
 
File No. PDA-075-19-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 4625.04 (6845, 6847 & 6849 Bruno Ave. and 2156-

58 & 2190 Forest Ave.) 

 

Date:  October 4, 2019 

 

 

Summary 

 

Submittal: Proposed amendment of the Zoning 

District Map by petition for Planning Commission 

review and recommendation. 

 

Site: 1.09-acre site, consisting of five parcels -- 

6845, 6847 and 6849 Bruno Ave. and 2156-58 and 

2190 Forest Ave. -- located along Forest Ave., 

between Waldemar Ave. and Manchester Ave., in 

the Franz Park neighborhood. 

 

Proposal: Rezoning the five parcels from the “A” 

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

Family Dwelling District. 

 

Land Use: The rezoning site currently consists of 

one detached two-family building; two attached 

single-family units, and two vacant lots. The 

petitioner would like to demolish the existing 

buildings, consolidate the five parcels into a single 

parcel, and construct 21 for-sale attached town 

houses at a total development cost of $6 million. The existing “A” Single-Family Dwelling District prohibits 

attached town houses. The rezoning of the subject property to the “C” Multiple-Family Dwelling District would 

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

 

Petitioner: Trinity Investments, which is representing the owners of the five parcels and has the five parcels 

under contract. 

 

Support Letter: Submitted by Alderman Bret Narayan (24th Ward). 

 

 

 



Recommended Action 
 

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

parcels located in City Block 4625.04 -- 6845, 6847 and 6849 Bruno Ave. and 2156-58 and 2190 Forest Ave. -- 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 five parcels -- 6845, 6847 and 6849 Bruno Ave. and 2156-58 and 2190 

Forest Ave. -- and is approximately 1.09 acres in size. Three of the parcels face Forest Ave., between 

Waldemar Ave. and Manchester Ave. The two remaining parcels are located east of the three parcels 

facing Forest Ave. 

 

 The rezoning site currently consists of one detached two-family building; two attached single-family 

units, and two vacant lots. The detached single-family building is located at 2156-58 Forest Ave. The two 

attached single-family units are located at 6845 and 6847 Bruno Ave. in a converted former institutional 

building. A large vacant lot is located at 6849 Bruno Ave. A small vacant lot, located at 2190 Forest Ave., 

serves as a private street, Bruno Ave. The petitioner would like to demolish the two existing buildings, 

consolidate the five parcels into a single parcel, and construct 21 for-sale attached town houses. The 

existing “A” Single-Family Dwelling District prohibits attached town houses. The rezoning of the subject 

property to the C” Multiple-Family Dwelling District would allow the proposed development project to 

be in compliance with the provisions of the Zoning Code. 

 

 The attached preliminary plat (see Exhibit “B”) shows that the $6 million development project would 

consist of three buildings -- one building with six attached town house units, one building with seven 

attached town house units, and one building with eight attached town house units. The units would be two 

stories, range in size from 1,600 to 2,100 square feet, include two at-grade garage spaces, and sell in the 

mid-$300,000 price range. The 21 town house units would be located along two interior drives. 

 

 As Exhibit “A” shows, most parcels facing Manchester Ave. are zoned either “J” Industrial District or 

“K” Industrial District, while parcels located further to the north are zoned “A” Single-Family Dwelling 

District. However, it should be pointed out higher-density residential uses are located nearby despite the 

existing “A” zoning district. These include a 12-unit apartment building at 6820-26 Waldemar Ave., the 

12-unit Dogtown Walk Townhouse Subdivision and the 10-unit Dogtown Walk II Subdivision. (Although 

they’re zoned “A” Single-Family Dwelling District, the latter two residential development projects were 

developed through the use of the planned unit development district (PUD) overlay zoning district.) The 

rezoning petition proposes changing the zoning for the subject property from the “A” Single-Family 

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

 

 The petitioner is Trinity Investments, which is representing the owners of the five parcels. The petitioner 

has the five parcels under contract. Each of the four property owners (one owner owns two parcels) -- 

Margaret Woodruff, Woodruff Properties LLC, Andrew & Denise Woodruff, and Vincent & Kathryn 

Trice -- has signed affidavits acknowledging and consenting to a rezoning study to be conducted on their 

properties. (See Exhibit “B”.) The developer is Trinco STL, a related firm. 

 

 Existing land uses adjacent to the rezoning site on its west, north and east sides primarily include low-

density residential uses (except the 12-unit apartment building and two PUD development projects listed 

above). Prince of Peace Apostolic Pentecostal Church, 2199 Forest Ave., is located across Forest Ave. 

from the rezoning site. Commercial and mixed-use buildings are located south of the rezoning site along 

Manchester Ave. 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: “multifamily is 

not allowed in current zoning”. 

 

 Mary Hart Burton, the City’s Zoning Administrator, cites in the attached letter (see Exhibit “C”) that: 

“Given that the proposed development would create additional new housing opportunities in the 

immediate area; that by rezoning subject property would bring it into conformity with the Zoning Code; 

that rezoning to the “C” Multiple-Family Dwelling District would provide for a transition between the 

adjacent single-family residential and industrial zones; 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.” She further states 

that: “It is the recommendation of the Zoning Administrator that the subject parcel in City Block 4625.04 

be rezoned to the “C” Multiple-Family Dwelling District.” 

 

 The proposed rezoning is supported by Alderman Bret Narayan (24th Ward). (See Alderman Narayan’s 

support letter in Exhibit “B”.) 

