
 
File No. PDA-020-18-FBD 

 

 

To:  City of St. Louis Planning Commission 

 

From:  Don Roe, Executive Director 

 

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

Central West End Form-Based District (CWE FBD) overlay zoning district (Rezoning by 

Petition) -- City Block 3914 (4117R West Pine Blvd.) 

 

Date:  April 9, 2018 

 

 

Summary 

 

Submittal: Proposed amendment of the Zoning 

District Map’s Central West End Form-Based 

District (CWE FBD) overlay zoning district by 

petition for Planning Commission review and 

recommendation. 

 

Site: 0.12-acre site, consisting of 1 parcel -- 4117R 

West Pine Blvd. -- located near the northwest corner 

of N. Sarah St. and West Pine Blvd. in the Central 

West End neighborhood. 

 

Proposal: Changing the applicable zoning of the 

subject parcel -- which is located in the CWE FBD, 

an overlay zoning district established 5 years ago -- 

from the Neighborhood General Type 1 (NGT1) 

zone to the Neighborhood Center Type 1 (NCT1) 

zone. 

 

Land Use: The parcel is currently a vacant lot. The 

petitioner is proposing to consolidate the subject 

parcel with 3 adjacent parcels -- 4101 West Pine Blvd., 215 N. Sarah St. and 217-21 N. Sarah St. -- which are 

currently zoned Neighborhood Center Type 1 (NCT1), into a single large parcel. The consolidation would 

facilitate the construction of a $7 million townhome development project, consisting of 13 for-sale units and 

related off-street parking spaces. The petitioner’s proposed consolidation of the 4 parcels into a single parcel 

would result in the development site having 2 different zones in the CWE FBD’s Regulating Plan -- NGT1 and 

NCT1 -- which is not permitted under Ordinance 69406. A rezoning of the subject parcel to the Neighborhood 

Center Type 1 (NCT1) zone would allow for the proposed new construction development project to be in 

compliance with the provisions of the Zoning Code, although 1 or more variances may also be required. 

 

Petitioner: 4101 West Pine LLC, which owns the subject parcel, as well as the 3 adjacent parcels. 

 



Support Letter: Submitted by Alderman Joseph D. Roddy (17th Ward). 

 

Recommended Action 

 

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

located in City Block 3914 and within the Central West End Form-Based District (CWE FBD) -- 4117R West 

Pine 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 a single parcel -- 4117R West Pine Blvd. -- that is approximately 0.12 acres 

in size. It is located near the northwest corner of N. Sarah St. and West Pine Blvd. in the Central West 

End neighborhood, although it doesn’t face either of these two streets. The parcel faces an east-west alley 

located between Lindell Blvd. and West Pine Blvd., and is located at the rear of a separate parcel, 4111 

West Pine Blvd. The parcel is located adjacent to the West Pine-Laclede Historic District, which is listed 

on the National Register of Historic Places. The parcel is currently a vacant lot. Photos of the rezoning 

site are included in Exhibit “E”. 

 

 The parcel’s underlying zoning district is “E” Multiple-Family Dwelling District. It is also zoned 

Neighborhood General Type 1 (NGT1) under an overlay zoning district established by the Central West 

End Form-Based District (CWE FBD), the City’s first form-based district. The CWE FBD was 

established by Ordinance 69406 and became effective on April 1, 2013. A form-based district is intended 

to enhance the vibrancy and atmosphere of a neighborhood or commercial corridor by providing a 

cohesive urban form and character. The CWE FBD regulates building permits for new construction and 

building additions in a portion of the Central West End neighborhood generally bounded by Lindell 

Blvd., Vandeventer Ave., Forest Park Ave. and Kingshighway Blvd. Approval of the rezoning would 

result in the amendment of the legal descriptions and Zoning District Map in Ordinance 69406, which 

established the CWE FBD. Note that the proposed rezoning would not affect the underlying zoning 

district. In other words, the existing “E” zoning district for the parcel would remain the same. 

 

 The petitioner is proposing to consolidate the subject parcel with three adjacent parcels -- 4101 West Pine 

Blvd., 215 N. Sarah St. and 217-21 N. Sarah St. 4101 West Pine Blvd. -- into a single large parcel. 4101 

West Pine Blvd. is a large parcel that is currently a vacant lot, although it’s a well-maintained green 

space. 215 N. Sarah St. and 217-21 N. Sarah St. are small parcels that are currently being used as a 

surface parking lot for construction workers and perhaps others. These three adjacent parcels are currently 

designated as a Neighborhood Center Type 1 (NCT1) zone under the CWE FBD overlay zoning district. 

