
 
File No. PDA-030-19-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 1179 (1500-04 Salisbury St.) 

 

Date:  March 29, 2019 

 

 

Summary 

 

Submittal: Proposed amendment of the Zoning 

District Map by petition for Planning Commission 

review and recommendation. 

 

Site: Approximately 0.08-acre site -- consisting of 

one parcel, 1500-04 Salisbury St. -- located at the 

southwest corner of Salisbury St. and Blair Ave. in 

the Hyde Park neighborhood. 

 

Proposal: Rezoning a single parcel from the “B” 

Two-Family Dwelling District to the “F” 

Neighborhood Commercial District. 

 

Land Use: The rezoning site currently consists of a 

3-story mixed-use building with a 1-story 

commercial building addition. The ground floor of 

the mixed-use building and commercial building 

addition consists of a vacant commercial space, 

while the upper 2 floors of the mixed-use building 

include an occupied residential unit. Although the 

existing “B” Two-Family Dwelling District does not allow any commercial uses, a series of commercial uses have 

operated on the building’s ground floor by receiving variances from the City’s Board of Adjustment. The 

proposed rezoning to the “F” Neighborhood Commercial District would allow typical neighborhood commercial 

uses as a use by right -- rather than having the petitioner go through the time-consuming and costly variance 

process every time a potential new commercial tenant seeks to move into the building. 

 

Petitioner: ND Properties, LLC, which owns the subject 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 1179 -- 1500-04 Salisbury St. -- 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 -- 1500-04 Salisbury St. -- that is approximately 0.08 acres in 

size. The parcel is located at the southwest corner of Salisbury St. and Blair Ave. in the Hyde Park 

neighborhood. The parcel is also located in the Hyde Park Certified Local Historic District. 

 

 The rezoning site currently consists of a three-story mixed-use building with a one-story commercial 

building addition. The ground floor of the mixed-use building and commercial building addition consists 

of a vacant commercial space, while the upper two floors of the mixed-use building include an occupied 

residential unit. A used furniture store recently vacated the commercial space. Although the existing “B” 

Two-Family Dwelling District does not allow any commercial uses, City records indicate that a series of 

commercial uses have operated on the building’s ground floor by receiving variances from the City’s 

Board of Adjustment. Further, Zoning Section records indicate that the building had a ground-floor 

storefront when it was originally built in 1890. The proposed rezoning to the “F” Neighborhood 

Commercial District would allow typical neighborhood commercial uses to locate in the building as a use 

by right -- rather than having the petitioner go through the time-consuming and costly variance process 

every time a potential new commercial tenant seeks to move into the building. 

 

 As Exhibit “A” shows, while the blockfaces on the south side of Salisbury St. between N. 20th St. and 

Blair Ave. (facing Hyde Park) are zoned “B” Two-Family Dwelling District, the blockfaces on the south 

side of Salisbury St. between Blair Ave. and N. 11th St. are zoned “F” Neighborhood Commercial 

District. It should be noted that the Zoning Administrator’s research indicates that the rezoning site, as 

well as several other parcels, were rezoned from the “C” Multiple-Family Dwelling District to the “B” 

Two-Family Dwelling District in April 1998 (pre-dating the Planning Commission). However, no 

documentation was found as to why the rezoning occurred. This current proposed rezoning petition would 

change the zoning for the subject parcel from the “B” Two-Family Dwelling District to the “F” 

Neighborhood Commercial District. 

 

 The petitioner is ND Properties, LLC, which owns the subject parcel, as well as the adjacent parcel, 3623 

Blair Ave. The firm’s principals -- Michele Duffe and Ken Nuernberger -- have been very active in 

revitalization efforts in the Hyde Park neighborhood for many years. 