 

        

2.0 Comments 

 

PDA staff has reviewed the proposed amendment 

of the Zoning District Map for five parcels located 

at 6845, 6847 and 6849 Bruno Ave. and 2156-58 

and 2190 Forest Ave. and recommends approval 

of the rezoning from the “A” Single-Family 

Dwelling District to the “C” Multiple-Family 

Dwelling District, but with two concerns. This 

recommendation for approval 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 five 

subject parcels, as well as the remainder of City 

Block 4625.04 and most other nearby parcels 

facing Manchester Ave. on the northern side of the 

street, as a Neighborhood Commercial Area 

(NCA). Further north, the great majority of the 

Franz Park neighborhood is designated as a 

Neighborhood Preservation Area (NPA). 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 $6 million 21-unit town house development project. 

The rezoning to the “C” Multiple-Family Dwelling District -- which primarily allows single- and two-family 

buildings and town houses -- would ordinarily conflict with the City’s Strategic Land Use Plan because the “C” 

zoning district generally doesn’t allow commercial 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 adjacent 

to a NPA Strategic Land Use Category, which encourages the preservation and infill development of residential 

uses. Thus, the proposed rezoning is in conformity with the City’s Strategic Land Use Plan. 

 

As stated, PDA staff has two concerns regarding the proposed development project. The first concern is that, 

although the proposed number of housing units meets the density requirements of the “C” Multiple-Family 

Dwelling District -- the “C” zoning district requires a lot area of at least 1,000 square feet for each town house 

unit -- the proposed 21 town house units appear to be considerably more dense than the 12-unit Dogtown Walk 

Townhouse Subdivision or the 10-unit Dogtown Walk II Subdivision, two comparable development projects 

located nearby. The second concern is regarding the orientation of the proposed building with seven town house 

units to be located along Forest Ave. It is unclear from two separate conversations with the petitioner’s 

development team as to whether these units’ rear yards would be facing Forest Ave. -- despite some reported 

neighborhood opposition to these units’ orientation -- or whether these units’ rear yards would be facing an 

interior drive. PDA staff recommends that the petitioner consider the feasibility of reducing the total number of 

town house units in the development project and consider having the rear yards of the proposed building with 

seven town house units to be located along Forest Ave. face the interior drive. Given the inconsistency in 

responses as to the orientation of these seven town house units along Forest Ave., PDA staff has requested the 

petitioner to provide and present a site plan and any additional drawings of their proposed development project at 

the Planning Commission meeting. 

 

 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 five 

parcels located in City Block 4625.04 -- 6845, 6847 and 6849 Bruno Ave. and 2156-58 and 2190 Forest Ave. -- 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 “C” Multiple-Family Dwelling 

District) for five parcels (known as 6845, 6847 and 6849 Bruno Ave. and 2156-58 and 2190 Forest Ave.) 
located in City Block 4625.04 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 “C” Multiple-Family Dwelling 

District) for five parcels (known as 6845, 6847 and 6849 Bruno Ave. and 2156-58 and 2190 Forest Ave.) 
located in City Block 4625.04 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 4625.04 

 

 

  
 

1) Rezoning site 

2-family building, 2156-58 Forest Ave. 

(Looking eastward) 

 

2) Rezoning site 

Vacant lot (Bruno Ave. private street), 2190 

Forest Ave. 

(Looking eastward) 

  
 

3) Rezoning site 

Vacant lot, 6849 Bruno Ave. 

(Looking northward) 

 

 

4) Rezoning site 

Vacant lot, 6849 Bruno Ave. 

(Looking eastward) 
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Exhibit “D” 
 

Photos of 

Rezoning Site in City Block 4625.04 

 

 

  
 

5) Rezoning site 

2 attached single-family units, 6847 & 6845 

Bruno Ave. 

(Looking northward) 

 

6) Rezoning site 

Entire rezoning site 

(Looking northeastward) 

 

  
 

7) Adjacent properties 

6 primarily single-family buildings, 6834-48 

Waldemar Ave. 

(Looking southeastward) 

 

8) Adjacent properties 

12-unit apartment building, 6820-26 Waldemar 

Ave. 

(Looking southward) 
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Exhibit “D” 
 

Photos of 

Rezoning Site in City Block 4625.04 

 

 

  
 

9) Adjacent properties 

2 single-family buildings, 2213 & 2217 Benton 

Ter. 

(Looking westward) 

 

10) Adjacent properties 

2 4-family buildings, 2219 & 2223 Benton Ter. 

(Looking northwestward) 

 

  
 

11) Adjacent properties 

Commercial & mixed-use buildings, 6821-37 

Manchester Ave. 

(Looking northward) 

 

12) Adjacent properties 

Commercial & mixed-use buildings, 6841-55 

Manchester Ave. 

(Looking northeastward) 

 

 

-3- 
 



 

Exhibit “D” 
 

Photos of 

Rezoning Site in City Block 4625.04 

 

 

  
 

13) Adjacent properties 

Prince of Peace Apostolic Pentecostal Church, 

2199 Forest Ave. 

(Looking southwestward) 

 

14) Adjacent properties 

Single-family building, 2153 Forest Ave. 

(Looking westward) 

 

  
 

15) Adjacent properties 

Dogtown Walk Townhouse Subdivision, 

Dogtown Walk 

(Looking northward) 

 

16) Adjacent properties 

Dogtown Walk II Subdivision, Franz Park Ln. 

(Looking northward) 
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