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APRIL 24, 2017
1116 Missouri Avenue
Preliminary Review: New construction, townhouse development
Lafayette Square Local Historic District — Ward 6
Dan Krasnoff, Cultural Resources Office

PROJECT SITE FROM CHOUTEAU AVENUE

OWNER:
Pulte Group/Matt Segal
ARCHITECT:
Killeen Studios/Mike Killeen
RECOMMENDATION:
That the Preservation Board grant
preliminary approval to the revised
submission with the conditions that rear
elevations of buildings adjacent to public
streets be brick; sidewalks be placed on
both the north and south sides of the
extension of LaSalle Street; and subject to
final review of plans and exterior materials
by the Cultural Resources Office staff.
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THE PROPOSAL:
The proposal is to construct 62 two-and-one-half-story attached townhouses on a 4 acre vacant site
in the Lafayette Square Local and National Register Historic District.
The applicant has made significant revisions from their proposal that was denied at the March,
2017 Board meeting. The new proposal differs from the previous one in these ways:
• New attached row house model examples have been identified;
• The impact of the site’s topography is shown on elevation drawings and renderings;
• A new street extends in a north/south direction that bisects the site off Chouteau;
• The extension of LaSalle Street off Missouri Avenue does will not provide for auto traffic
circulation to MacKay Place, although it will allow for pedestrian circulation.
RELEVANT LEGISLATION:
Excerpt from Lafayette Square Historic District Ordinance #69112:
ARTICLE 3: NEW CONSTRUCTION AND ADDITIONS TO HISTORIC BUILDINGS
303 NEW RESIDENTIAL CONSTRUCTION BASED ON AN HISTORIC MODEL XAMPLE
303.1 Historic Model Example
In order to be consistent with the historic character of the district, each new residential building
shall be based on an Historic Model Example (HME). This is understood to be one specific historic
building and the design for a new building cannot draw upon elements from several buildings. The
HME selected should be located in close proximity to the site of the new construction and
represent a common property type. The property owner shall obtain concurrence from the Cultural
Resources Office that the HME is appropriate for the site.
The applicant has submitted two HMEs for the project. Each is an attached row house design:
1220 18th Street and 1823-27 LaSalle Street. The Cultural Resources Office has accepted both
examples as appropriate HMEs.
303.2 Site Planning
A] Alignment and Setback
1) New construction and additions shall have primary façades parallel to such façades of
adjacent buildings and have the same setback from the street curb.
Partly complies. Units on the periphery of the project site will be consistent with
the facades of adjacent properties.
2) In the event that new construction or addition is to be located between two existing
buildings with different alignments to the street or with different setbacks, or in the
event that there are no adjacent buildings, then the building alignment and setback that
is more prevalent within the block front, or an adjacent block front, shall be used.
N/A.
3) New residential buildings in an area with no existing historic buildings shall have a
common alignment based on the historic pattern of that block front or an adjacent block
front.
Partly complies. Units that face Missouri Avenue and Mackay Place will comply
with this requirement; the northernmost units will front on Chouteau. Units in the
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interior of the site will be arranged around wide alleys that do not replicate the
existing conditions elsewhere in the district.
4) The existing grades of a site may not be altered beyond minor grading to affect water
runoff.
N/A.
5) The setback requirements are not intended to disallow construction of alley or carriage
house type new construction.
N/A.
6) Ancillary buildings shall be placed to be the least visible from public streets.
N/A.
7) There shall be a sidewalk along all public streets. The sidewalk shall align with adjacent
sidewalks in terms of distance from the curb. New and refurbished public sidewalks
must be a minimum of 4 feet wide where possible and have a cross slope that provides
an accessible route.
Partly complies. Units on the site’s periphery will conform to this requirement.
There is a short stretch on the extension of LaSalle Street where sidewalk is only
on one side of the street.
8) No new curb cuts for vehicles shall be allowed. Abandoned curb cuts will not be
reutilized. Curb cuts for pedestrians at street intersections, mid-block crossings,
passenger drop-off and loading zones, and similar locations shall be allowed.
A new curb cut will be created off Chouteau Avenue to access a new north-south
street.
B] Multiple unit new construction
1) No more than four attached townhouse units based on an HME may be constructed
without a 36-inch-wide walk to the rear between the unit groups, unless the proposed
development is based on an HME without such a walkway.
Complies.
2) Every unit shall have a primary façade facing an existing street.
Does not comply. 23 units in the interior of the development will face new street.
3) When several buildings, or a long building containing several units, are constructed on a
sloping street; the building(s) shall step down the slope in order to maintain the height
of the HME. The step in height shall occur at a natural break between units or firewalls.
Complies.
303.3 Massing and Scale
A] The massing of new construction shall be based on that of the HME selected to be
comparable to that of the adjacent buildings or to the common overall building mass within
the block front. This massing is typically relatively tall, narrow, and deep.
Complies.
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B] The HME and new building shall have a foundation raised above grade as a means to
maintain compatibility in overall height with adjacent historic buildings.
Complies. The foundation will be raised to reflect the height of that of the HME.
C] The HME and new building shall appear to be the same number of stories as other buildings
within the block front. Interior floor levels of new construction shall appear to be at levels
similar to those of adjacent buildings.
Complies.
D] The height of the HME and new construction shall be within two feet above or below that
the average height within the block. Building height shall be measured at the center of a
building from the ground to the parapet or cornice on a flat roof building, to the façade
cornice on a Mansard roofed building, or to the roof eave on a building with a sloping roof.
The height of the units will replicate that of the HME.
E] The floor-to-ceiling height of the first floor of HME and new construction shall be a
minimum ten feet, and the second floor floor-to-ceiling height shall be a minimum of nine
feet.
The design complies with these requirements.
303.4 Proportions and Solid to Void Ratio
A] The proportions of the HME and new construction shall be comparable to those of the HME
and adjacent buildings. The proportional heights and widths of windows and doors must
match those of the HME, which should be 1:2 or 1:3, the height being at least twice the
width, on the primary façades.
B] The total area of windows and doors in the primary facade of new construction shall be
within 10 percent of that of the HME.
C] The proportions of smaller elements, including cornices and their constituent components,
of the HME will be replicated in the new construction.
Complies with all requirements.
303.5 Exterior Materials and Color
A] Exposed foundations must be scored or cast to simulate load-bearing masonry mortar
joints, or be faced with stone laid in a load-bearing pattern.
The front foundation will be simulated limestone with mortar joints.
B] As in the HME, there shall be a differentiation in all façades near the level of the first floor
that defines the foundation as a base. The wall materials and /or the detailing at the base
shall be distinct from that of the rest of that façade.
Complies.
C] The exterior wall materials of HMEs are a combination of stone and brick or all brick.
Typically the primary façade material is different from the single material used for the side
and rear walls.
Partly complies. The front and side elevations of each building will be brick. Rear
elevations are proposed to be a cementitious lap siding, painted a brick color. Staff
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recommends that rear elevations of buildings that are prominently visible from public
streets also be brick.
D] The materials of the primary façade of new construction shall replicate the stone or brick of
the HME.
1) A stone façade shall use the stone of the HME. It shall have smoothly dressed stone cut
into blocks with the same proportion as that of the HME, be laid with the same pattern,
and have the same dimension of mortar joints. The stone façade shall have the same
