
 
File No. PDA-001-18-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) -- City Block 2485 (4231-41 N. Grand Blvd.) 

 

Date:  January 8, 2018 

 

 

Summary 

 

Submittal: Proposed amendment of the Zoning 

District Map by petition for Planning Commission 

review and recommendation. 

 

Site: 1.22-acre site, consisting of one parcel -- 4231-

41 N. Grand Blvd. -- located at the southwest corner 

of N. Grand Blvd. and Carter Ave. in the Fairground 

neighborhood. 

 

Proposal: Rezoning the parcel from the “G” Local 

Commercial and Office District to the “B” Two-

Family Dwelling District. 

 

Land Use: The rezoning site currently consists of a 

church building and a related surface parking lot 

owned and occupied by Jubilee Community Church. 

The petitioner would like to consolidate this parcel 

with an adjacent parcel -- 3616 Carter Ave., which is 

currently a vacant lot and zoned “B” Two-Family 

Dwelling District -- into a single parcel in order to 

construct a green infrastructure project that that includes an underground storm water cistern and various at-grade 

features, such as an edible garden, orchard, berry bushes, wild grasses and flowers, an irrigated turf field, a 

pavilion and a fountain. MSD will reimburse the church for the cost of the project as part of its Early Action 

Project program, but MSD requires that the parcels be consolidated. Consolidation of the two parcels would 

create a dual-zoned parcel -- a parcel with both “B” and “G” zoning districts -- with the more restrictive 

regulations of the “B” zoning district applying. The rezoning of the subject parcel to the “B” Two-Family 

Dwelling District would allow for the proposed development project to be in compliance with the provisions of 

the Zoning Code. 

 

Petitioner: Jubilee Community Church, the owner of the subject parcel, as well as the adjacent parcel. 

 

Support Letter: Submitted by Alderman Brandon Bosley (3rd Ward). 



 

Recommended Action 
 

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

located in City Block 2485 -- 4231-41 N. Grand Blvd. -- to be in conformity with the City’s Strategic Land Use 

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

 

 

1.0 Background 
 

 The rezoning site consists of one parcel -- 4231-41 N. Grand Blvd. -- that is approximately 1.22 acres in 

size. The parcel is located at the southwest corner of N. Grand Blvd. and Carter Ave. in the Fairground 

neighborhood. 

 

 The rezoning site currently consists of a 16,500-square foot church building and a related 63-space 

surface parking lot owned and occupied by Jubilee Community Church. The petitioner would like to 

consolidate this parcel, which is currently zoned “G” Local Commercial and Office District, with an 

adjacent parcel -- 3616 Carter Ave., which is currently a vacant lot and zoned “B” Two-Family Dwelling 

District -- into a single parcel. The vacation of a 20 foot-wide, north-south alley that currently separates 

the two parcels was approved by Ordinance 70594 earlier this year, but the vacation will not become 

effective until certain follow-up steps are completed. The parcel consolidation is necessary in order to 

construct a green infrastructure project that includes an underground storm water cistern and various at-

grade features, such as an edible garden, orchard, berry bushes, wild grasses and flowers, an irrigated turf 

field, a pavilion and a fountain. The Metropolitan St. Louis Sewer District (MSD) will reimburse the 

church for the cost of the green infrastructure project -- except for the plants -- as part of its Early Action 

Project program, but MSD requires that the parcels be consolidated. Consolidation of the two parcels 

would create a dual-zoned parcel -- a parcel with both “B” and “G” zoning districts -- with the more 

restrictive regulations of the “B” zoning district applying. The rezoning of the subject parcel to the “B” 

Two-Family Dwelling District would allow for the proposed development project to be in compliance 

with the provisions of the Zoning Code. 

 

 The attached irrigation plan (see Exhibit “B”) shows that the green infrastructure project would be 

constructed on the adjacent parcel, 3616 Carter Ave. The underground storm water cistern would be 

constructed west of the church building. A building permit was recently issued for the installation of the 

cistern, and work has begun. An edible garden would be planted above the cistern. Various other at-grade 

features would be located near the edible garden. A large irrigated turf field would occupy the northern 

half of the parcel. 

 

 As Exhibit “A” shows, the great majority of parcels located along N. Grand Blvd. are currently zoned “G” 

Local Commercial and Office District, while the great majority of parcels located along Carter Ave. are 

currently zoned “F” Neighborhood Commercial District or “G” Local Commercial and Office District. 

The great majority of parcels located along side streets are currently zoned “B” Two-Family Dwelling 

District. The rezoning petition proposes changing the zoning for the subject parcel from the “G” Local 

Commercial and Office District to the “B” Two-Family Dwelling District. 

 

 The petitioner is Jubilee Community Church, which owns the subject parcel, as well as the adjacent 

parcel. 

 

 Existing land uses adjacent to the rezoning site primarily include commercial buildings, residential 

buildings and vacant lots. Notable nearby uses include PNC Bank, 4323 N. Grand Blvd.; H&R Block, 

4323 N. Grand Blvd.; Family Dollar, 4314 N. Grand Blvd.; Divoll Branch Library, 4234 N. Grand Blvd.; 

Rosati Apartments, 4220 N. Grand Blvd.; and Economy Inn Motel, 4206 N. Grand Blvd. Building 

conditions vary considerably. Photos of the rezoning site and adjacent areas are included in Exhibit “D”. 



