
 

 
File No. PDA-001-19-PUD 

 

To: City of St. Louis Planning Commission 

 

From: Don Roe, Executive Director 

 

Subject:  Planned Unit Development District (PUD) Sketch Plan Review -- Olive West PUD (City 

Blocks 3926 & 4585) 

 

Date: January 3, 2019 

 

Summary 

 

Submittal: PUD Sketch Plan by petition (the 

first step in the PUD process) for Planning 

Commission review and recommendation. 

 

Site: 5.2-acre site located primarily along both 

sides of Olive St., between N. Vandeventer Ave. 

and N. Spring Ave., in the Covenant Blu/Grand 

Center neighborhood. 

 

Existing Uses: 26 vacant lots and 2 vacant 

buildings. 

 

Proposal: A unique, creative development 

project, consisting of the construction of 17 

residential buildings (12 1-family buildings and 5 

2-family buildings) and a 24- to 36-unit 

apartment building, and the renovation of an 

existing building for multiple purposes on the 

south side of Olive St.; and the construction of 10 

1-family buildings on the north side of Olive St. 

 

Petitioner: Olive West Properties, LLC. 

 

PUD approval involves accepting the following item not permitted in existing “H” Area Commercial 

District: Detached single-family dwellings having less than a 4,000-square foot minimum lot size. 

 

Support Letter: Received from Alderwoman Marlene E. Davis (19th Ward). 

 

Recommended Action 

 

That the Planning Commission finds the proposed Olive West PUD’s Sketch Plan to be in conformity with the 

City’s Strategic Land Use Plan and recommends approval to the City’s Board of Aldermen with the following 

condition: the petitioner shall provide adequate buffering or screening along the along the perimeter of the PUD 

site -- and that compliance with this condition shall be documented in the subsequent Development Plan. 



 

 

 

1.0 Background 
 

 The approximately 227,658-square foot (5.2-acre) site consists of 28 parcels located primarily along both 

sides of the 3700-3800 block of Olive St., between N. Vandeventer Ave. and N. Spring Ave., in the 

Covenant Blu/Grand Center neighborhood. (A single parcel is located at 3845 Westminster Pl.) 

 

 The site’s 28 parcels currently consist of 26 vacant lots and 2 vacant buildings. The Wolfner building, a 

vacant historic building formerly known as the Henry L. Wolfner Memorial Library for the Blind, located 

at 3842-46 Olive St., is in the process of having the rear of the structure be demolished. The remaining 

portion of the building will be renovated for multiple purposes. The other vacant building, a large 

industrial building located at 3821-27 Olive St., will be demolished. The site’s adjacent uses (to the north, 

east, south and west) include a variety of commercial, industrial and institutional uses along Washington 

Blvd.; a large unused parking lot owned by AT&T, 3701-29 Olive St.; a historic single-family building, 

3724 Olive St.; a series of low-density residential buildings along Westminster Pl.; and Kappa Alpha Psi 

Fraternity, Inc., 500 N. Vandeventer Ave. Photos of the existing PUD site and adjacent properties are 

shown in Exhibit “C”. 

 

 The proposed PUD, Olive West, was submitted by Olive West Properties, LLC, which owns all of the 

parcels in the PUD site. The firm’s development team consists of Emily Pulitzer, Jim Maloney and Steve 

Trampe, all of whom have extensive development experience in the City. A copy of the firm’s PUD 

Sketch Plan -- submitted on December 19, 2018 -- is attached as Exhibit “B”. The Sketch Plan includes 

the following elements: a petition form, three pages of text, a list of parcels, a map, legal descriptions, a 

site plan of the development project, cross-sections, and an aldermanic support letter. 

 

 The Olive West PUD proposes an ambitious and creative development project. It calls for the 

construction of 17 residential buildings (12 one-family buildings and five two-family buildings) and a 24- 

to 36-unit apartment building, and the renovation of the Wolfner building for multiple purposes on the 

south side of Olive St.; and the construction of 10 one-family buildings on the north side of Olive St.  

 

 The 17 residential buildings to be built on the south side of Olive St. will be based on the designs of four 

internationally known architects. A number of display homes will be built based on these designs. 

