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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 

Initiation) – 4238 Vista Ave, 4240-54 Vista Ave, and 1400 Tower Grove Ave (City Block 3983)  
 
Date:  August 28, 2020 
 
Summary 
 
Submittal: 
Proposed 
amendment of 
the Zoning 
District Map 
by initiation 
for Planning 
Commission 
review and 
recommendation. 
 
Site: This three parcel area totaling 
approximately 2.66 acres in size is 
located at the northeast corner of Tower 
Grove Avenue Vista Avenue (City 
Block 3983), in the Forest Park 
Southeast Neighborhood.  
 
Proposal: The proposal before the commission is to initiate a rezoning from two currently dual zoned parcels, 
and a single zoned parcel. 1400 Tower Grove Avenue is currently zoned “NG3”/ “B2” while 4240-54 is currently 
zoned “NG2” / “B2”, and 4238 Vista Ave is currently zoned “NG2”. The request is to consider rezoning all these 
parcels to “B2.” 
 
As you are aware, it is against the zoning ordinances and best practice to have parcels that are dual zoned. While 
normally we do not see dual zoned parcels created any more, this happened in error largely due to unforeseen 
timing issues. The property owner, Missouri Foundation for Health requested to consolidate fourteen (14) 
separate parcels into two larger parcels which were all zoned appropriately for consolidation per the underlying 
zoning districts. At that time, the Forest Park Southeast Form Based District had not been adopted by ordinance 
and staff therefore did not review the request against the overlay zoning districts. Ultimately, the request created 
two dual zoned parcels within the newly adopted form based code. 
 
Per zoning policy, staff is required to review any current and future permits by the most restrictive designation. In 
this case, it is “NG3” for 1400 Tower Grove Avenue, and “NG2” for 4240-54 Vista Avenue. Additionally, 4238 
Vista Ave, which has since been acquired by the same property owner, is zoned “NG2” and which is surrounded 
on three sides by 4240-54 Vista Ave. 
 
In order to clean up the dual zoned parcels in accordance with zoning ordinances and best practice, staff is 
requesting the Planning Commission initiate a rezoning for all parcels to “B2” designation which allows for 
more flexibility than the respective most restrictive district, and it aligns best with the uses which intend to 
fill the site. 



Land Use: The rezoning site currently consists of two buildings currently undergoing renovation and one 
building which is under construction and to be rebuilt as a replica of the building which was demolished at 1400 
Tower Grove Avenue. 
 
Recommended Action 
That the Planning Commission finds the proposed Zoning District Map amendment for three (3) parcels known as 
4238 Vista Ave, 4240-54 Vista Ave, and 1400 Tower Grove Ave in city block 3983, 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 three (3) parcels – at 4238 Vista Ave, 4240-54 Vista Ave, and 1400 Tower Grove 
Ave – that total approximately 2.66 acres in size. The parcels are located on the southeast corner of Tower Grove 
Ave and Vista Ave in the Forest Park Southeast neighborhood.  
 
The Site is currently under renovation and construction as the new headquarters for the Missouri Foundation for 
Health. The organization is renovating the large former Columbia Iron Works building at 4240 Vista Avenue, and 
rebuilding the formerly historic mixed use building at 1400 Tower Grove Avenue. 
 
The attached Exhibit ‘A’ shows the zoning map of the subject site. 
 
It is against the zoning and best practice to have parcels that are dual zoned. While normally we do not see dual 
zoned parcels created any more, this happened in error largely due to unforeseen timing issues. The property 
owner, Missouri Foundation for Health requested to consolidate fourteen (14) separate parcels into two larger 
parcels which were all zoned appropriately for consolidation per the underlying zoning districts. At that time, the 
Forest Park Southeast Form Based District had not been adopted by ordinance and staff therefore did not review 
the request against the overlay zoning districts. Ultimately, the request created two dual zoned parcels within the 
newly adopted form based code. 
 
The City’s Zoning Administrator explains in the attached memo (Exhibit ‘B’), in great detail, the history of the 
site and how the parcels got to be dual zoned. The administrator cites that the request is based on the desire to 
bring these parcels back into conformity with the City’s ordinances (Section 1.2.07 of the FPSE-FBD), which do 
not allow for the consolidation of lots with different building envelope standards. She explains that her 
recommendation is “that the Planning Commission initiate a rezoning of  1400 Tower Grove Avenue, zoned NG3 
& B2, 4240-54 Vista Avenue, zoned NG2 & B2, and 4238 Vista Ave, zoned NG2,  all owned by the Missouri 
Foundation for Health (MFH HQ, LLC) to the B2 Zone of the FPSE-FBD.  The B2 Zone allows for more 
flexibility, it aligns with the current uses of the site, and this is an area of the District that is currently 
underdeveloped and could benefit from the flexibility allowed in the B2 Zone.” 
 
Additionally, at the time of consolidation, the Missouri Foundation for Health did not own 4238 Vista Avenue 
and was not included in the consolidation plat. Since that time, they have taken ownership of this parcel, which is 
entirely surrounded by now 4240-54 Vista Avenue and should remain consistent with the surrounding parcels. 
This will also allow the organization to consolidate this parcel in the future without first going through a rezoning 
process. 
 
