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To:  City of St. Louis Planning Commission   File No. PDA-012-19-REZ 
 

From:  Don Roe, Executive Director 
 

Subject: Submittal of Resolution for Recommendation of Zoning District Map Amendment (Rezoning by 

Petition) – 1514 & 1516 Elliott Ave., and 2621R Cass Ave. (City Block 2351)  
 

Date:  January 11, 2019 
 

Summary 
 

Submittal: Proposed amendment of the Zoning 

District Map by petition for Planning Commission 

review and recommendation. The initial petition (see 

Exhibit A) states that the proposed use is a 

Convenience Store, however, after receiving a site 

plan exhibit (see Exhibit B), and further conversation 

with the petitioner’s representative, it has come to 

Staff’s attention that the proposal includes a ‘motor 

fuel pumping station’. The petitioner has submitted 

this information in writing, via email for clarification 

(see Exhibit C). 
 

Site: This three parcel area is in the Jeff VanderLou 

Neighborhood. The subject site can be seen outlined in 

black on the location map to the right. The petitioner, 

Northside Regeneration LLC, proposes to consolidate 

lots being rezoned with the adjacent lots to construct a 

convenience store/fuel pumping station at the 

northwest corner of Jefferson Avenue and Cass 

Avenue (site shown in yellow on the location map to 

the right). 
 

Proposal: The amendment proposes to rezone these parcels from ‘C’ Multiple-Family Dwelling District to ‘G’ 

Local Commercial and Office District. The motor fuel pumping station use would be a conditional use, and 

therefore the petitioner would need to go through the conditional use process for their particular desired use; 

however, the convenience store, due to its size, would be classified as a grocery store and would thus be permitted 

outright under the ‘G’ Local Commercial and Office District. For the purposes of this report, Staff will refer to it 

as a grocery store/motor fuel pumping station, as the use more closely matches that code definition. 
 

Land Use: The current zoning ‘C’ Multiple-Family Dwelling District does not allow for either use.  Rezoning 

these parcels to ‘G’ Area Commercial District would allow for the proposed development to be in compliance 

with the provisions of the Zoning Code. 
 

Petitioner: Northside Regeneration LLC, the owner of the property. 
 

Recommended Action 
That the Planning Commission finds the petition for the proposed Zoning District Map amendment for three (3) 

parcels known 1514 & 1516 Elliott Ave., and 2621R Cass Ave. in City Block 2351 not to be in conformity with 

the Neighborhoods of the 5th Ward adopted neighborhood plan, and not to be in conformity with the City’s 

Strategic Land Use Plan, and does not recommend approval to the City’s Board of Aldermen. 



1.0 Background 
The 0.41 acre Rezoning Area consists of three parcels at 1514 & 1516 Elliott Ave., and 2621R Cass Ave.  The 

Owner/Petitioner, Northside Regeneration LLC, wishes to bring the zoning of this parcel of land into 

conformance with its intended future use.     

 
The Petitioner proposes to rezone these three parcels to the “G” Local Commercial and Office District and 

consolidate the southern portion of 2621R Cass Avenue and 1514 & 1516 Elliot Avenue with three other parcels 

(1515 N. Jefferson, 2607-09 & 2621-33 Cass Avenue) that are also under their ownership and zoned “G” Local 

Commercial and Office District. 

 
The Petitioner proposes to construct a grocery store/fuel pumping station such as that of the ‘Zoom’ facility at 

Tucker and 13th Street (See Exhibit D for pictures).  The Petitioner proposes changing the zoning of this parcel 

from ‘C’ Multiple-Family Dwelling District to ‘G’ Area Commercial District because ‘C’ does not allow for the 

desired use. 

 
The City’s Zoning Administrator cites in the attached letter (Exhibit ‘E’) that the petition focuses on these three 

parcels of City Block 2351 and that it be rezoned from the current classification of ‘C’ Multiple-Family Dwelling 

District to the ‘G’ Local Commercial and Office District because the future consolidation process with the current 

zoning of “C” Two-Family Dwelling District would result in a dual parcel zoned “C” Multiple-Family Dwelling 

District/“G” Local Commercial and Office District, with the more restrictive regulations of the “C” Multiple-

Family Dwelling District applying to the parcel. However, a rezoning of “G” Local Commercial and Office 

District would allow for the proposed use to be in compliance with the provisions of the Zoning Code through the 

Conditional Use process, and therefore recommends approval. (See Exhibit ‘E’) 
 

 

2.0 Comments  
PDA staff has reviewed the proposed 

“Petition for Zoning Amendment” for 

rezoning 1514 & 1516 Elliott Ave., and 

2621R Cass Ave. (City Block 2351) in the 

Jeff VanderLou Neighborhood. 
 