 

 In its rezoning petition (see Exhibit “B”), the petitioner states as its Grounds for Petition: “MSD 

requirements for Green Infrastructure Project”. 

 

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

proposed consolidation in City Block 2485 would allow for the Petitioner to continue with sustainability 

efforts to improve land that is currently vacant and/or underutilized; that by rezoning subject property 

would bring it into conformity with the Zoning Section; 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.” She further states 

that: “It is the recommendation of the Zoning Administrator that the subject area in City Block 2485 be 

rezoned from the current classification of “G” Local Commercial and Office District to the “B” Two-

Family Dwelling District.” 

 

 The proposed rezoning is supported by Alderman Brandon Bosley (3rd Ward). (See Alderman Bosley’s 

support letter in Exhibit “B”.) 

 

        

2.0 Comments 

 

PDA staff has reviewed the proposed amendment 

of the Zoning District Map for one parcel located 

at 4231-41 N. Grand Blvd. and recommends 

approval of the rezoning from the “G” Local 

Commercial and Office District to the “B” Two-

Family Dwelling 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. 

 

The Strategic Land Use Plan designates the 

subject parcel, as well as the adjacent parcel and 

much of the adjacent area, as a Neighborhood 

Commercial 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 as the local demand for retail goods 

and services strengthens in the area.” 

 

The proposed rezoning would facilitate the construction of a green infrastructure project, which would provide 

environmental and aesthetic improvements for the petitioner’s property. The redevelopment project would be 



generally consistent with the NCA Strategic Land Use Category, which encourages commercial and mixed-use 

development. The proposed rezoning to the “B” Two-Family Dwelling District -- which primarily allows single-

family and two-family buildings and some institutional uses, including churches -- would generally conflict with 

the City’s Strategic Land Use Plan because the “B” zoning district doesn’t allow commercial and mixed uses. 

However, in this case, there is no conflict by virtue of the Strategic Land Use Plan’s “adjacency rule”, which 

states that the Planning Commission may consider a proposed use or development project to be in conformity 

with the Strategic Land Use Plan if the proposed use or development project is allowed in an adjacent Strategic 

Land Use Category. The rezoning site is located in and adjacent to a NCA Strategic Land Use Category, which 

allows institutional uses such as churches. Thus, the proposed rezoning is in conformity with the City’s Strategic 

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 
 

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 the proposed Zoning District Map amendment for one parcel 

located in City Block 2485 -- 4231-41 N. Grand Blvd. -- to be in conformity with the City’s Strategic Land Use 

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 “B” Two-Family Dwelling District) 

for one parcel (known as 4231-41 N. Grand Blvd.) located in City Block 2485 is hereby found to be in 
conformity with the City’s Strategic Land Use Plan. 

 



2. The petition for the amendment of the Zoning District Map (to the “B” Two-Family Dwelling District) 
for one parcel (known as 4231-41 N. Grand Blvd.) located in City Block 2485 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 2485 

 

 

  
 

1) Rezoning site 

Jubilee Community Church & parking lot, 

4231-41 N. Grand Blvd. 

(Looking southward) 

 

2) Rezoning site 

Jubilee Community Church, 4231-41 N. Grand 

Blvd. 

(Looking westward) 

  
 

3) Rezoning site 

Parking lot, 4231-41 N. Grand Blvd. 

(Looking westward) 

 

 

4) Development site 

North-south alley (proposed to be vacated) 

(Looking southward) 
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Exhibit “D” 
 

Photos of 

Rezoning Site in City Block 2485 

 

 

  
 

5) Development site 

Vacant lot, 3616 Carter Ave. 

(Looking southward) 

 

 

6) Development site 

Sign on vacant lot, 3616 Carter Ave. 

(Looking southward) 

 

  
 

7) Development site 

Vacant lot, 3616 Carter Ave. 

(Looking eastward) 

 

 

8) Adjacent properties 

Vacant lot, 4200 Obear Ave. 

(Looking northward) 
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Exhibit “D” 
 

Photos of 

Rezoning Site in City Block 2485 

 

 

  
 

9) Adjacent properties 

Vacant lot, 4201-11 N. Grand Blvd. 

(Looking northward) 

 

10) Adjacent properties 

Commercial building, 4217 N. Grand Blvd. 

(Looking westward) 

 

  
 

11) Adjacent properties 

PNC Bank & H&R Block, 4323 N. Grand Blvd. 

(Looking northward) 

 

 

12) Adjacent properties 

Divoll Branch Library, 4234 N. Grand Blvd. 

(Looking eastward) 
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Exhibit “D” 
 

Photos of 

Rezoning Site in City Block 2485 

 

 

  
 

13) Adjacent properties 

Rosati Apartments, 4220 N. Grand Blvd. 

(Looking eastward) 

 

 

14) Adjacent properties 

3 1-family buildings, 4247-55 Obear Ave. 

(Looking westward) 

 

  
 

15) Adjacent properties 

3 1-family buildings, 4237-43 Obear Ave. 

(Looking westward) 

 

 

16) Adjacent properties 

4 vacant lots, 4227-35 Obear Ave. 

(Looking westward) 
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