Prospective buyers will then have the opportunity to select a design and location for their homes. Buyers 

of the one-family buildings will be able to purchase a fee-simple pad on which their home would be 

located. The remainder of the site -- including various amenities and garages -- would be owned by the 

homeowners association. The buildings would range in size from 1,000 to 3,000 square feet. Estimated 

sale prices would range from $280,000 to $450,000. (Depending upon buyer interest, one or more of the 

proposed five two-family buildings may be combined into a one-family building.) 

 
 A 24- to 36-unit apartment building would be constructed by a third party at the southeast corner of Olive 

St. and N. Vandeventer Ave. Ground-floor commercial uses along the Olive St. or N. Vandeventer Ave. 

frontages of the building could also be incorporated. Located immediately adjacent to the proposed 

apartment building is the Wolfner building, a vacant historic building formerly known as the Henry L. 

Wolfner Memorial Library for the Blind. The building, located at 3842-46 Olive St., is in the process of 

having the rear of the structure be demolished. The remaining portion of the building would be renovated 

for multiple purposes, including two upper-floor condominium units, garage parking and various 

amenities (e.g., a health facility and a club room) available to all residents of the development project. 

 

 The last element of the development project is the construction of 10 architecturally diverse one-family 

buildings on the north side of Olive St. The intent is for the developer to subsidize buyers’ architectural 

costs if they choose to select an architect from a list provided by the developer. These 10 homes and 

accompanying garages would be built and sold as single-family lots. Estimated sale prices would start at 



 

$450,000. However, if the sales of the 17 residential buildings to be built on the south side of Olive St. 

are strong, the developer reserves the flexibility to develop the north side of Olive St. in a similar layout 

as on the south side of Olive St. 

 

 Olive St. currently has two-way traffic, with two driving lanes and two parking lanes. Although the 

street’s existing uses are limited to vacant lots and vacant buildings, a majority of the street includes 

metered, on-street parking spaces to accommodate overflow parking from nearby Grand Center events. 

The proposed development project calls for the retention of the on-street parking spaces on the south side 

of Olive St., the removal of the parking meters, and the installation of various amenities to create a more 

residential character. These include a curved roadway, a bicycle path, and bio-retention facilities. These 

right-of-way proposals will need to be reviewed and approved by the Street Department and Treasurer’s 

Office, as PUD regulations are limited to private property. 

 

 As Exhibit “A” shows, the entire PUD site is currently zoned “H” Area Commercial District, as is most of 

the adjacent area. The “H” Area Commercial District is one of the City’s least restrictive zoning districts. 

It allows high-density residential uses and large-scale commercial uses. Although the Olive West PUD’s 

proposed uses are allowed in the “H” zoning district, a variance would need to be granted by the Board of 

Adjustment in order for the development project to be permitted. The “H” zoning district requires 

detached single-family dwellings to have a minimum lot size of at least 4,000 square feet. While the 

proposed single-family homes on the north side of Olive St. easily meet this threshold, the proposed 

single-family homes on the south side of Olive St. do not. Thus, the PUD provides the developer with the 

flexibility to not have to meet this zoning requirement -- and avoid the need to obtain a variance from the 

Board of Adjustment. 

 

 

2.0 Comments 

 

Planning staff has reviewed the Sketch Plan. Its findings and recommendations to the Board of Aldermen are 

organized as to whether the proposed PUD meets the following three conditions required for all PUD’s: 

 

1. That the values of buildings and the character of the property adjacent to the area included in said plan will not 

be adversely affected. 

 

With the PUD site currently consisting of 26 vacant lots and two vacant buildings, the area is grossly under-

utilized and blighted. Despite its strategic location -- near very strong anchors, such as Grand Center, Saint Louis 

University and the Central West End neighborhood -- the proposed development project would be creative and 

transformative to a long blighted area. 

 

The development project’s estimated sale prices of at least $280,000 should also increase the property values and 

improve the character of those properties located immediately adjacent to the PUD site -- a variety of commercial, 

industrial and institutional uses along Washington Blvd.; a large unused parking lot owned by AT&T, 3701-29 

Olive St.; a historic single-family building, 3724 Olive St.; a series of low-density residential buildings along 

Westminster Pl.; and Kappa Alpha Psi Fraternity, Inc., 500 N. Vandeventer Ave. 

 

However, to ensure the interests of the owners of the properties listed above are protected, staff recommends that 

the following condition be attached to the recommended approval of this proposed PUD: the petitioner shall 

provide adequate buffering or screening along the perimeter of the PUD site -- and that this shall be documented 

in the subsequent Development Plan. 