STRATEGIC LAND USE PLAN 

The City’s Strategic Land Use Plan (SLUP) 

designates the rezoning site as Opportunity 

Area (OA).  The OA Strategic Land Use 

Category is described as “underutilized 

areas in the City where it is clear that 

opportunity exists, but it is not yet known 

what activity is best suited to turn that 

opportunity into a development plan.” 

Additionally, the plan states that “Location 

and site characteristics of these areas offer 

particular challenges/opportunities that 

could be advantageous to a range of 

development activity. This designation is 

intended to be flexible and specific 

development proposals will be entertained 

as they present themselves.” 

 
Given that this designation is intended to be 

flexible, staff has reviewed the proposal 

against the neighborhood plan, as well as taken a comprehensive look by reviewing other city plans, documents, 

and policies, and determined that the proposal does not comply with the SLUP Opportunity Area designation. 



Figure 2: Building Type ‘L’ illustrations within the Plan for the 

Neighborhoods of the 5th Ward. 

 

NEIGHBORHOOD PLAN 

Staff has reviewed the request for a grocery store (large convenience store) and motor fuel pumping station 

against the adopted neighborhood plan, a Plan for the Neighborhoods of the 5th Ward.  

 

This plan was adopted in 2002 and subsequently amended twice, first in 2004 and again in 2015. There are 

various areas of the plan in which the proposed development does not comply or align with the neighborhood plan 

with regard to the recommendations of the Focus Area, the Proposed Land Use, the Proposed Circulation, and the 

overall goals of the plan, generated expressly by the community input. 

 

Jeff VanderLou Focus Area 

Within the Jeff VanderLou focus area section of 

the neighborhood plan, the proposed store / motor 

fuel pumping station sits within the JVL-4 & 5 

areas. The JVL-5 recommendations state that the 

existing parcels on the northwest corner of 

Jefferson Avenue and Cass Avenue should remain 

commercial use with new structures of a 

“Building Type “L.” In looking at Building Type 

“L” on page 16-20 (part 3 on the City’s adopted 

plans webpage), the building type features 

commercial uses with all screened parking and 

loading areas, 20’ human-scale light standards, 

and brick on all walls. The images used for this 

vision are shown in the image on the right. The 

proposed development does not fit the character of 

the vision developed by the Plan, and would be a step in the wrong direction toward creating an area which meets 

these recommendations. 

Proposed Land Use 
Additionally, the proposed land use plan of this area calls for “Retail Trade (multiple, various).” This project, a 

grocery store (convenience store)/ motor fuel pumping station includes only a single, retail trade storefront, and 

the motor fuel pumping station is not a retail trade use, and therefore does not provide the density of retail trade 

desired.  

 

Proposed Circulation 
Furthermore, the Jeff VanderLou proposed circulation map identifies Cass Avenue as a local traffic route with 

improved streetscape. By placing a ‘grocery (convenience) store/motor fuel pumping station’ at this site, with the 

parking and fuel pumps in the front of the development, this would be a bad step towards establishing an 

“improved streetscape.” The neighborhood plan further provides the following details and recommendations: 

- Portions of Cass Avenue have already seen upgrades to lighting, paving, and street curbs. These 

improvements are well-designed and should continue to be developed in the future. The street will 

become an important pedestrian, bicycle, and vehicular thoroughfare to the school and the streetscape of 

Cass Avenue will become a significant component to the community. 
 

- Develop a prominent intersection at Jefferson Avenue and Cass Avenue by using paving patterns to 

delineate the crosswalk areas to increase awareness of this intersection and reduce the risk of accidents 

with pedestrians attempting to cross at this location. 
 