The consolidation would facilitate the construction of a $7 million townhome development project, 

consisting of 13 for-sale units and related off-street parking spaces. Vehicular access to the development 

project would be from the east-west alley located between Lindell Blvd. and West Pine Blvd. The 

existing street closure of West Pine Blvd. at Sarah St. would remain. The development project would 

include amenities, such as an “Eco Drive” that would serve 10 of the 13 units and a dog park. A site plan 

and initial renderings of the proposed development project will be presented at the April 11, 2018 

Planning Commission meeting. The petitioner will be presenting its proposed development project at the 

West Pine Laclede Neighborhood Association meeting on April 10, 2018. 

 

 The petitioner’s proposed parcel consolidation of the four parcels into a single large parcel would result in 

the development site having two different zones in the CWE FBD’s Regulating Plan -- NGT1 and NCT1 -

- which is not permitted under Ordinance 69406. A rezoning of the subject parcel to the NCT1 zone 

would allow for the proposed new construction development project to be in compliance with the 

provisions of the Zoning Code, although one or more variances may also be required. 

 



 The amendment proposes changing the subject parcel from the Neighborhood General Type 1 (NGT1) 

zone to the Neighborhood Center Type 1 (NCT1) zone. As Exhibit “A” shows, most of the interior 

parcels for the area bounded by Lindell Blvd., Sarah St., Forest Park Ave. and Boyle Ave. are zoned 

NGT1, while most of the parcels facing Sarah St. -- from Lindell Blvd. to Forest Park Ave. -- are zoned 

NCT1.  

 

 The following is a brief summary of a few key regulations for the NGT1 and NCT1 zones: 

 

o The NGT1 zone’s intent statement states that the zone is intended to: “regulate the physical form 

of the Neighborhood General Type 1 areas in order to preserve and enhance the integrity and 

quality of this primarily single unit, duplex, triplex, fourplex and rowhouse residential area of the 

neighborhood. The area is designed to provide for sensitive and respectful infill development 

which allows for the variety of building types and forms, and front yards found in the 

neighborhood.” Its use requirements call for Residential on both the ground floor and upper 

floor(s), and a minimum building height of 2 stories and a maximum building height of 3 stories. 

o The NCT1 zone’s intent statement states that the zone is intended to: “regulate the Neighborhood 

Center Type 1 areas which are typically neighborhood retail centers in order to establish, 

preserve or enhance the vibrant, pedestrian oriented character of these walkable neighborhood 

main streets. The physical form of the buildings are regulated while allowing flexibility in use. 

The area is designed to provide convenient shopping and servicing establishments for persons 

residing in the neighborhood, so long as such uses are compatible with adjacent residential 

uses.” Its use requirements call for Primary Retail on the ground floor and Office or Residential 

on the upper floor(s) for parcels facing Sarah St., and a minimum building height of 3 stories and 

a maximum building height of 6 stories for parcels facing Sarah St. The NCT1 zone’s 

requirement for Primary Retail uses along Sarah St. was established to induce pedestrian traffic 

and strengthen a fledgling commercial district corridor along Sarah St. that would serve the 

increasing number of residents, students and employees at the eastern end of the Central West 

End neighborhood. 

 

 However, the petitioner believes that the development site doesn’t provide adequate depth along Sarah St. 

in order to make the requirement of Primary Retail uses on the building’s ground floor be viable. Thus, 

even if the proposed rezoning is approved, a variance from this regulation may also be required. Upon a 

more detailed review of the site plan, additional variances may also be required. 

 

 The petitioner is 4101 West Pine LLC, which owns the subject parcel, as well as the three adjacent 

parcels. The firm’s principals include Austin Barzantny, President of Grove Properties, and Michael 

Gingrich, Managing Partner of Atrium Properties. The firm’s principals focus on the development of 

infill and mixed-use projects in established and emerging neighborhoods, such as the Central West End 

and Forest Park Southeast. A current example is 4101 Laclede Luxury Residences, a mixed-use 

development project, located one block away at the northwest corner of N. Sarah St. and West Pine Blvd. 

The development project -- currently under construction -- includes 54 townhomes and condominiums 

and ground-floor commercial uses. 