depth of return on the secondary façades as the HME.
N/A.
2) The use of scored stucco and cementitious materials to replicate the stone of the façade
of the HME is permitted. As for stone façades, the return at the secondary façades shall
replicate that of the HME.
Complies.
(a) Brick shall replicate that of the HME as a pressed face brick with a smooth finish and
a dark red color with only minor variations in color. Brick shall have these
dimensions, 2 2/3” x 8” x 4”, or be based on an HME. No brick façade will display reused brick of varying colors and shades.
(b) Brick will be laid as in the HME, generally in a running bond, and its mortar joints will
replicate, by type of façade, that of the HME in color, or be dark red or gray.
No brick samples have yet been submitted; however, the intent is to comply
with these requirements.
(c) Ornamental brick, stone or replica stone lintels, cornices, sills and decorative bands
or panels shall be based on the HME. Window sills on brick primary façades shall be
stone or pre-cast replica stone, based on the HME.
Cornices, window heads and sills will be in the style of the HMEs. Because this is
a large site with multiple units, the developer proposes to mix and match
varying designs to avoid monotony and provide a more varied streetscape.
E] The HME shall determine the choice of the material used on the secondary and rear façades
of a new residential building. Typically, common brick side and rear walls were combined
with a face brick or stone street façade. Materials permitted for use on secondary and rear
façades, therefore, shall be brick of suitable color, texture, and bond, and be pointed with
mortar appropriate in color, texture and joint profile.
Partly complies. Front and sides will be brick or stucco to replicate the
appearance of stone. The rear façade of the HME is brick.
F] Siding of vinyl, aluminum, fiber cement, or wood of any type, style, or color is prohibited on
any façade because of the requirement for an HME for new residential construction.
Cementitious siding, to be painted a brick color, is proposed for the rear
elevations.
G] The materials identified above may be combined with modern construction techniques in
the following ways:
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1) The appearance of stone on a raised foundation may be created using stone veneer,
parging with joint lines to replicate a load-bearing masonry pattern, or poured concrete
that has the pattern of load-bearing masonry.
2) Brick, stone, and stucco scored to appear as stone may be installed as a veneer on
exterior walls.
The proposed house will be wood-framed with brick/stucco installed as a veneer.
303.6 Windows
A] Windows in the HME and their sash will be the model for windows in new residential
construction. The size and location of window openings in the HME will be replicated on the
primary façade.
First and second story windows on primary facades will match HMEs. Some dormer
windows will be slightly smaller.
B] The profiles of the window framing elements – i.e. frames, sills, heads, jambs, and brick
molds – will match the dimensions and positions of those in the HME.
C] Window Sash
1) Window sash shall match that of the HME in terms of operation, configuration (number
of lights), and dimensions of all elements. The method of a window’s operation may be
modified on the interior in a way that does not change the exterior appearance and
provides for accessibility.
D] Materials
1) Wood windows manufactured to match the characteristics of the HME are preferred on
the primary façade. Any window sash that must be replaced in non-historic residential
buildings constructed under these standards, or previous ones, shall meet these
standards.
2) Factory-painted, metal clad wood and composite or fiberglass windows are acceptable
for the primary façade if they meet the above requirements and are acceptable for
secondary and rear façades.
3) Vinyl sash is prohibited.
4) All glazing will be non-reflective glass.
5) Windows may have double-glazed, low-solar-gain, Low-E glazing sash; tinted Low-E
glazing is not permitted.
The windows to be used on the front façades will match the HMEs. The windows
will be approved by CRO as to materials, dimensions and profiles to be similar to
those of the HME, and as to the correct brick mold.
F] Windows in secondary and rear façades that do not face the street should have the
proportions and size based on the HME. The operation of the window sash and material is
not regulated, other than not being vinyl.
Some variance from a strict replication of side fenestration of the HME has been
accepted on most of the approved infill buildings in the Square. This design proposes
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doublehung windows of appropriate size and proportion arranged generally in vertical
bays.
G] Bathroom windows in private secondary and rear façades may have frosted glass. Historical
examples include glue chip and machine textured glass.
H] Storm Windows and screens, as on historic buildings, are allowed on the interior of primary
public façade windows and on the exterior and interior of other façade windows. Other
stipulations in Sections 203.1(D) and 203.2(D) apply here as well.
The windows will comply with material standards.
303.7 Doors
A] Doors on the primary and secondary street façades must be based on the HME and meet
these requirements:
1) Be a minimum of 7 feet in height.
2) If the front entry door of the HME is set back from the façade, new construction must
replicate this condition and replicate any panel reveals of the HME.
3) All entry doors on street façades must have a transom, transom bar and transom sash,
based on the HME.
4) Slight modifications to the entrance design of the HME may be acceptable to provide
32-inch-wide openings, flush thresholds, and the use of swing clear hinges.
Complies. The recessed entry follows the HMEs.
B] Clear and non-reflective glazing shall be used in street façade doors and transom sash.
Complies.
C] Accessibility to residential buildings is encouraged and can be obtained through the
selection of an HME, entrance design, the placement of actual floor levels, and other design
choices.
Not applicable.
303.8 Cornices
A] The design of a primary façade cornice and all its elements shall be based on the HME. In
the event that the measurements of the HME are not readily attainable, the following will
be used:
1) Crown molding, if used must be a minimum of five and one quarter inches (5 ¼”) in
height.
2) Dentil molding, if used must be a minimum of four inches (4”) in height.
3) Decorative panels or other moldings may be used between brackets or corbels only to
replicate the selected HME.
B] The space between brackets or corbels, and their height and proportions, shall replicate
that of the HME.
The cornices of the HMEs are proposed to both replicate the existing in some cases,
and to vary as well. This is proposed to create some variation because of the large
number of units being constructed on the site.
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303.9 Roofs
A] The form of the roof must replicate the HME.
Does not comply. The buildings will have gambrel roofs in place of the mansard roof of
the HME, in order to allow a full third story. The slope of the gambrel has been
adjusted and brick parapet walls designed to screen the upper portion so the roofs
appear as mansards. Dormers following those of the HMEs are proposed but alternate
configurations are suggested by the developer to provide design variety.
B] Visible roof planes shall be uninterrupted with openings such as individual skylights, vents,
pipes, mechanical units, solar panels, etc.
C] Roofing Materials
1) Visible roofing material shall be limited to the following:
(a) Slate,
(b) Synthetic state where slate is used on the HME,
(c) Asphalt or fiberglass shingles, standard three tab design of 23 pounds per square
minimum construction,
(d) Standing seam, copper or refinished sheet metal roofing only as gutters and ridges;
all metal roofs are not allowed,
(e) Plate or structural glass on an appendage.
2) Visible roofing material not permitted includes the following:
(a) Wood shingles, or composition shingles resembling wood shingles or shakes
(b) Roll roofing or roofing felts
(c) Metal roofing
(d) Vinyl or other polymeric roofing
D] Gutters and Downspouts
1) Gutters on the primary public façade must be incorporated into a cornice design based
on an HME to the extent that the gutter is not visible as a separate element. No gutters
can be placed across the primary public façade as individual elements. Gutters and
downspouts shall be of one of the following materials:
(a) Copper; painted or allowed to oxidize.
(b) Galvanized metal, painted.
(c) Aluminum; finished as a non-reflective factory-finish
Complies with all requirements.
PRELIMINARY FINDINGS AND CONCLUSION:
The Cultural Resources Office consideration of the criteria for new residential construction in the
Lafayette Square Historic District Standards led to these preliminary findings:
•