 

 

 



Overall Plan Goals 
In addition to the focus area recommendations, the neighborhood plan has general goals which guided the 

recommendations, and were a direct result of the community input initiation. These goals include the following 

goals, and staff analysis follows the goals in italics: 

- Create an Appropriate Urban Density: Other factors contributing to inappropriate urban density are 

inconsistent spacing between buildings, building setback lines, and street tree plantings. These physical 

inconsistencies create a sense of discomfort among residents and public feedback comments reflected a 

desire to address the individual issues which serve to define the urban density of the Fifth Ward 

neighborhoods. It should be noted that defining the appropriate urban density for the neighborhoods of 

the Fifth Ward will reflect the design standards developed by various neighborhood organizations in 

conjunction with the project team’s own recommendations.  
 

Staff Analysis: In the proposed project site, the plan recommendation is to use the Building Type ‘L’ 

(shown in the image on the previous page) at the intersection of Cass and Jefferson which has a 0’ setback 

and hides parking and loading. The proposed project aims to put parking and loading at the very front of 

the site; its most prominent feature is a fuel pumping station canopy. At a prominent location such as Cass 

and Jefferson, which is envisions a pedestrian improved streetscape and is within walking distance to a 

proposed MetroLink station along the Northside Southside light rail lines, this use could prove to be a 

hindrance to developing an appropriate urban density at this location. 

 

- Be visionary, not reactionary: The objective of this document is to chart a course for many years to 

come. That means forecasting what opportunities and areas of concern may emerge in the future and to 

ensure that solutions that solve today’s problems do not create a new set of issues in the future or inhibit 

growth and change. 
 

Staff Analysis: The project before the commission for consideration will set the tone for development of 

this area in years to come. The catalytic development to the east, the construction of the new facility for 

the National Geospatial-Intelligence Agency (NGA), will most certainly begin the transformation of this 

area. In order to ensure that this transformation is a positive one, and that the vision that the residents of 

the community put together through the Plan for the Neighborhoods of the 5th Ward, careful consideration 

of each project should be taken to ensure progress toward that end. A motor fuel pumping station does not 

fit this vision. 

 

NORTHSIDE-SOUTHSIDE METROLINK 

While not a requirement in the consideration for Planning Commission review, a comprehensive review of 

external plans and policies should be considered.  
 

The Northside-Southside existing and future conditions report published in April of 2017 discusses a half (½)-

mile transit shed. This site is within the transit shed of the proposed Metrolink station at Jefferson and Madison 

(approximately 0.2 miles south of the station). According to the Transit Oriented Development Study prepared by 

H3 Studio for the St. Louis Development Corporation, “parcels within the one-fourth (¼) mile transit shed, a five-

minute walk from a station, should be the focus of future development, as these have a higher capture rate than the 

surrounding areas.” Developments within these areas should therefore increase density, and the mix of uses and 

decrease parking and auto-oriented uses to create vibrant, walkable places. 

 

PDA-096-17-SUD - NGA ENHANCEMENT & PROTECTION ZONE SPECIAL USE DISTRICT (SUD) 

The Planning Commission approved in December of 2017 (and verified and reaffirmed on January 7th, 2019) an 

action to recommend approval for the establishment of the NGA Enhancement and Protection Zone Special Use 

District. This Special Use District includes a prohibition of Motor Fuel Pumping Stations, and therefore this 

request is inconsistent with the Commission’s previous actions. While this is not an approved ordinance yet, the 

Commission has approved this recommendation, and therefore the action should be considered in the 

Commission’s decision to ensure consistency. 

 

 

 

 



NGA Memo regarding incompatible uses  

Additionally, and related, the National Geospatial-Intelligence Agency has provided the City with a memo 

detailing its protection and preservation requirements (see Exhibit F). This includes restrictions on development 

urban growth and land use. It states that “incompatible land uses are considered hazardous or toxic uses, industrial 

uses, and towers or tall structures.” 
 

In researching the definition of hazardous, staff found that the City adopted the 2018 International Fire Code 

(with certain amendments) by approving Ordinance 70796 in 2018. An operational permit is required for gas 

stations (motor fuel dispensing facilities). Section 105.620 of the 2018 International Fire Code identifies 

flammable and combustible liquids as hazardous materials. These permits are enforced by the St. Louis Fire 

Department. In addition to gasoline being a hazardous substance, gasoline stations (motor fuel pumping stations) 

pose a public safety issue. The National Fire Protection Association reported that an estimated 5,020 fires and 

explosions occurred at gas stations per year from 2004 to 2008. These fires caused an annual average of two 

civilian deaths, 48 civilian fire injuries and $20 million in direct property damage. 