 

 Existing land uses adjacent to the rezoning site include a wide mix of residential, mixed-use, commercial, 

institutional, recreational and industrial uses, as well as vacant lots. The rezoning site’s blockfaces along 

Salisbury St. and Blair Ave. are primarily residential in character. The three other corners at the 

intersection of Salisbury St. and Blair Ave. are occupied by two mixed-use buildings (with restaurants on 

the ground floor of each building) and St. Louis Fire Department Engine House No. 8. Noteworthy 

nearby uses include Hyde Park; the Cornerstone Cafe, 1436 Salisbury St.; and Most Holy Trinity Catholic 

School and Academy, 1435 Mallinckrodt St. 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: “remove the 

requirement to get a variance for each new tenant.” 

 

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

“Given that the proposed development does and will continue to provide additional commercial and 



residential options in an existing structure that was once vacant and underutilized; 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.” 

She further states that: “It is the recommendation of the Zoning Administrator that the subject parcel in 

City Block 1179 be rezoned to the “F” Neighborhood Commercial 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 1500-04 Salisbury St. and recommends 

approval of the rezoning to the “F” Neighborhood 

Commercial 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 parcel, 

as well as the stretch of Salisbury St. between N. 

19th St. and N. 11th St., as a Specialty Mixed Use 

Area (SMUA). The SMUA Strategic Land Use 

Category is defined as: “Areas like Downtown St. 

Louis where it is intended that a unique mix of 

uses be preserved and developed.” 

 

The rezoning site is currently used as a mixed-use 

building. As previously stated, it’s been used as a 

mixed-use building since its construction in 1890. 

It is also located along a stretch of Salisbury St. 

that has several other mixed-use buildings. The 

proposed rezoning would allow typical 

neighborhood commercial uses to locate in the 

building as a use by right. This would eliminate 

the need for the petitioner to go through the time-consuming and costly process of applying for a variance from 

the City’s Board of Adjustment every time a potential new commercial tenant seeks to move into the building. 

Given the rezoning site’s long history of being used as a mixed-use building and its location along a stretch of 

Salisbury St. that is designated as a SMUA, the proposed rezoning is in conformity with the SMUA Strategic 

Land Use Category. 

 

 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 1179 -- 1500-04 Salisbury St. -- 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 “F” Neighborhood Commercial 

District) for one parcel (known as 1500-04 Salisbury St.) located in City Block 1179 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 “F” Neighborhood Commercial 

District) for one parcel (known as 1500-04 Salisbury St.) located in City Block 1179 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 1179 

 

 

  
 

1) Rezoning site 

3-story mixed-use building with a 1-story 

commercial building addition 

(Looking southwestward) 

 

2) Rezoning site 

3-story mixed-use building with a 1-story 

commercial building addition 

(Looking southward) 

  
 

3) Rezoning site 

3-story mixed-use building with a 1-story 

commercial building addition 

(Looking westward) 

 

4) Adjacent properties 

4-family building, 1508-10 Salisbury St. 

(Looking southward) 
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Exhibit “D” 
 

Photos of 

Rezoning Site in City Block 1179 

 

 

  
 

5) Adjacent properties 

Mostly residential buildings, 1500 block of 

Salisbury St. 

(Looking southwestward) 

 

6) Adjacent properties 

1-family building, 3623 Blair Ave. 

(Looking westward) 

 

  
 

7) Adjacent properties 

Mostly residential buildings, 3600 block of Blair 

Ave. 

(Looking southwestward) 

 

8) Adjacent properties 

St. Louis Fire Department Engine House No. 8, 

1501 Salisbury St., & Hyde Park 

(Looking northwestward) 

 

 

-2- 
 



 

Exhibit “D” 
 

Photos of 

Rezoning Site in City Block 1179 

 

 

  
 

9) Adjacent properties 

Mixed-use building, 1435-37 Salisbury St. 

(Looking northeastward) 

 

 

10) Adjacent properties 

Mostly mixed-use buildings, 1400 block of 

Salisbury St. 

(Looking northeastward) 

  
 

11) Adjacent properties 

Mixed-use building, 1434-36 Salisbury St. 

(Looking southward) 

 

 

12) Adjacent properties 

Mostly mixed-use buildings, 1400 block of 

Salisbury St. 

(Looking southeastward) 
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