
 
File No. PDA-027-17-REZ 

 

 

To:  City of St. Louis Planning Commission 

 

From:  Don Roe, Director 

 

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

(Rezoning by Petition) -- City Block 1228.18 (4115 N. Broadway & 815-17 Angelica St.) 

 

Date:  July 28, 2017 

 

 

Summary 

 

Submittal: Proposed amendment of the Zoning 

District Map by petition for Planning Commission 

review and recommendation. 

 

Site: 0.78-acre site, consisting of three parcels -- 

4115 N. Broadway, 815 Angelica St. and 817 

Angelica St. -- located on a city block generally 

bounded by Penrose St., N. Broadway, Angelica St. 

and Interstate 70 in the Near North Riverfront 

neighborhood. 

 

Proposal: Rezoning a dual-zoned parcel -- 4115 N. 

Broadway -- from the “C” Multiple-Family 

Dwelling District and “J” Industrial District to the 

“J” Industrial District, and rezoning two parcels --

815 Angelica St. and 817 Angelica St. -- from the 

“C” Multiple-Family Dwelling District to the “J” 

Industrial District. 

 

Land Use: The rezoning site currently consists of 

three vacant lots. The petitioner would like to consolidate these three parcels with five adjacent parcels (which are 

vacant lots and are currently zoned “J” Industrial District) and two adjacent alleys into a single parcel for the 

purpose of constructing a 17,600-square foot manufacturing/warehouse building with related off-street parking. 

As currently zoned, the more restrictive regulations of the “C” Multiple-Family Dwelling District would apply -- 

which would not allow the proposed uses. The rezoning of the three parcels to the “J” Industrial District would 

allow for the proposed development project to be in compliance with the provisions of the Zoning Code. 

 

Petitioner: Camp Stovall, LLC, which is the owner of the three subject parcels, as well as the five adjacent 

parcels. 

 

Support Letter: Submitted by Alderwoman Dionne Flowers (2nd Ward). 

 



 

Recommended Action 
 

That the Planning Commission finds the petition for the proposed Zoning District Map amendment for three 

parcels located in City Block 1228.18 -- 4115 N. Broadway, 815 Angelica St. and 817 Angelica St. -- to be in 

conformity with the City’s Strategic Land Use Plan and the North Riverfront Commerce Corridor Land Use Plan, 

an Adopted Plan, and recommends approval to the City’s Board of Aldermen. 

 

 

1.0 Background 
 

 The rezoning site consists of three parcels -- 4115 N. Broadway, 815 Angelica St. and 817 Angelica St. -- 

and is approximately 0.78 acres in size. The three parcels are located on a city block generally bounded 

by Penrose St., N. Broadway, Angelica St. and Interstate 70 in the Near North Riverfront neighborhood. 

 

 The rezoning site currently consists of three vacant lots. The lots are in poor condition, with tall weeds 

and signs of dumping. (Sanborn maps indicate the parcels were once used as a junkyard.) The largest 

parcel -- 4115 N. Broadway -- is a dual-zoned parcel that is currently zoned “C” Multiple-Family 

Dwelling District and “J” Industrial District. (The eastern portion of the parcel -- along N. Broadway -- is 

zoned “J”, while the western portion is zoned “C”.) The remaining two parcels are currently zoned “C” 

Multiple-Family Dwelling District. The petitioner is proposing to rezone the three parcels to the “J” 

Industrial District. The petitioner would like to consolidate these three parcels with five adjacent parcels 

(which are vacant lots and are currently zoned “J” Industrial District) and two adjacent alleys (which are 

in the process of being vacated) into a single parcel for the purpose of constructing a 17,600-square foot 

manufacturing/warehouse building with related off-street parking. As currently zoned, the more 

restrictive regulations of the “C” Multiple-Family Dwelling District would apply -- which would not 

allow the proposed uses. The rezoning of the three parcels to the “J” Industrial District would allow for 

the proposed development project to be in compliance with the provisions of the Zoning Code. 