 
Project Connect 

Additionally, staff has reviewed the Project Connect Action Plan, published in April of 2017 by the St. Louis 

Development Corporation as a part of their process to understand the potential benefits and impacts the relocation 

of the (NGA) will have on surrounding neighborhoods and future development, and to align these with the needs 

and desires of the community. As a part of this review, staff found that the community comments stated the 

following that they have a desire to “find ways to incorporate principles from A Plan for the Neighborhoods of the 

5th Ward,” and that “street design is key.” Furthermore, the action plan carries out many of the same objectives of 

the Plan for the neighborhoods of the 5th Ward, including a desire to see Cass Avenue bike and pedestrian 

improvements with a desire to implement complete streets concepts which would include upgrades to lighting, 

paving, and street curbs.  

 

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 previously approved (on December 6th of 2017, and verified and reaffirmed on 

January 7th, 2019) an action to recommend approval for the establishment of the NGA Enhancement and 

Protection Zone Special Use District. This Special Use District includes a prohibition of Motor Fuel 

Pumping Stations, and therefore this request is inconsistent with the Commission’s previous actions. 

 

Additionally, the Planning Commission previously adopted (in March 2002) a Plan for the Neighborhoods 

of the 5th Ward. Per the analysis in section 2.0 Comments of this report, the request before you this evening 

does not comply with this Neighborhood Plan. 

 

 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. 



  

PDA Staff finds the petition for the proposed Zoning District Map Amendment for 1514 & 1516 Elliott Ave., and 

2621R Cass Ave. (City Block 2351) not to be in conformity with the Plan for the Neighborhoods of the 5th Ward 

given staff’s analysis of the focus area recommendations, the proposed land use plan, the proposed circulation 

plan, and the plan’s overall goals generated by the community. 

 

PDA Staff finds the petition for the proposed Zoning District Map amendment for 1514 & 1516 Elliott Ave., and 

2621R Cass Ave. (City Block 2351) not to be in conformity with the City’s Strategic Land Use Plan’s 

Opportunity Area designation which is intended to be flexible given that the location and site characteristics of 

these areas offer particular challenges/opportunities that could be advantageous to a range of development 

activity.    

 

Staff does not recommend approving the petition to change the zoning to ‘G’ Area Commercial and Office 

District as being in conformity with the Strategic Land Use Plan. 
  

Requested Recommendation 
That the Planning Commission finds the petition for the proposed Zoning District Map amendment for three (3) 

parcels at 1514 & 1516 Elliott Ave., and 2621R Cass Ave. (City Block 2351) not to be in conformity with the 

Strategic Land Use Plan’s Opportunity Area designation which is intended to be flexible given that the location 

and site characteristics of these areas offer particular challenges/opportunities that could be advantageous to a 

range of development activity.  

 

The Planning Commission finds the  petition not to be in conformity with the Plan for the Neighborhoods of the 

5th Ward focus area recommendations, the proposed land use plan, the proposed circulation plan, and the plan’s 

overall goals generated by the community, and therefore does not recommend approving the petition to change 

the zoning to ‘G’ Area Commercial and Office District as being in conformity with the Strategic Land Use Plan, 

and not approving the petition to change the zoning to allow a grocery store (convenience store)/motor fuel 

pumping station and does not recommend approval 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 (to ‘G’ Area Commercial and Office District) 

for three parcels (known as 1514 & 1516 Elliott Ave., and 2621R Cass Ave. in City Block 2351) is not in 
conformity with the City’s Strategic Land Use Plan’s Opportunity Area.  
 

2. The Petition for the Amendment of the Zoning District Map (to ‘G’ Area Commercial and Office District) 
for three parcels (known as 1514 & 1516 Elliott Ave., and 2621R Cass Ave. in City Block 2351) is not in 
conformity with the City’s adopted neighborhood plan, a Plan for the Neighborhoods of the 5th Ward.  

 
3. The Petition for the Amendment of the Zoning District Map (to G’ Area Commercial and Office District) 

for three parcels (known as 1514 & 1516 Elliott Ave., and 2621R Cass Ave. in City Block 2351) is not 
recommended for approval.   

 
4. 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 A 



 
 



 

EXHIBIT B 
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EXHIBIT C 
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EXHIBIT D 
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EXHIBIT F 
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