CULTURAL RESOURCES OFFICE
PRESERVATION BOARD
REGULAR MEETING
MONDAY DECEMBER 18, 2017 — 4:00 P.M.
1520 MARKET ST. #2000, ST. LOUIS, MO. 63103
www.stlouis-mo.gov/cultural-resources

A. 215 YORK AVENUE .................Central West End HD .............Demolish former television.............. 1
facility and construct seven-story hotel.

B. 300 S. BROADWAY .................Preservation Review Dist. ......Demolish six-story building .............. 8
and construct 33 story high-rise.

A.
DATE:
ADDRESS:
ITEM:
JURISDICTION:
STAFF:

December 18, 2017
215 York Avenue
Preliminary Review: Demolish former television facility and construct seven-story hotel
Central West End Local Historic District — Ward 28
Jan Cameron, Cultural Resources Office

215 YORK AVENUE

OWNER:
Andy Holloran
ARCHITECT:
Tobias Strohe/JNS Design
APPLICANT:
Kay Galligan/JNS Design
RECOMMENDATION:
That the Preservation Board grant preliminary
approval of the proposed new construction, with
the condition that additional brick be added to the
front façade and that exterior details and materials
be reviewed and approved by the Cultural
Resources Office staff.
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THE PROPOSAL:
The Cultural Resources Office/Preservation Board has jurisdiction over demolitions and new
construction in the Central West End Certified Local Historic District. The applicant proposes to
construct a seven-story hotel at 215 York Avenue. The project includes demolition of a one-story,
non-contributing former television facility, built in 1959. The project was originally scheduled to be
heard by the Preservation Board at its November meeting, but was deferred at the request of the
applicant to allow time for consultation with the 28th Ward Alderman and the Central West End
neighborhood.
RELEVANT LEGISLATION:
Excerpt from Ordinance #69423, Central West End Historic District:
New Construction or Additions to Existing Commercial Structures
When designing a new commercial building, or an addition to an historic commercial building, the
height, scale, mass and materials in adjacent buildings as well as the context of the immediate
surroundings shall be strongly considered. When designing an addition to an historic building, the
addition shall be compatible in height, scale, mass, and materials to the historic fabric of the
original building. The new addition, however, shall be easily distinguishable from the existing
historic building. The design of primary entrances to new commercial buildings shall afford
accessibility in conjunction with aesthetic and contextual solutions.
A. Height
A new low-rise building, including all appurtenances, must be constructed within 15 percent of
the average height of existing row-rise commercial buildings that form the block-face. Floor
levels, water tables, and foundation levels shall appear to be at the same level as those of
neighboring buildings. When one roof shape is employed in a predominance of existing buildings
in the streetscape, any proposed new construction or alteration shall follow the same roof
design.
Does not comply. The proposed hotel, at seven stories, is considered a “low-rise” building
under the definition of the Ordinance and will be greater than 15% of the average height
of buildings along York that are 3-stories: the commercial buildings to the north facing
Maryland Plaza and the St. Louis Library parking garage opposite to the east. However,
the hotel will be a story shorter than the York House at 4931 Lindell, which it will abut on
the south.
B. Location
A new or relocated structure shall be positioned on its respective lot so that the width of the
façade and the distance between buildings shall be within 10 percent of such measurements for a
majority of the existing structures on the block face to ensure that any existing rhythm of
recurrent building masses to spaces is maintained. The established setback from the street shall
also be maintained. Garages and other accessory buildings, as well as parking pads, must be sited
to the rear of, and if at all possible, directly behind the main building on the lot.
Complies. The front façade of the hotel will follow the existing setback. It will restore the
blockface along York, as fully half the site is currently a parking lot.
C. Exterior Materials
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In the historic district, brick and stone masonry and stucco are dominant, with terra cotta, wood
and metal used for trim and other architectural features. Roof materials shall be slate, tile,
copper or architectural composite shingles where the roof is visible from public or common
areas.
All new building materials shall be the same as the dominant materials of adjacent buildings.
Artificial masonry is not permitted, except that cast stone that replicates sandstone or limestone
is allowed when laid up in the same manner as natural stone. Cementitious or other paintable
siding of appropriate dimension is an acceptable substitute for wood clapboards. A submission of
samples of all building materials, including mortar, shall be required prior to approval.
The pointing of mortar joints on masonry additions to historic buildings shall match that on the
original building in color, texture, composition and joint profile.
Partly complies. Two materials are proposed for the street elevation: a red brick at the first
story and a dark brown brick for less than a quarter of the upper facade. The remainder of
the façade will be faced with a composite panel system, as will the north elevation, which
will be somewhat visible due to the building’s greater height. The composite material will
be a stone or terra cotta color (see photo of example below).
D. Fenestration
New buildings and building additions shall be designed with window openings on all elevations
visible from the street. Windows on the front façade shall be of the same proportions as windows
in adjacent buildings and their total area should be within 10 percent of the window area of the
majority of buildings on the block.
The majority of window openings on the front elevation are similar in proportion to
historic windows, being tall and narrow, but the fenestration pattern is contemporary. The
design appears to comply with the requirement for total area of openings.
E. Accessory Buildings
When visible from the street, a new accessory building shall be designed and constructed in a
manner that is complementary in quality and character with the primary structure and
neighboring buildings.
Not applicable.
F. Curb Cuts and Driveways
Where curb cuts for vehicles and driveways did not historically exist, they shall not be introduced.
Curb cuts for pedestrians at street intersections, mid-block crossings, passenger drop-off and
loading zones, and similar locations shall be allowed. Where a parcel is not served by alley access,
proposed exceptions shall be considered on a case-by-case basis and evaluated for design
suitability.
Complies. The current curbcut and driveway will be reused.
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V. Demolition
Buildings identified as contributing properties in the Central West End Certified Local Historic
District are considered historically significant to the character and integrity of the historic district.
However, construction continued after the period of significance identified for the district and
those buildings may also be architecturally significant, having become part of the historic
character of the Central West End. Any of these buildings determined eligible for listing in the
National Register of Historic Places by the State Historic Preservation Office or that are
determined by the Cultural Resources Office to be Merit or High Merit properties are also
historically significant. All architecturally and historically significant buildings are an irreplaceable
asset, and as such their demolition is not allowed without a specific recommendation for
demolition from the Cultural Resources Office, a full hearing by the Preservation Board, and
approval by that Board.
The existing building at 215 York Avenue is a non-contributing resource to the Central
West End Certified Local District. Therefore, its demolition is considered inconsequential to
the significance of the district.
PRELIMINARY FINDINGS & CONCLUSION:
The Cultural Resources Office’s consideration of the Central West End Historic District standards for
New Construction or Additions to Existing Commercial Buildings led to these preliminary findings.