The proposed site for construction, 1116 Missouri Avenue, is located at the northern edge
of the Lafayette Square Local Historic District.

•

The site is a large, vacant 4-acre parcel that previously had an industrial use. The site fronts
on Chouteau Avenue to the north; Missouri Avenue to the east; a vacant, wooded parcel on
the south; and Mackay Place on the west.
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•

The applicants have proposed Historic Model Examples for the new buildings. Both of the
HME designs have been accepted as appropriate by the Cultural Resources Office.

•

The design complies with most of the requirements for new construction in the Lafayette
Square Historic District, with the exception of:




Units on the interior of the site do not conform to requirements of Site Planning;
The roof shape does not follow the HME; however, the design has been modified to
disguise the non-conforming shape;
The rear elevations will be sided; the HME has four sides of brick.

Based on the Preliminary findings, the Cultural Resources Office recommends that the Preservation
Board grant preliminary approval to the proposed design, with the stipulations that:
•

Rear elevations of units that are prominently visible from a public street (i.e. corner units)
shall be brick.

•

Both north and south sides of the extension of LaSalle Street shall have sidewalks.

•

Final plans and exterior materials shall be reviewed and approved by the Cultural Resources
Office.
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SITE PLAN

10

TH

MODEL EXAMPLE - 1220-22 SOUTH 18 STREET

MODEL EXAMPLE – 1823-27 LASALLE STREET
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DESIGN BASED UPON 1220 S. 18 STREET MODEL EXAMPLE
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DESIGN VARIATION 1 BASED UPON 1220 S. 18 STREET MODEL EXAMPLE
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DESIGN VARIATION 2 BASED ON 1220 S. 18 STREET MODEL EXAMPLE
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DESIGN VARIATION 3 BASED ON 1220 S. 18 STREET MODEL EXAMPLE

DESIGN BASED ON 1823-27 LASALLE STREET MODEL EXAMPLE

14

VIEW OF MACKAY STREET LOOKING NORTH FROM HICKORY

VIEW OF CHOUTEAU AND NEW NORTH-SOUTH STREET STREET LOOKING SOUTH
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NEW NORTH-SOUTH STREET LOOKING SOUTH FROM EXTENSION OF LASALLE
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B.
DATE:
ADDRESS:
ITEM:
JURISDICTION:
STAFF:

April 24, 2017
2232 South Grand Avenue
Demolish two-story brick institutional building to construct five-story apartment
building
Compton Hill Historic District — Ward 6
Jan Cameron, Cultural Resources Office