The zoning administrator has spoken with and explained the request to the Alderman who has agreed to support 
the request. Photos of the rezoning site and adjacent areas are included in Exhibit ‘C’. 
        
2.0 Comments 
PDA staff has reviewed the proposed “Initiation for Zoning Map Amendment” for 4238 Vista Ave, 4240-54 Vista 
Ave, and 1400 Tower Grove Ave (City Block 3983) in the Forest Park Southeast Neighborhood. 
 
 
 
 



Strategic Land Use Plan (SLUP) 
The City’s Strategic Land Use Plan designates the 
rezoning site as a mixture of Neighborhood Preservation 
Area (NPA) and Neighborhood Commercial Area (NCA).   
 
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 new 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 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 overtime 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 intent of the “B2” Boulevard Type 2 Form Based District is to “regulate the physical form of the Boulevard 
Type 2 areas to provide more appropriately-scaled redevelopment of both the northern and southern gateways 
into the neighborhood, and transition and establish Vandeventer Avenue as a more walkable, mixed-use business 
corridor in the future. The area is also designed to allow for appropriately-scaled large format development, 
which may be able to take advantage of deeper lots along Vandeventer. The images shown on this page are 
advisory only.” 
 
Given that: 

• the property owner is currently in the process of rehabilitating the existing buildings and rebuilding 
the formerly historic structure at 1400 Tower Grove,  

• the request is to ensure that the zoning of the parcel is in conformity with the intended future uses 
and will allow for appropriately-scaled large format development and redevelopment of the gateways 
into the neighborhood, and  

• that it would provide ample flexibility within the site for the new Missouri Foundation for Health 
Headquarters, 
 

Staff finds the initiation in compliance with the Strategic Land Use Plan and recommend approval of the 
petition to zone the parcels to “B2” Boulevard Type 2 Form Based District. 

 
 
 

Figure 2- Strategic Land Use Plan Map 
 



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 reviewed and approved the Forest Park Southeast Form Based Code on 
November 8, 2017 and subsequent amendment on January 7, 2019 to allow for the deployment of Small 
Wireless Facilities as required by State and Federal Laws. 
 
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 initiation for the proposed Zoning District Map amendment for three (3) 
parcels at 4238 Vista Ave, 4240-54 Vista Ave, and 1400 Tower Grove Ave in city block 3983 to be in conformity 
with the Strategic Land Use Plan Neighborhood Preservation Area (NPA) and Neighborhood Commercial Area 
(NCA) land use designation and therefore recommends approval of the petition to re-zone from “NG2” 
Neighborhood General Type 2, “NG2” / “B2” Neighborhood General Type 2/Boulevard Type 2, and “NG3”/ 
“B2” Neighborhood General Type 3/Boulevard Type 2 respectively, to “B2” Boulevard Type 2 District as 
presented 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 (from “NG2” Neighborhood General Type 

2, “NG2” / “B2” Neighborhood General Type 2/Boulevard Type 2, and “NG3”/ “B2” Neighborhood 
General Type 3/Boulevard Type 2 to B2” Boulevard Type 2 District) for the three (3) parcels known as 
4238 Vista Ave, 4240-54 Vista Ave, and 1400 Tower Grove Ave in City Block 3983 is in conformity 
with the City’s Strategic Land Use Plan Neighborhood Preservation Area (NPA) and Neighborhood 
Commercial Area (NCA) land use designation.  

 
2. The Initiation for the Amendment of the Zoning District Map (to “B2” Boulevard Type 2 District) for 

the three (3) parcels (known as 4238 Vista Ave, 4240-54 Vista Ave, and 1400 Tower Grove Ave in City 
Block 3983) is recommended for approval.   

 
3. 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 B 
Zoning Memo 



 
 
 

 



EXHIBIT C 
4238 Vista Ave, 4240-54 Vista Ave, and 1400 Tower Grove Ave (Rezoning Site) 

(City Block 3983) 
 

  

4238 Vista Ave, 4240-54 Vista Ave, and 1400 Tower 
Grove Ave (Rezoning Site) 
Aerial view of rezoning site 

 

 
4238 Vista Ave, 4240-54 Vista Ave, and 1400 

Tower Grove Ave (Rezoning & Surrounding Site) 
Map view of rezoning site. Numbers Correspond 

with images below 
 

 
 

1) 4238 Vista Ave, 4240-54 Vista Ave, and 1400 Tower Grove Ave (Subject Site – Currently under 
construction/renovation; rendering of final development shown) 

 
 
 
 

  



EXHIBIT C 
4238 Vista Ave, 4240-54 Vista Ave, and 1400 Tower Grove Ave (Surrounding Site) 

(City Block 3983) 
 

  
 

2)  4253-57 Vista Ave & 1324 Tower Grove Ave 
 (existing single family residential & church to the north 

of the subject site) 

 
3)  4222-26 Vista Ave 

(existing single family residential to the east of the 
subject site) 

 

 
4)  1417-33 Tower Grove Ave 

 (existing multi-family structure, currently under 
renovation, to the west of the subject site) 

 
 