215 York Avenue is located in the Central West End Local Historic District.



The existing building at 215 York was used as the studio for KPLR television. It is a noncontributing resource to the Central West End Historic District and its demolition would have
no adverse effect upon the district’s significance.



The design of the proposed hotel generally complies with the requirement of the Central
West End Standards for New Construction that new buildings replicate the siting, massing,
scale, and street rhythm of adjacent buildings.



The design deviates from the Standards in the area of building height: however, its height is a
story less than the adjacent York House and therefore does not represent an intrusive change
to the streetscape.



The design also deviates from the Standards in the area of façade material: there is a
relatively small proportion of brick on the front elevation. While the composite panel system
is intended to reference terra cotta and limestone trim of historic buildings in the district, it
was generally used for decorative details and therefore should not be the primary building
material of the front façade.

Based on these preliminary findings, the Cultural Resources Office recommends that the Preservation
Board grant preliminary approval of the proposed design with the condition that additional brick be
considered for the front façade; and that exterior details and materials are reviewed and approved
by the Cultural Resources Office staff.
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PROPOSED SITE PLAN

YORK ELEVATION

SOUTH (LEFT) & NORTH ELEVATIONS
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WEST (REAR) ELEVATION

VIEW ALONG YORK AVENUE LOOKING SOUTHWEST

VIEW OF EAST FAÇADE FROM TOP OF ADJACENT PARKING GARAGE
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VIEW OF WEST FAÇADE FROM ADJACENT BUILDINGS

EXAMPLE OF PANEL FINISH PROPOSED
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B.
DATE:
ADDRESSES:
ITEM:
JURISDICTION:
Staff:

December 18, 2017
300 S. Broadway
Demolish six-story building and construct 33 story high-rise
Preservation Review District – Ward 7
Dan Krasnoff, Cultural Resources Office