2232 SOUTH GRAND AVENUE

OWNER:
S. Grand Development LLC
APPLICANT:
HOK
Barb Anderson-Kerlin
STAFF RECOMMENDATION:
That the Preservation Board grant
preliminary approval to the demolition
of the existing building and grant
preliminary approval to the design of
the new building as proposed with the
stipulation that final plans and
materials are reviewed and approved
by the Cultural Resources Office.
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THE PROJECT
On August 28, 2006, the Preservation Board of the City of St. Louis considered a preliminary review
request in the Compton Hill historic district to demolish the vacant YMCA building at 2232 S. Grand
Avenue to construct a three-story commercial building. The proposal included rehabilitation of the
Pelican Building, a City Landmark.
The Board found that while the design of the proposed building appeared to comply with the
Compton Hill historic district standards, it also found that the applicant had failed to submit
sufficient evidence of the project's feasibility to be granted a demolition permit.
The Preservation Board granted preliminary approval to the project with the conditions that: (1)
demolition of the YMCA building would not be approved until the developer applied for a building
permit; (2) both demolition and building permit(s) would be granted concurrently; (3) the
developer submit to the Cultural Resources Office staff evidence of financing and tenant
commitment; and (4) the developer, before final approval, submit further evidence that the YMCA
building cannot be preserved. The project did not go forward.
The current proposal, from a different developer, demolishes the YMCA for the construction of a
five-story apartment building to be sited at South Grand Avenue. The rehabilitation of the Pelican
Building is not a part of this project and is being rehabilitated by a different owner.
RELEVANT LEGISLATION:
Excerpt from Ordinance #57702, the Compton Hill Historic District Rehabilitation and New
Construction Standards
C. Demolition and Removals
1. No building or structure in the district shall be demolished, and no permit shall be issued for
the demolition of any such building or structure, unless the Landmarks and Urban Design
Commission shall find either that the building or structure is in such a state of deterioration
and disrepair as to make rehabilitation impossible unless such rehabilitation is found
economically unfeasible or the building or structure is architecturally inconsistent with other
structures to such an extent that it detracts from the historic character of the neighborhood.
2. Except for substitution of deteriorated materials as provided in these standards, no original
architectural detail or ancillary structure shall be removed.
3. The Landmarks and Urban Design Commission shall be the final decision- makers concerning
demolition and removals.
The demolition of the YMCA building for subsequent new construction received
preliminary approval by the Preservation Board in 2006, subject to certification that
the project proposed was economically feasibility. Until now, no other project has
come forward for the site and the building has remained vacant.
D. Scale, Size and Proportion
All new and rehabilitated structures shall complement the height, scale and proportion of
adjacent buildings.
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The proposed building will be five stories in height, which would make it the tallest on
the block. The difference is somewhat mitigated as a large section of the fifth story is
recessed and of a different material. However, the fabric along South Grand Avenue
exhibits considerable variation in height: taller buildings such as the Hutchison Arms,
at eleven stories, and the old Missouri Pacific Hospital (now SLU Eye Clinic) at seven
are interspersed with smaller scale two and three story buildings. Directly opposite
the project site is the Compton Gates Condominiums, a tall three-and-a-half stories.
E. Location, Spacing and Setback
Location and spacing of new or reconstructed buildings shall be consistent with the existing
patterns in the neighborhood respecting depth of front yards, width of buildings and width of
side yards. If there is a uniform setback on a block, new buildings shall be positioned along such
setback.
Complies. The new building will conform to the building line at Grand Avenue and with
the front façade of the Pelican Building. The existing YMCA building is set back
considerably from the building line, so the new structure will reinforce a consistent
setback from the street.
Along this part of Grand, the rhythm of building mass to void is very irregular, with a
number of infill buildings; and ranging from very small vehicle-oriented structures to
large commercial buildings with surrounding parking areas. Construction of the
proposed building will have little effect upon this existing pattern.
F. Exterior Materials
1. Materials for new or rehabilitated structures shall be compatible in type, texture and color
with the original building material. If the building is new, materials shall be compatible in
type, texture and color with the predominant original building materials used in the
neighborhood.
Partly complies. The front façade will be brick, with the exception of the set-back
portion of the fifth story, which will be sheathed in fiber cement panels. Substantial
brick returns are proposed for the north and south elevations, which will be partly
visible from the street. The remainder of these elevations and the rear façade will
have a first story of brick with cement panels above.
2. The use of raw concrete block and imitations or artificial materials are not permitted.
Aluminum or other types of siding are permitted only when they are used in the place of
wood siding and are similar in detail and design to the original siding. Mill finished
aluminum is not permitted. Previously unpainted brick surfaces shall not be painted.
Does not comply. While the majority of the building visible from the street will be
brick, the use of cement panels will introduce a new material that does not attempt
to replicate historic building fabric.
G. Architectural Detail
1. Architectural details on existing structures shall be maintained in a similar size, detail and
material. Where they are badly deteriorated, a similar detail may be substituted.
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2. Doors, windows and other openings on rehabilitated structures shall be of the same size
and in the same horizontal and vertical style as in the original structures. Exterior shutters,
when used, shall be made of wood and shall be of the correct size and shape to fit the
entire opening for which they were intended.
3. Storm doors, storm windows, and window frames shall be of wood, color finished material.
Mill finished aluminum or similar metal is not permitted.
4. Renovated dormers, towers, porches, balconies or cornices shall be maintained in a similar
profile, size and detail as originally constructed. Similar new construction shall complement
the design.
5. New ancillary and satellite structures shall conform in design to the architectural style of the
period in which the principal structure was built.
6. New gutters and downspouts shall be of copper or other color finished or painted material.
Awnings and canopies where visible from the street are not generally appropriate, but
when approved shall be of canvas or canvas-like material.
Not applicable. The building is contemporary in design and does not attempt to
replicate historic detailing. Fenestration will be similar in proportion to historic
doublehung windows that predominate in the district, but will be arranged in a nontraditional pattern on the primary façade.
H. Roof Shape and Material
1. In neighborhoods in which a roof shape, angles and lines are dominant, new or renovated
structures shall conform to such shape, angles and lines.
Complies. The building has a flat roof; the majority of structures along Grand also
have flat roofs.
2. Roof materials shall be slate, tile, copper or asphalt shingles. Roll roofing material,
corrugated sheet metal, shiny metal, or brightly colored asphalt shingles are not permitted
where seen.
Not applicable.
I. Walls, Fences and Enclosures
Materials for construction of new fences shall be compatible with the character of the
neighborhood. Materials may include, wood, stone, brick, wrought iron or evergreen hedge.
Barbed wire, "chicken wire" or narrow gage wire fabric shall not be used. The use of chain link
fence is discouraged unless appropriately camouflaged.
Not yet determined.
J. Landscaping
If a particular type of landscaping material predominates in a neighborhood, new planting shall
be compatible. The installation of street trees is encouraged.
Not yet determined.
K. Paving and Ground Materials
If a particular type of paving material or ground cover predominates in a neighborhood, new or
added material shall be compatible with the streetscape. Loose gravel or crushed stone shall not
be permitted.
Not applicable.
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L. Street Furniture and Utilities
Free-standing light standards placed in the front yard of any premises shall be either authentic
period styling of high quality contemporary design. Where possible, all new utility lines shall be
underground. The design and location of all items of street furniture shall be compatible with
the character of the neighborhood.
Not applicable.
M. Drives and Parking In neighborhoods in which the entrance to individual private drives is made
from the alley, all new or renovated drives shall be made only from the alley. Drives which enter
from the street shall be constructed of brick, granite pavers, Portland cement or asphalt paving.
Parking will be located at the center of the site and access will be from the alley behind
Grand Avenue.
St. Louis City Ordinance #64689
The YMCA building is considered a contributing resource to the Certified Local District and
is therefore is subject to the Preservation Review District ordinance.
PART X - DEMOLITION REVIEWS
SECTION FIFTY-EIGHT. Whenever an application is made for a permit to demolish a Structure which
is i) individually listed on the National Register…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.
A redevelopment plan has been passed for the proposed project, but does not specifically
call out the demolition of the YMCA building.
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
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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.
The YMCA building is a “Merit” building. During local district certification, it was
considered to have “Neighborhood Significance.”
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.
As a concrete structure, the YMCA is considered “Sound” and is certainly able to
remain standing for at least six months. The roof is deteriorated and water is entering
the building; however, it is boarded and secure.
2. Structurally attached or groups of buildings.
Not applicable.
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 along South Grand is a vibrant commercial area with institutional uses to the
north. Directly adjacent to the site is the Longfellow/Hawthorne section of the district,
with large, architecturally significant single-family houses. The Pelican Building
(proposed for rehabilitation) and the YMCA are the only vacant and deteriorated
properties in the vicinity.
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 applicant has explored reuse of the building and found it to be cost-prohibitive.
Built as a gymnasium with swimming pool, the building’s unusual form and numerous
interior levels make rehabilitation difficult.
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
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abatement, if applicable, and the potential for economic growth and development in the
area.
Not applicable.
E. Urban Design.
The Office shall evaluate the following urban design factors:
1. The effect of a proposed partial demolition on attached or row buildings.
Not applicable.
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 YMCA building is set back from the street and therefore its impact upon the South
Grand streetscape is minimized. It is, however, of similar scale to adjacent historic
buildings, although of later date and architectural style.
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 YMCA is rated as having “Neighborhood Significance,” the lowest of the four
significance ratings (National, State, City and Neighborhood). While the building
presents a cohesive design and quality materials, it is not highly significant
architecturally.
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:
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 five-story apartment building by HOK,
using a contemporary design vocabulary and quality exterior materials. In
addition, the volume of the new structure, sited at the building line, will reinforce
the streetscape along Grand Avenue.
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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;
While the design is contemporary and introduces a modern element, cement fiber
board, as a secondary façade material, the majority of the building will be brick
and its fenestration will reference that of historic buildings.
4. The proposed use complies with current zoning requirements;
The site is zoned H (Commercial) and the building will not require any variance or
conditional use.
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.
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 CONCLUSION:
The Cultural Resources Office’s consideration of the criteria for new residential construction in the
Compton Hill Historic District Standards and the criteria for demolition under the Preservation
Review District Ordinance led to these preliminary findings:
•