 

 Conceptual drawings of the proposed development project -- including a rendering, building elevations 

and a site plan -- were submitted by the petitioner. As the drawings show (see Exhibit “B”), the one-story, 

pre-fabricated metal building would be set back from N. Broadway, with loading docks for trucks located 

near the corner of N. Broadway and Angelica St. Off-street parking for employees would be provided at 

the rear of the building. According to the petitioner, the building will be used for manufacturing and 

warehousing purposes. A related company, TCI Products, manufactures products that are used in the auto 

body shop industry, such as masking paper and plastics, solvents, thinners, primers and paint cans. The 

proposed facility would allow the company to expand its operations, which are currently located nearby at 

420 DeSoto Ave. 

 

 The amendment proposes changing the zoning for the three parcels to the “J” Industrial District. As 

Exhibit “A” shows, most of the parcels located east of Interstate 70 are currently zoned “J” Industrial 

District or “K” Unrestricted District, with a smaller portion zoned “C” Multiple-Family Dwelling District. 

 

 The petitioner is Cape Stovall, LLC. In its rezoning petition, it states that Cape Stovall, LLC is a real 

estate company that owns and leases property to related companies under common ownership and that the 

majority shareholder of TCI Products owns 100% of Cape Stovall, LLC. Camp Stovall, LLC is the owner 

of the three subject parcels, as well as the five adjacent parcels. 

 

 Existing land uses adjacent to the rezoning site primarily include vacant lots, industrial uses along N. 

Broadway, and Interstate 70 highway right-of-way owned by the State of Missouri. Five of the vacant lots 

are proposed to be consolidated with the three subject parcels. The industrial uses include the following 

businesses: Quality Screw Machine Products Co., 4017 N. Broadway; Midwest Machining Solutions, 



4052 N. Broadway; Worth Industries, Inc., 4124 N. Broadway; and Plastics Molding Company, 4211 N. 

Broadway. Photos of the rezoning site and adjacent areas are included in Exhibit “E”. 

 

 In its rezoning petition (see Exhibit “B”), the petitioner includes a lengthy statement as its Grounds for 

Petition. 

 

 The City’s Zoning Administrator cites in the attached letter (Exhibit “C”) that: “Given that the proposed 

development provides for the reuse of vacant and under utilized property; that the rezoning encourages 

future investment by allowing for the expansion of an existing business; 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 the continued reuse of the 

site would bring a beneficial development to the City.” She further states that: “It is the recommendation 

of the Zoning Administrator that the subject parcels in City Block 1228.18 (4115 N. Broadway and 815 & 

817 Angelica Street) be rezoned to the “J” Industrial District.” 

 

 The proposed rezoning is supported by Alderwoman Dionne Flowers (2nd Ward). (See Exhibit “D”.) 

 

        

2.0 Comments 

 

PDA staff has reviewed the proposed amendment 

of the Zoning District Map for three parcels 

located at 4115 N. Broadway, 815 Angelica St. 

and 817 Angelica St. and recommends approval of 

the rezoning to the “J” Industrial District. This 

recommendation is based on the reasons cited in 

the Zoning Administrator’s letter and the proposed 

rezoning’s conformity with the City’s Strategic 

Land Use Plan and the North Riverfront 

Commerce Corridor Land Use Plan, an Adopted 

Plan. 

 

The Strategic Land Use Plan designates the three 

subject parcels, as well as the five adjacent 

parcels, as a Business/Industrial Development 

Area (BIDA). The BIDA Strategic Land Use 

Category is defined as: “Areas where new 

business/industrial uses or campuses will be 

encouraged. New business activity may range 

from larger business parks to smaller scale 

development. BIDA areas shown on the Plan 

typically consist of underutilized buildings and 

land adjacent to major roadways, railroads or the 

river, providing local or regional access. These 

areas have experienced a drop in the level of 

economic activity from its earlier peak. A change 

of use on such lands is usually not appropriate due to environmental concerns, and the opportunity exists to 

rejuvenate these locations to create new employment opportunities.” 

 

The proposed rezoning would facilitate the development of a 17,600-square foot manufacturing/warehouse 

building with related off-street parking for TCI Products. The proposed facility would also allow the company to 

expand its operations, which are currently located nearby at 420 DeSoto Ave. In addition, the development project 



would re-use a blighted, vacant and abandoned site that was recently used as a junkyard. Thus, the proposed 

rezoning is in conformity with the City’s Strategic Land Use Plan. 