300 SOUTH BROADWAY

OWNER/APPLICANT:
HDAI Architects/Jack Holleran, Jr. - Applicant
St. Louis Community College - Owner
RECOMMENDATION:
That the Preservation Board grant preliminary
approval of the demolition of the building for
the construction of a high-rise apartment
building with ground floor retail space with
the stipulations that CRO staff be presented
with the final designs and the demolition
permit be withheld until a construction permit
has been approved.
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THE PROJECT:
The applicant proposes to demolish a 7 story commercial/office building that occupies the southeast
corner of South Broadway and Clark Street, that was constructed in the mid-1890’s. The building
proposed for demolition also has an addition that is approximately equal in size to the original
building, comprising the three bays at the south end of the South Broadway façade. The addition
was built in the mid-1980’s. The proposal is for a 33 story apartment building with 24 floors of
apartments, ground floor retail and a 7-level parking “podium.”
RELEVANT LEGISLATION:
The property at 300 South Broadway is located within a Preservation Review District.
St. Louis City Ordinance #64689
PART X - DEMOLITION REVIEWS
SECTION FIFTY-EIGHT. Whenever an application is made for a permit to demolish a Structure which is
iv) within a Preservation Review District…the building commissioner shall submit a copy of such
application to the Cultural Resources Office within three days after said application is received by his
Office.
St. Louis City Ordinance #64832
SECTION ONE. Preservation Review Districts are hereby established for the areas of the City of St.
Louis described in Exhibit A.
SECTION FIVE. Demolition permit - Board decision.
All demolition permit application reviews pursuant to this chapter shall be made by the Director of
the Office who shall either approve or disapprove of all such applications based upon the criteria of
this ordinance. All appeals from the decision of the Director shall be made to the Preservation Board.
Decisions of the Board or Office shall be in writing, shall be mailed to the applicant immediately upon
completion and shall indicate the application by the Board or Office of the following criteria, which
are listed in order of importance, as the basis for the decision:
A. Redevelopment Plans. Demolitions which would comply with a redevelopment plan previously
approved by ordinance or adopted by the Planning and Urban Design Commission shall be
approved except in unusual circumstances which shall be expressly noted.
Not applicable.
B. Architectural Quality. Structure's architectural merit, uniqueness, and/or historic value shall be
evaluated and the structure classified as high merit, merit, qualifying, or noncontributing based
upon: Overall style, era, building type, materials, ornamentation, craftsmanship, site planning,
and whether it is the work of a significant architect, engineer, or craftsman; and contribution to
the streetscape and neighborhood. Demolition of sound high merit structures shall not be
approved by the Office. Demolition of merit or qualifying structures shall not be approved except
in unusual circumstances which shall be expressly noted.
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The building at 300 S. Broadway is a High Merit structure. The demolition of High Merit
structures can only be approved by the Preservation Board. The staff opinion is that the
existing building is eligible for listing on the National Register as a single-site. The building’s
designer, Isaac Taylor, was a very prominent local architect. Additionally, the building has
associations with the coffee and pharmaceutical industries. The substantial
redevelopment proposal forms a basis for the unusual circumstances that justify the
demolition of the 300 South Broadway building.
C. Condition. The Office shall make exterior inspections to determine whether a structure is sound.
If a structure or portion thereof proposed to be demolished is obviously not sound,
the
application for demolition shall be approved except in unusual circumstances which shall be
expressly noted. The remaining or salvageable portion(s) of the structure shall be evaluated
to determine the extent of reconstruction, rehabilitation or restoration required to obtain a
viable structure.
1. Sound structures with apparent potential for adaptive reuse, reuse and or resale shall
generally not be approved for demolition unless application of criteria in subsections A, D, F
and G, four, six and seven indicates demolition is appropriate.
The structure is “Sound.”
2. Structurally attached or groups of buildings.
Care will be required in ensure demolition does not harm adjacent structures.
D. Neighborhood Effect and Reuse Potential.
1. Neighborhood Potential: Vacant and vandalized buildings on the block face, the present
condition of surrounding buildings, and the current level of repair and maintenance of
neighboring buildings shall be considered.
The area surrounding the building includes well maintained industrial, commercial,
residential and special use buildings.
2. Reuse Potential: The potential of the structure for renovation and reuse, based on similar
cases within the City, and the cost and extent of possible renovation shall be evaluated.
Structures located within currently well maintained blocks or blocks undergoing upgrading
renovation will generally not be approved for demolition.
The structure appears to be capable of productive use as an office building. It is
occupied by offices for the Community College.
3. Economic Hardship: The Office shall consider the economic hardship which may be
experienced by the present owner if the application is denied. Such consideration may
include, among other things, the estimated cost of demolition, the estimated cost of
rehabilitation or reuse, the feasibility of public or private financing, the effect of tax
abatement, if applicable, and the potential for economic growth and development in the
area.
N/A
E. Urban Design. The Office shall evaluate the following urban design factors:
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1. The effect of a proposed partial demolition on attached or row buildings.
Care will be required in ensure demolition does not harm adjacent structures.
2. The integrity of the existing block face and whether the proposed demolition will
significantly impact the continuity and rhythm of structures within the block.
The 300 South Broadway building is on the east side of Broadway. That side of the
street has a great degree of continuity with the adjacent Tums facility. Both 300
South Broadway and the Tums structures are brick and have pier and spandrel
designs. Busch Stadium occupies the west side of the street. It is complimentary
with the structures on the east side because it is faced in red brick. The west (South
Broadway) façade of the proposed new construction is primarily glass, while the
other three facades will be concrete, with “punched” windows. Central business
districts often have highly eclectic structures in close proximity to one another. The
contrast of the new, contemporary glass, Broadway façade with the historic brick
structures to the south will provide less continuity than does the 300 South
Broadway building, as will the difference in the new building’s height. The planned
construction of a building of similar scale at Ballpark Village in close proximity to the
proposed new construction will mean a dramatic increase in the scale of
construction in this section of the Central Business District.
The Clark Street elevation of the building proposed for demolition is almost identical
in design with the Broadway elevation. While there is a consistent rhythm to the
buildings along Clark, the adjacent structures present secondary facades of brick
with “punched” windows. These facades have utilitarian components that reduce
the quality of the streetscape.
3. Proposed demolition of buildings with unique or significant character important to a
district, street, block or intersection will be evaluated for impact on the present integrity,
rhythm, balance and density on the site, block, intersection or district.
The character of the building proposed for demolition is distinctive. It is
representative of a common style of commercial/industrial design found in St. Louis
and in North American industrial cities that saw substantial development during the
late 19th and early 20th centuries.
4. The elimination of uses will be considered; however, the fact that a present and original or
historic use of a site does not conform to present zoning or land use requirements in no way
shall require that such a nonconforming use to be eliminated.
Not applicable.
F.