The proposed site for the new apartment building is within the boundaries of the Compton
Hill Certified Local Historic District.

•

The YMCA building is considered to be a “Merit” building under the Preservation Review
Ordinance as it has “Neighborhood Significance” within the Compton Hill Certified Local
District.

•

The existing YMCA building was considered for demolition by the Preservation Board in
2006, at which time the demolition of the building was accepted if the proposed
replacement building was a viable project.
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•

Since that time, the building has continued to deteriorate and no viable proposals have
been submitted for its rehabilitation.

•

The proposed five-story apartment building is a contemporary design that is compatible in
height, scale, and exterior materials with other multi-story buildings along Grand Avenue.
Its design complies with most requirements for new construction in the Compton Hill
Historic District Standards.

Based on these Preliminary findings, the Cultural Resources Office recommends that the
Preservation Board grant preliminary approval to the project, with the stipulation that final plans
and exterior materials for the new building will be reviewed and approved by the Cultural
Resources Office.

SITE PLAN
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EXISTING STREETSCAPE AT GRAND WITH YMCA BUILDING AT LEFT AND PELICAN BUILDING IN CENTER

RENDERING OF THE SAME STREETSCAPE WITH PROPOSED BUILDING

HEIGHT COMPARISONS
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FRONT ELEVATION AT SOUTH GRAND AVENUE

NORTH ELEVATION

SOUTH ELEVATION (FACING THE PELICAN)
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REAR ELEVATION FACING VANDERBURGH AVENUE (ALLEY)

YMCA NORTH FACADE

SOUTH FACADE

POOL HOUSE

REAR
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C.
DATE:
ADDRESSES:
ITEM:
JURISDICTION:
Staff:

April 24, 2017
1408-10 Tower Grove Avenue
Demolish Four-Family Residential Structure and Rehabilitate/Partially Demolish Industrial
Site, and Rehabilitate Corner Building
Listed on the National Register of Historic Places, Ward 17
Dan Krasnoff, Cultural Resources Office