 

 The site is located in a fast-growing, transitional mixed-use area. Real estate market forces that impact the 

area include the desirability of the Central West End neighborhood, the proximity of Saint Louis 

University and the CORTEX Innovation District, good public transportation (including a new MetroLink 

station), and a decline in the industrial market. In addition to the three adjacent parcels, adjacent uses are 

quite varied -- including residential uses (from single-family buildings to apartment and condominium 

buildings), commercial uses, mixed-use buildings, light industrial uses and vacant lots. Notable properties 

include a mixed-use building that once housed the St. Louis Housing Authority’s offices, 4100 Lindell 

Blvd.; The Hampton Condo, a 16-unit building, 4111 West Pine Blvd.; the previously-referenced 4101 

Laclede Luxury Residences, a mixed-use building currently under construction, the northwest corner of 

Sarah St. and Laclede Ave.; the Dorris Lofts condominium complex, the southwest corner of Sarah St. 



and Laclede Ave.; the 6 North mixed-use building, the northeast corner of Sarah St. and Laclede Ave.; 

West Pine Lofts, a very large apartment complex, the southeast corner of Sarah St. and West Pine Blvd.; 

the Melrose Apartments, a 30-unit building, the northeast corner of Sarah St. and West Pine Blvd.; and 

The Fremont Apartments, a seven-story apartment building, the southeast corner of Sarah St. and Lindell 

Blvd. Photos of adjacent properties are included in Exhibit “E”. 

 

 In its petition (see Exhibit “B”), the petitioner states as its Grounds for Petition: “to consolidate parcels 

for development”. 

 

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

“Given that the proposed development provides additional new housing options; 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 3914 (4117R West Pine Boulevard) be rezoned to the Neighborhood Center Type 1 zone.” 

 

 The proposed rezoning is supported by Alderman Joseph D. Roddy (17th Ward). (See Exhibit “D”.) The 

petitioner will be presenting its proposed development project at the West Pine Laclede Neighborhood 

Association meeting on April 10, 2018. 

 

        

2.0 Comments 

 

PDA staff has reviewed the proposed amendment 

of the Zoning District Map for one parcel located 

at 4117R West Pine Blvd. and recommends 

approval of the rezoning to the Neighborhood 

Center Type 1 (NCT1) zone. 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 

rezoning site as a Neighborhood Preservation 

Area (NPA). The three adjacent parcels that make 

up the remainder of the development site are 

designated as a Specialty Mixed Use Area 

(SMUA). 

 

The NPA Strategic Land Use Category is defined 

as: “Areas where the existing housing and corner 

commercial building stock will be preserved and 

augmented with infill residential and corner 

commercial development physically integrated 

with, and primarily serving the immediate 

neighborhood. These areas generally consist of 

stable residential areas of the City, including but 

not limited to historic districts, where the 

character of the neighborhood is currently well 

preserved with relatively few vacant lots and abandoned buildings. The Plan contemplates continued preservation 

and improvement, with quality rehabilitation and infill new construction that is sensitive to the character of 



existing residences. Commercial and institutional uses catering to the immediate needs of the neighborhood are 

acceptable and reflect the traditional role such activity has played in the history of the City.” 

 

The rezoning site -- currently a vacant lot -- and the three adjacent parcels -- currently a vacant lot and a surface 

parking lot -- which together make up the development site, are under-utilized properties in a fast-growing area. 

The proposed rezoning would facilitate the construction of a townhome development project, consisting of 13 for-

sale units and related off-street parking spaces. Although no ground-floor commercial uses are included as part of 

the development project -- which may result in the petitioner requiring a variance from the City’s Board of 

Adjustment -- the infill development would provide a transition between the higher-density, mixed-use buildings 

located east of Sarah St. and the lower-density, more stable residential areas located west of the rezoning site 

along West Pine Blvd. in the West Pine-Laclede Historic District. The addition of new residents from the 13 

townhomes would also help to increase pedestrian activity and strengthen the commercial district along Sarah St. 

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 Design and Zoning (HUDZ) Committee will conduct a public 

hearing as part of the legislative process. 

 

 2.2 Previous Commission Action 
 

 At its October 10, 2012 meeting, the Planning Commission recommended approval of the Central West End 

Form-Based District (CWE FBD), an overlay zoning district that regulates building permits for new 

construction and building additions in a portion of the Central West End neighborhood generally bounded 

by Lindell Blvd., Vandeventer Ave., Forest Park Ave. and Kingshighway Blvd. The CWE FBD was 

approved by Ordinance 69406 on February 21, 2013 and became effective on April 1, 2013. 