 

The rezoning site is also located in an area covered by the North Riverfront Commerce Corridor (NRCC) Land 

Use Plan, an Adopted Plan. The NRCC Land Use Plan was adopted as a Topical Plan by the Planning 

Commission on January 9, 2013. The NRCC is a 3,000-acre, multi-modal logistics and business district. It is 

generally bounded by Maline Creek on the north, the Mississippi River on the east, Cass Ave. on the south, and 

Interstate 70 and N. Broadway on the west. The NRCC Land Use Plan’s identifies strategies and 

recommendations intended to attract high-quality jobs by targeting emerging industries and innovative businesses 

and to fully leverage its central location in the region and access to the river, rail and highway infrastructure. The 

development of a new manufacturing/warehouse building -- although the conceptual drawings indicate it may be 

more utilitarian than attractive in appearance -- would, nevertheless, allow an existing company in the NRCC to 

expand its operations. It would also improve an unsightly site formerly used as a junkyard. Thus, the proposed 

rezoning is in conformity with the NRCC Land Use 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 
 

At its January 9, 2013 meeting, the Planning Commission adopted the North Riverfront Commerce Corridor 

Land Use Plan as a Topical Plan. 

 

At its December 6, 2006 meeting the Planning Commission approved a resolution to establish the North 

Broadway Vicinity Commercial Areas Special Use District (SUD), an overlay zoning district. The SUD 

was established by Ordinance 67390, which was approved on February 9, 2007. 

 

 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 three 

parcels located in City Block 1228.18 -- 4115 N. Broadway, 815 Angelica St. and 817 Angelica St. -- to be in 

conformity with the City’s Strategic Land Use Plan and the North Riverfront Commerce Corridor Land Use Plan, 

an Adopted 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 “J” industrial District) for three parcels 

(known as 4115 N. Broadway, 815 Angelica St. and 817 Angelica St.) located in City Block 1228.18 is 
hereby found to be in conformity with the City’s Strategic Land Use Plan and the North Riverfront 
Commerce Corridor Land Use Plan, an Adopted Plan. 

 
2. The petition for the amendment of the Zoning District Map (to the “J” Industrial District) for three parcels 

(known as 4115 N. Broadway, 815 Angelica St. and 817 Angelica St.) located in City Block 1228.18 is 
hereby recommended for approval. 

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

Aldermen of this recommendation. 























Exhibit “E” 
 

Photos of  

Rezoning Site in City Block 1228.18 

 

 

  
 

1) Rezoning site 

Vacant lot, 4115 N. Broadway 

(Looking westward)                    

 

 

2) Rezoning site 

Vacant lots, 815-17 Angelica St. 

(Looking northward) 

  
 

3) Development site 

Vacant lots, along N. Broadway 

(Looking southwestward) 

 

 

4) Development site 

Vacant lots, along Angelica St. 

(Looking northeastward) 
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Exhibit “E” 
 

Photos of  

Rezoning Site in City Block 1228.18 

 

 

  
 

5) Development site 

Alley vacation site, along Angelica St. 

(Looking northward) 

 

 

6) Development site 

Vacant lots, along Penrose St. 

(Looking southward) 

  
 

7) Adjacent properties 

Billboard, 821-23 Angelica St. 

(Looking northeastward) 

 

 

8) Adjacent properties 

Interstate 70 highway R-O-W 

(Looking northward) 
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Exhibit “E” 
 

Photos of  

Rezoning Site in City Block 1228.18 

 

 

  
 

9) Adjacent properties 

Plastics Molding Company, 4211 N. Broadway 

(Looking northward) 

 

 

10) Adjacent properties 

Worth Industries, Inc., 4124 N. Broadway 

(Looking eastward) 

  
 

11) Adjacent properties 

Industrial building, 4100-14 N. Broadway 

(Looking eastward) 

 

 

12) Adjacent properties 

Midwest Machining Solutions, 4052 N. 

Broadway 

(Looking southeastward) 
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Exhibit “E” 
 

Photos of  

Rezoning Site in City Block 1228.18 

 

 

  
 

13) Adjacent properties 

Quality Screw Machine Products Co., 4017 N. 

Broadway 

(Looking southward) 

 

14) Adjacent properties 

Vacant lots, 4000 block of N. 9th St. 

(Looking southward) 

  
 

15) Adjacent properties 

TCI Products, 420 DeSoto Ave. 

(Looking southeastward) 

 

 

16) Adjacent properties 

TCI Products, 401 E. Prairie Ave. 

(Looking northeastward) 
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