1408-10 TOWER GROVE AVENUE

OWNER/APPLICANT:
Owner: Missouri Foundation for Health
Applicant: Barb Anderson-Kerlin, HOK
RECOMMENDATION:
That the Preservation Board grant preliminary
approval of the demolition of 1408-10 Tower
Grove Avenue, but deny demolition of the
shed structure, per Preservation Review
District ordinance.
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THE PROJECT:
The proposal is to demolish one contributing four-family residential building while rehabilitating
the main buildings of the Columbia Iron Works and a two-story corner, commercial storefront
building. The proposal includes additional demolition of the Iron Works “shed”, which would be a
meaningful loss and of four non-contributing buildings on Hunt Avenue. There will also be
demolition of four non-contributing buildings on Hunt Avenue. These demolition applications are
likely to be submitted as individual permits.
The applicant also proposes to create flexible community space at the corner of Hunt Avenue and
Tower Grove Avenue. This space will allow for active community programs, health fairs/food truck
events and occasional, overflow parking; although it will not be covered in concrete/non-porous
asphalt.
RELEVANT LEGISLATION:
The property at 1408-10 Tower Grove Avenue is located within the Forest Park Southeast
National Register District and 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 ii) within a National Register 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
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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.
Based on the definition within the ordinance, this is a “Merit” 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.
Not applicable.
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 section of the neighborhood where the building is located has a mix of occupied
buildings in stable condition and vacant buildings in various states of deterioration.
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 building has potential for reuse.
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:
1. The effect of a proposed partial demolition on attached or row buildings.
Not applicable.
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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 loss of the building would have some impact on the continuity and rhythm of
structures. The corner building to the east is proposed for rehabilitation. The building
in question is immediately adjacent to its south façade. However, there are no
structures on the rest of the east side of the block to the south of the building
proposed for demolition.
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 building proposed for demolition is representative of the design of turn-of-the
century multi-family structures. Its character is not unique, so its loss would be
minimized.
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:
1. The applicant has demonstrated site control by ownership or an option contract;
Yes.
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 demolition must be evaluated in the context of the overall proposal. The
rehabilitation of the Columbia Iron Works is a greater gain for the preservation of the
built history of the neighborhood than would be the loss of the four family building.
Additionally, the applicant has agreed to rehabilitate the more important corner
building with its impressive cast-iron storefront.
The applicant will create parking on the east side of the building. The east side of the
building is where the shed, proposed for demolition, is located. The shed appears to
date from the time the Iron Works was built and is an important component to the
history of the site. Interestingly, the Iron Works is not included within the National
Register District, though it is the staff’s opinion that the facility would likely be
individually eligible for the National Register.
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;
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All construction will be for the preservation of existing structures, with no new
buildings being proposed.
4. The proposed use complies with current zoning requirements;
Yes.
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.
The Missouri Foundation for Health proposes to redevelop a number of parcels,
including the site of the four-family structure. So, the adjoining properties provision
of the ordinance does apply.
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:
•
•
•
•

•
•

1408-10 Tower Grove Avenue is within a Preservation Review District and National Register
Historic District.
The building is “sound.”
The building is a Merit structure.
The proposal by the Missouri Foundation for Health to rehabilitate the Columbia Iron Works
Facility, exceeds the value of the preservation of the four-family structure, which is
incompatible with the proposed development for the Foundation
The shed is an important component of the Columbia Iron Works site and is worthy of
preservation.
The shed’s reuse is compatible with the construction of parking facilities to the east of the
main Columbia Iron Works buildings.

Based on these preliminary findings, the Cultural Resources Office recommends that the
Preservation Board grant preliminary approval of the demolition of 1408-10 Tower Grove Avenue,
based upon the unusual circumstances regarding the preservation of other structures in the
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proposal, but deny demolition of the shed structure, per the Preservation Review District
ordinance.

1408-10 TOWER GROVE AVENUE
PROPOSED FOR DEMOLITION

1408-10 TOWER GROVE (REAR)
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1408-10 TOWER GROVE (NORTH FAÇADE)

1408-10 TOWER GROVE (SOUTH FAÇADE)

COLUMBIA IRON WORKS – VISTA AVENUE SIDE
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COLUMBIA IRON WORKS SHED (PROPOSED FOR DEMOLITION)

COLUMBIA IRON WORKS – HUNT AVENUE SIDE

CORNER BUILDING – TOWER GROVE AND VISTA PRESERVED
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PROPOSED SITE PLAN

COLUMBIA IRON WORKS REHABILITATION
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CORNER COMMERCIAL BUILDING REHABILITATION
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D.
DATE:
ADDRESSES:
ITEM:
JURISDICTION:
Staff:

April 24, 2017
4121, 4125-27, 4236 & 4212 McRee Avenue and 4133-35 & 4145 Lafayette Avenue
Demolish Six Residential Structures for New Construction and additional Residential Rehabilitation
North I-44 Historic District & Listed on the National Register of Historic Places, Wards 17 & 19
Dan Krasnoff, Cultural Resources Office

PROPOSED DEMOLITIONS

OWNER/APPLICANT:
McCree Garden Apartments II/Brent
Crittenden, UIC
RECOMMENDATION:
That the Preservation Board grant preliminary
approval of the proposed demolitions due to
unusual circumstances: the inability to secure
financing for the buildings’ rehabilitation, the
condition of those buildings, that the new
buildings will equal or exceed the existing
buildings in contributing to the build fabric of
the neighborhood and the rehabilitation of
fourteen (14) contributing buildings.
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THE PROJECT:
The proposal is to demolish six, 2-4 unit structures and replace them with new infill residential
structures. The proposal also includes the rehabilitation of fourteen (14) contributing structures to
the North I-44 Local Historic District/Liggett and Meyers National Register Historic District.
RELEVANT LEGISLATION:
The properties at 4212, 4236, 4221-23, 4125-27 McRee Avenue and 4133-35 and 4145 Lafayette
Avenue are contributing to the North I-44 Local Historic District. The properties in question are
also listed on the National Register and are within a Preservation Review District; and therefore
are subject to the Preservation Review District ordinance.
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 ii) within a National Register 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.
40

