning to the “G” District 

prevents continuation of a dual zoned parcel (“C’ & “G”) after parcel consolidation.  The proposed rezoning 

is to “G” Local Commercial and Office District only.  The Rezoning Petition is attached as Exhibit ‘B’.  

 

Surrounding land uses include the church at 2614 James ‘Cool Papa’ Bell, vacant lots east of the church,  and 

vacant row houses owned by the church west of the church at 2618-34 James ‘Cool Papa’ Bell (south of 

Rezoning Area), an occupied two-family building at 2623-25 James ‘Cool Papa’ Bell (west of Rezoning 

Area), several vacant lots and an occupied two-family building at 2610-12 Thomas (north of Rezoning Area) 

and the forested vacant Pruitt-Igoe site (east of Rezoning Area). 

 

“G” Local Commercial and Office District zoning is located in a narrow band on the west-side and east side 

of N. Jefferson in the vicinity of the Rezoning Area.  “C” Multiple-Family Dwelling District zoning is found 

in most of the surrounding neighborhood west of the Jefferson frontage.  (see Exhibit ‘A’). 

 

Zoning Administrator, Mary Hart Burton, recommends in the attached Exhibit ‘C’ “that the subject parcels in 

City Block 972 (1301-13 N. Jefferson Ave. and 2615, 2617 & 2619 James ‘Cool Papa’ Bell Ave.) be rezoned 

to the “G” Local Commercial and Office District only.”  “The request is based on the Petitioner’s desire to 

bring the zoning of these parcels of land into conformance with their intended future use.  The Petitioner 

proposes to consolidate these four parcels in order to provide off-street parking for the existing church 

located across the street from the site at 2618-34 James ‘Cool Papa’ Bell.  “Consolidation of all parcels 

would result in dual zoning of both “C” Multiple-Family Dwelling District and G” Local Commercial and 

Office District, with the more restrictive regulations of the “C” District applying.  The “C” Multiple-Family 

Dwelling District does not allow for Institutional uses to provide their off-street parking on a site other than 

the use itself.  The “G” Local Commercial and Office District does allow for off-street parking to be 

provided within a 1,000’ radius of the primary use.  A rezoning of “G” District would allow for the proposal 

to be in compliance with the provisions of the Zoning Code.” “Given that the proposed consolidation would 

allow for the Petitioner to provide off-street parking; 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.” 

 

Alderman Freeman Bosley (3rd Ward) letter of support for the rezoning is attached as Exhibit ‘D’. 

 

Photographs of the Rezoning Area and vicinity are included in Exhibit ‘E’. 

 

 

 

 

 

 



2.0 Comments 

 

PDA Staff has reviewed the proposed “Petition for 

Zoning Amendment” for rezoning 1301-13 N. Jefferson 

and 2615, 2617 & 2617 James ‘Cool Papa’ Bell in City 

Block 972 of the JeffVanderLou Neighborhood.  
 

The City’s Strategic Land Use Plan (SLUP) designates 

the Area as a Neighborhood Commercial Area (NCA) 
 

“Areas where development of new and rehabilitation of 

existing commercial uses that primarily serve the 

adjacent neighborhoods should be encouraged.  These 

areas include 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 the 

adjacent neighborhoods is intended.”  
 

Staff finds the petition for the proposed Zoning District 

Map amendment for four parcels in City Block 972 is in 

conformity with the SLUP’s Neighborhood Commercial 

Area with the church serving multiple neighborhoods. 

Staff recommends approving the petition to change the 

zoning to “G” Local Commercial and Office District 

as being in conformity with the SLUP.  

 

2.1 Public Input 
 

The Housing, Urban Development and Zoning (HUDZ) Committee of the Board of Aldermen will conduct a 

public hearing as part of the Board of Aldermen legislative process.  

 

 2.2 Previous Commission Action 
 

None 

 

 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 zoning amendment for four parcels at 1301-13 N. 

Jefferson Ave. and 2615, 2617 & 2619 James ‘Cool Papa’ Bell Ave. in City Block 972 is in conformity with 

the Strategic Land Use Plan’s Neighborhood Commercial Area with the church serving multiple 

neighborhoods, and therefore recommends to approve the petition to change zoning 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 Petition for the Amendment of the Zoning District Map (to ‘G’ Local Commercial & 

Office District) for four parcels (known as 1301-13 N. Jefferson Ave. and 2615, 2617 & 
2619 James ‘Cool Papa’ Bell Ave. in City Block 972) is in conformity with the City’s 
Strategic Land Use Plan’s Neighborhood Commercial Area.  

 
2. The Petition for the Amendment of the Zoning District Map (to ‘G’ Local Commercial & 

Office District) for four parcels (known as 1301-13 N. Jefferson Ave. and 2615, 2617 & 
2619 James ‘Cool Papa’ Bell Ave. in City Block 972) 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



 
 



 
 



Exhibit C 

 



 



Exhibit D 

 



Exhibit E 
 

Photos of Rezoning on CB 972  

Proposed Site of Parking Lot – Rezoning Area 

 

  
 

1) 1301 N. Jefferson / 2615-19 James Bell (REZ Area)     

(aerial view north – Area is across from church) 

C.B. 971 & 972 

 

2) 1301 N. Jefferson / 2615 James Bell (REZ Area)     

(aerial view south – Area is across from church) 

C.B. 971 & 972 
 

  
 

3) 1301 N. Jefferson / 2615-19 James Bell (REZ Area)     

(view of Area looking west from Jefferson Ave.) 

C.B. 972 

 

4) Morning Star Missionary Baptist Church      

(located south across the street from REZ Area) 

C.B. 971 
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Exhibit E 
 

Photos of Rezoning on CB 972  

Buildings and Vacant Land in Immediate Vicinity 

 

  
 

5)  1245 North Jefferson Ave. (south of REZ Area)     

(Church lot left, Northside Regeneration lot right) 

C.B. 971 

 

6) 2614 James ‘Cool Papa’ Bell (south of REZ) 

(Morning Star Missionary Baptist Church)     

C.B. 971 
 

  
 

7)  2618-34 James ‘Cool Papa’ Bell (SW of REZ)     

(row houses owned by the church) 

C.B. 971 

 

8) 2621-31 James ‘Cool Papa’ Bell (west of REZ)     

(Northside Regeneration left, Bailey residence right) 

C.B. 972 
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Exhibit E 
 

Photos of Rezoning on CB 972  

Buildings and Vacant Land in General Vicinity 

 

  
 

9)  View south on N. Jefferson  Ave.    

(Gateway Elementary School on left)  

C.B. 6484 

 

10)  1421 N. Jefferson Ave.     

(Fire Department Headquarters) 

C. B. 973 

 

 

 

11)  Aerial View of Pruitt Igoe Site 

(site at top is located east of Rezoning Area) 

C.B. 6484 & 6485 
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