Proposed Subsequent Construction. Notwithstanding the provisions of any ordinance to the
contrary, the Office shall evaluate proposed subsequent construction on the site of proposed
demolition based upon whether:
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1.

The applicant has demonstrated site control by ownership or an option contract;
The applicant has an option to purchase the property.

2.

The proposed construction would equal or exceed the contribution of the structure to the
integrity of the existing streetscape and block face. Proposal for creation of vacant land
by demolition(s) in question will be evaluated as to appropriateness on that particular site,
within that specific block. Parking lots will be given favorable consideration when
directly adjoining/abutting facilities require additional off-street parking;
The applicant proposes construction of a 24-story apartment building above a 7level parking “podium.” The proposed design is of equivalent or greater
architectural value to the building proposed for demolition. The building proposed
for demolition is representative of commercial/office architecture built in the period
from 1880-1910. The quality of its design is apparent. However, it has been
diminished by the inappropriate contemporary windows, storefronts and bulkheads
at the ground level. The proposed new building is representative of concrete, glass
and steel high-rise residential buildings being constructed today. It represents a
substantial investment in the Central Business District.

3.

The proposed construction will be architecturally compatible with the existing block face
as to building setbacks, scale, articulation and rhythm, overall architectural
character
and general use of exterior materials or colors;
The new building will contribute to the architecturally eclectic environment found in
the Central Business District.

4.

The proposed use complies with current zoning requirements;
The new building’s use is compatible with the requirements found in the “L”,
Jefferson Memorial District.

5.

The proposed new construction would commence within twelve (12) months from the
application date.
Yes.
G. Commonly Controlled Property. If a demolition application concerns property adjoining
occupied property and if common control of both properties is documented, favorable
consideration will generally be given to appropriate reuse proposals. Appropriate uses shall
include those allowed under the current zoning classification, reuse for expansion of an existing
conforming, commercial or industrial use or a use consistent with a presently conforming,
adjoining use group. Potential for substantial expansion of an existing adjacent commercial use
will be given due consideration.
Not applicable.
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H. Accessory Structures. Accessory structures (garages, sheds, etc.) and ancillary structures will be
processed for immediate resolution. Proposed demolition of frame garages or accessory
structures internal to commercial or industrial sites will, in most cases, be approved unless that
structure demonstrates high significance under the other criteria listed herein, which shall be
expressly noted. Not applicable.
PRELIMINARY FINDINGS AND CONCLUSIONS:
The Cultural Resources Office’s consideration of the criteria for demolition led to these preliminary
findings:









The 300 South Broadway building is a High Merit structure due to its designer and
associations with the coffee and pharmaceutical industries in St. Louis.
The historic building was built during the mid-1890’s and the addition was built during the
mid-1980’s.
The building proposed for demolition appears to be structurally sound.
The proposed new construction is a high-rise apartment building with first floor retail and a
multi-level parking “podium.”
The building proposed for construction will have a glass façade on South Broadway with other
facades of concrete and “punched” windows. The new building is of equal or greater
architectural value than the existing structure.
The unusual circumstances that justify the demolition of the 300 South Broadway building are
that the new construction is a major investment with a bold design that provides additional
residential units in the Central Business District.
Demolition should not be approved until:
 The final design has been shown to the CRO staff
 A building permit has been submitted for the new construction.

Based on these preliminary findings, the Cultural Resources Office recommends that the Preservation
Board grant preliminary approval of the demolition of the building for the construction of a high-rise
apartment building with ground floor retail space with the stipulations that CRO staff be presented
with the final designs and the demolition permit be withheld until a construction permit has been
approved.
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300 SOUTH BROADWAY – PRIMARY FACADE
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300 S. BROADWAY – CLARK STREET FAÇADE
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PROPOSED WEST AND NORTH ELEVATIONS
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PROPOSED EAST AND SOUTH ELEVATIONS
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