Based on the definition within the ordinance, these are “Merit” buildings, as defined by
the ordinance.
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.
In terms of the ordinance, these structures are “Sound” because they will remain
standing for six months or more.
2. Structurally attached or groups of buildings.
Not applicable.
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 section of the neighborhood where these buildings are located has a mix of
occupied buildings in stable condition and vacant buildings in various states of
deterioration.
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 buildings have potential for reuse if available subsidies, such as tax credits can be
accessed.
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:
1. The effect of a proposed partial demolition on attached or row buildings.
Not applicable.
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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 loss of the buildings would impact the continuity and rhythm of structures, except
that the new residential structures will reestablish the continuity.
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.
Although they are contributing structures to the District, the buildings do not possess
the distinctive design character of other two-four unit buildings often found in other
Districts around St. Louis.
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:
1. The applicant has demonstrated site control by ownership or an option contract;
Yes.
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 proposed new construction will be designed in styles similar to other UIC projects
in Botanical Heights. These designs have been deemed appropriate on other lots
within the western portion of Botanical Heights.
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 proposed building will be significantly differentiated from the historic buildings
within the District, though they will relate in scale, set back and massing.
4. The proposed use complies with current zoning requirements;
Yes, the sites are Zoned C – Multi-Family 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
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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.
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.
City Ordinance 60370 – North I-44 Historic District Use, Construction and Rehabilitation
Standards
First Section – Paragraph II
No building or architectural feature of any building shall be removed without prior approval of the
Heritage and Urban Design Commissioner or Heritage and Urban Design Commission staff…….
Demolition criteria are vague. So, the decision should be based upon the Preservation Review
District ordinance.
PRELIMINARY FINDINGS AND CONCLUSIONS:
The Cultural Resources Office’s consideration of the criteria for demolition led to these preliminary
findings:
•
•
•
•
•
•
•
•
•
•
•

The buildings proposed for demolition are located within the North I-44 Local Historic
District and Liggett Meyers National Register Historic District.
The buildings are “Merit” structures.
4136 McRee was condemned in 2011. Staff denied demolition.
4125 McRee was declared an emergency condemnation in 2011. Never wrecked.
4133 Lafayette was condemned in 2011. Staff denied demolition.
4145 Lafayette was condemned for occupancy in 1999.
The buildings have suffered significant disinvestment.
The demolished buildings would be replaced by new structures.
The developer has sought and shown difficulty in financing the rehabilitation of the
buildings proposed for demolition.
The developer is proposing to rehabilitate fourteen (14) contributing structures
The developer has an impressive development record and has been instrumental in the
revitalization of the District

Based on these preliminary findings, the Cultural Resources Office recommends that the
Preservation Board approve the demolitions due to unusual circumstances: the inability to secure
financing for the buildings’ rehabilitation, the condition of those buildings, that the new buildings
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will equal or exceed the existing buildings in contributing to the built fabric of the neighborhood
and the rehabilitation of fourteen (14) contributing buildings.

4121 McREE FRONT

4121 McREE REAR

4125 McREE FRONT

4125 McREE REAR

4136 McREE FRONT

4136 McREE REAR
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4212 McREE FRONT

4212 McREE REAR

4133 LAFAYETTE FRONT

4133 LAFAYETTE REAR

4145 LAFAYETTE FRONT

4145 LAFAYETTE REAR
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LAFAYETTE STREET STUDY

4133 LAFAYETTE - PROPOSED INFILL
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4145 LAFAYETTE – PROPOSED INFILL

4121 MCREE STREET STUDY
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4121 MCREE – PROPOSED INFILL

4136 MCREE STREET STUDY & PROPOSED INFILL
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4212 MCREE STREET STUDY AND PROPOSED INFILL

4212 MCREE PROPOSED INFILL
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E.
DATE:
ADDRESS:
ITEM:
JURISDICTION:
STAFF:

April 24, 2017
2205 Lynch Street
Preliminary Review: demolition of one and a half-story vernacular stone house
Benton Park Local Historic District — Ward 9
Bob Bettis, Cultural Resources Office

2205 LYNCH STREET

OWNER/APPLICANT:
Peggy Ladd
STAFF RECOMMENDATION:
That the Preservation Board uphold the
Director’s Denial of the demolition.
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THE CURRENT WORK
The applicant proposes to demolish a High Merit c. 1860 stone alley house and not construct
anything on the site.
RELEVANT LEGISLATION:
Excerpt from Ordinance #67175, Benton Park Historic District, modifying Ordinance #64832:
(Where the ordinance provisions regarding demolition deviate from those of the criteria in City
Ordinance #64832, they will be discussed below.)
211 DEMOLITION
Comment: Buildings which are considered contributing on the National Register of Historic Places listing
#85003232 and/or 75 years old or older are considered historically significant to the character and integrity
of the Benton Park Historic District. These buildings are an irreplaceable asset, and as such, their demolition
is strictly limited.

2205 Lynch is a Missouri German stone house dating from the 1860s, and an important and
rare resource within the district ― one of the oldest houses remaining in the City.
Ordinance No. 61366 of the City of St. Louis is hereby adopted to govern demolitions of buildings
located within the Benton Park Historic District, except that the following Sections of such
Ordinance shall, for purposes of this Code only, be deemed revised, amended, or deleted as noted:
1. "Structure" means any building or improvement of any kind for demolition of which a demolition
permit is required and with respect to which an application for a demolition permit is filed.
2. (3) 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, and
the threat to the public health, safety, and welfare resulting there from cannot be eliminated
with reasonable preventative measures, 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.
Sound Structures with apparent potential for adaptive reuse, reuse, and/or resale shall generally
not be approved for demolition unless application of Criteria 1, 4, 6, and 7 indicates demolition
is appropriate.
Structurally attached or groups of buildings: The impact of the proposed demolition on any
remaining portion(s) of the building will be evaluated. Viability of walls which would be exposed
by demolition and the possibility of diminished value resulting from the partial demolition of a
building, or of one or more buildings in a group of buildings, will be considered.
Comment: Reasonable preventative measures as referenced herein, include, but are not limited to, the
erection of temporary supports, and the erection of temporary barriers or barricades to protect
pedestrians from falling debris. The reasonableness of such preventative measures shall be determined
by reference to the Architectural Quality of the Structure as set forth in Section Seven (2), and the Urban
Design factors set forth in Section Seven (5) (e.g. more extensive preventative measures will be deemed
reasonable for a High Merit Structure than for a Merit Structure). Nothing contained herein shall be
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construed as relieving owners of buildings of their responsibility to undertake permanent measures to
make such buildings safe.