 

 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 3914 and within the Central West End Form-Based District (CWE FBD) -- 4117R West 

Pine 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 Neighborhood Center Type 1 (NCT1) 

zone) for one parcel (known as 4117R West Pine Blvd.) located in City Block 3914 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 Neighborhood Center Type 1 (NCT1) 

zone) for one parcel (known as 4117R West Pine Blvd.) located in City Block 3914 is hereby 
recommended for approval. 

 
3. The Executive Director of the Planning and Urban Design Agency is hereby authorized and directed to 

work with the Zoning Administrator and City Counselor’s Office to amend the legal descriptions and 
Zoning District Map in Ordinance 69406, which established the CWE FBD. 

 
4. 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 “E” 
 

Photos of 

Rezoning Site in City Block 3914 

 

 

  
 

1) Rezoning site 

Vacant lot, 4117R West Pine Blvd. 

(Looking southeastward) 

                    

 

2) Rezoning site 

Vacant lot, 4117R West Pine Blvd. 

(Looking westward) 

 

  
 

3) Development site 

Parking lot, 215 & 217-21 N. Sarah St. 

(Looking southward) 

 

 

4) Development site 

Parking lot, 215 & 217-21 N. Sarah St. 

(Looking westward) 
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Exhibit “E” 
 

Photos of 

Rezoning Site in City Block 3914 

 

 

  
 

5) Development site 

Vacant lot, 4101 West Pine Blvd. 

(Looking northward) 

 

 

6) Development site 

Vacant lot, 4101 West Pine Blvd. 

(Looking westward) 

 

  
 

7) Development site 

Entire development site, (4 parcels) 

(Looking southwestward) 

 

 

8) Adjacent properties 

The Hampton Condo, 4111 West Pine Blvd. 

(Looking northward) 
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Exhibit “E” 
 

Photos of 

Rezoning Site in City Block 3914 

 

 

  
 

9) Adjacent properties 

Vehicular access to The Hampton Condo, 4111 

West Pine Blvd. 

(Looking northward) 

 

10) Adjacent properties 

Pedestrian access to The Hampton Condo, 4111 

West Pine Blvd. 

(Looking northward) 

  
 

11) Adjacent properties 

The Hampton Condo, 4111 West Pine Blvd. 

(Looking westward) 

 

 

12) Adjacent properties 

The Hampton Condo, 4111 West Pine Blvd. 

(Looking southward) 
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Exhibit “E” 
 

Photos of 

Rezoning Site in City Block 3914 

 

 

  
 

13) Adjacent properties 

1-family building, 4119 West Pine Blvd. 

(Looking northward) 

 

 

14) Adjacent properties  

1-family building, 4119 West Pine Blvd. 

(Looking southward) 

 

  
 

15) Adjacent properties 

West Pine Blvd. street closure at Sarah St. 

(Looking eastward) 

 

16) Adjacent properties 

West Pine Blvd. street closure at Sarah St. 

(Looking westward) 
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Exhibit “E” 
 

Photos of 

Rezoning Site in City Block 3914 

 

 

  
 

17) Adjacent properties 

The Block Restaurant Butcher and Bar, 33 N. 

Sarah St. 

(Looking southwestward) 

 

18) Adjacent properties  

2 1-family buildings, 4104 & 4108 West Pine 

Blvd. 

(Looking southward) 

  
 

19) Adjacent properties 

Places for People, 4130 Lindell Blvd. 

(Looking northward) 

 

 

20) Adjacent properties 

Mixed-use building, 4100 Lindell Blvd. 

(Looking northward) 

 

 

-5- 



 

 

Exhibit “E” 
 

Photos of 

Rezoning Site in City Block 3914 

 

 

  
 

21) Adjacent properties 

The Fremont Apartments, 4066 Lindell Blvd. 

(Looking southeastward) 

 

 

22) Adjacent properties  

Melrose Apartments, 4065 West Pine Blvd. 

(Looking southeastward) 

 

  
 

23) Adjacent properties 

West Pine Lofts, 4050 West Pine Blvd. 

(Looking southeastward) 

 

 

24) Adjacent properties 

4101 Laclede Luxury Residences, 4101 Laclede 

Ave. 

(Looking northwestward) 
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