3. Section Seven (4) is revised to state as follows:
A. Rehabilitation Potential: If the Applicant offers substantial evidence that the Structure, in
its entirety, is in such a condition that the only feasible rehabilitation thereof would be
equivalent to total reconstruction; the application for demolition shall generally be
approved.
The applicant has stated that rehabilitation costs for the building will be very high,
and has had an engineer inspect the property. No specific information has yet been
submitted for Cultural Resources Office review.
B. 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 potential for economic growth and development in the area.
The applicant is claiming economic hardship but has not submitted any information to
the Cultural Resources Office.
4. Section Seven (6) 15 amended to add the following:
(F.) the proposed plan, although calling for demolition of one or more Structures, will result in
the preservation of building which are High Merit, Merit or Contributing; and (ii) in need of
substantial rehabilitation.
Not applicable.
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 i) individually listed
on the National Register, ii) within a National Register District, iii) for which National Register
Designation is pending or iv) which is within a Preservation Review District established pursuant to
Sections Fifty-Five to Fifty-Six of this ordinance, 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.
The building at 2205 Lynch Street is a contributing resource to a Local Historic District, a
National Register District and a Preservation Review District.
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
52

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.
2205 Lynch Street is one of a very small number of coursed rubble limestone buildings
built by German immigrants in the 1840s to 1860s, following traditional building practices.
Although altered by parging and a shed dormer at the front facade, the building retains its
historic character and is therefore considered a High Merit building.

2205 & 2201 LYNCH IN COMPTON & DRY’S PICTORIAL ATLAS OF 1875

53

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 building suffered a partial collapse of the upper portion of the western wall. It
was condemned by the Building Division in March. Stone houses like this are
constructed with an exterior and exterior stone wall, laid with mortar, but not
structurally tied together. The exterior wall sustained the collapse, exposing part
of the interior wall and the rubble that fills the space between them. While the
house likely meets the definition of Sound under the ordinance, in that it may
remain standing for six months or more, the interior and exterior stone walls are
exposed to the weather.
In the time since the collapse, no action has been taken by the property owner to
address the collapse or to prevent moisture from further deteriorating the wall. In
spite of this, judging from the photos taken by the Building Division at the time of
condemnation, no further collapse of the wall has occurred.
2. Structurally attached or groups of buildings. The impact of the proposed demolition on
any remaining portion(s) of the building will be evaluated. Viability of walls which would
be exposed by demolition and the possibility of diminished value resulting from the
partial demolition of a building, or of one or more buildings in a group of buildings, will
be considered.
Not applicable.
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.
This portion of the Benton Park Historic District is characterized by a high number of
rehabilitated buildings and some new infill construction that combine to create a
desirable neighborhood.
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 reuse potential of this building when rehabilitated is very good, given its location
and the cachet of alley structures. In fact, the owner had intended to rehabilitate the
house as a rental property prior to the collapse of the wall
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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 potential for economic growth and development in the area.
The owner has not submitted any information concerning economic hardship, but has
had an engineer perform an inspection and estimate of the costs of rebuilding the
wall. The Cultural Resources Office has not received this information to review.
E. Urban Design. The Office shall evaluate the following urban design factors:
1. The effect of a proposed partial demolition on attached or row of buildings.
Not applicable.
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.
This is an alley building, and unlike many alley structures, a front building was never
constructed on the parcel and the front elevation of the house faces Lynch Street. A
brick 1-1/2 story alley building is directly east. The building is easily seen from Lynch and
contributes to the context of the block.
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 house is significant as one of the few remaining Missouri German stone houses in
the City.
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:
1. The applicant has demonstrated site control by ownership or an option contract;
Yes.
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 owner is not proposing any new construction in place of the existing house at this
time.
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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;
Not applicable.
4. The proposed use complies with current zoning requirements;
The property is zoned F, Neighborhood Commercial and has the Strategic Land Use
Category of Neighborhood Preservation.
5. The proposed new construction would commence within twelve (12) months from the
application date.
Not applicable.
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.
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 CONCLUSION:
The Cultural Resources Office’s consideration of the criteria for demolition in the Benton Park
Historic District Standards led to these preliminary findings with regard to the proposed
demolition:
•

The building proposed for demolition, 2205 Lynch Street, is a High Merit resource to the
Benton Park Local Historic District.

•

2205 Lynch is a Missouri German stone house, dating from c. 1860, and is an important
property to the Benton Park district and to the City. While it has been altered, these
alterations have not seriously affected its historic character.

•

2205 Lynch has suffered a collapse at its west elevation, bringing into question its potential
to be rehabilitated. At this time, information regarding stabilization or reconstruction costs
has not been submitted by the applicant and the viability of the building’s rehabilitation is
unknown.
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•

Although no measures have been undertaken to protect or stabilize the wall, the building
has not sustained any further collapse in the last six months and therefore clearly meets the
ordinance definition of soundness.

•

State and Federal Historic Tax Credits would be available to assist in the restoration of the
historic building.

Based on these preliminary findings, the Cultural Resources Office recommends that the
Preservation Board uphold the Director’s denial of the demolition permit as building is an
important and rare architectural resource and does not comply with the Benton Park Local
Historic District standards.

LYNCH STREET ELEVATION (FRONT)

EAST ELEVATION
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WEST WALL ON MARCH 13, 2014
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ALLEY (NORTH) ELEVATION
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AERIAL SHOWING STONE HOUSE WITH ADJACENT PROPERTIES

PROPOSED BUILDING IN CONTEXT WITH EXISTING FABRIC

STREETSCAPE AT LYNCH

STREETSCAPE AT MISSOURI
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