 

2. That the proposed development is consistent with the intent purposes of the zoning code to promote public 

health, safety, morals and general welfare. 

 



 

The proposed development would result in the transformation of a blighted area -- with its related problems of 

crime, disinvestment, and negative impact on adjacent properties -- and the provision of tax-generating revenue to 

the City, which could provide financial resources to address issues such as health, safety and welfare. Thus, the 

proposed development would not have a negative impact on the area’s public health, morals and general welfare. 

 

3. That the proposed development plan is consistent with any previously approved development plan that may 

affect the site and with the City’s comprehensive plan. 

 

The City’s Strategic Land Use Plan designates the 

entire site, as well as much of the adjacent area, as a 

Specialty Mixed Use Area (SMUA). The SMUA 

Strategic Land Use Category is defined as: 

“Areas like Downtown where it is intended that a 

unique mix of uses be preserved and developed.” 

The proposed development project -- with a 

creative mix of low- and high-density residential 

uses and possibly ground-floor commercial uses -- 

would provide additional households and stability 

and create a more walkable environment that would 

strengthen the mixed-use character of the City’s 

Central Corridor, including the nearby anchors of 

Grand Center, Saint Louis University and the 

Central West End neighborhood. Thus, the 

proposed PUD is in conformity with the City’s 

Strategic Land Use Plan. 

 

In addition, the proposed development project 

would also help to implement the Vandeventer-

Spring Redevelopment Plan, a Chapter 353 

Redevelopment Plan established by ordinance in 

2000 to achieve three goals: construct a new 

relocated Cardinal Ritter College Prep school, 

construct a new residential development along Olive St. (on the same block as this proposed PUD), and improve 

the Washington Blvd. business corridor. 

 

 2.1 Public Input 
 

The Board of Aldermen’s Housing, Urban Development and Zoning (HUDZ) Committee will conduct a 

public hearing as part of the legislative process. 

 

 2.2 Previous Commission Action 
 

At its June 21, 2000 meeting, the Planning Commission recommended approval of the Vandeventer-Spring 

Redevelopment Plan. This Chapter 353 Redevelopment Plan was subsequently approved by Ordinance 

65035. 

 

 2.3 Requested Action 
 

Section 26.80.510 of the City of St. Louis Revised Code requires that the Planning Commission review a 

proposed PUD’s Sketch Plan and make a report of its findings and recommendations in writing to the Board 

of Aldermen. 



 

 

City of St. Louis Ordinance #64687, Section 8, Sub-Paragraph 1 states that the Planning Commission shall 

be the official planning agency for the City. It shall also be the zoning commission for the City and perform 

all functions required by applicable state law to be performed by a municipal zoning commission. 

 

City of St. Louis Ordinance #64687, Section 8, Sub-Paragraph 4 states that the Planning Commission shall 

recommend changes in the zoning ordinances and zoning district maps to the Board of Aldermen. No 

ordinance changing the zoning ordinances and zoning district maps shall be adopted over the negative 

recommendation of the Planning Commission, unless approved by a majority vote of all members of the 

Board of Aldermen. 

 

 

Requested Recommendation 
 

That the Planning Commission finds the proposed Olive West PUD’s Sketch Plan to be in conformity with the 

City’s Strategic Land Use Plan and recommends approval to the City’s Board of Aldermen with the following 

condition: the petitioner shall provide adequate buffering or screening along the along the perimeter of the PUD 

site -- and that compliance with this condition shall be documented in the subsequent Development Plan. 

 

 

NOW, THEREFORE, BE IT RESOLVED BY THE CITY OF ST. LOUIS PLANNING COMMISSION 

AS FOLLOWS: 
 

1. The Sketch Plan for the proposed Olive West PUD is hereby found to be in conformity with the City’s 

Strategic Land Use Plan and recommended for approval to the Board of Aldermen with the following 

condition: the petitioner shall provide adequate buffering or screening along the along the perimeter of the 

PUD site -- and that compliance with this condition shall be documented in the subsequent Development 

Plan. 

 

2. The Executive Director of the Planning and Urban Design Agency is hereby directed to notify the City’s 

Board of Aldermen of its recommendation. 



 



 



 



 



 



 



 



 



 



 



 



 

 
 

 



 

 

Exhibit “C” 
 

Photos of  

Olive West PUD 

 

 

  
 

 

1) PUD site 

3700-3800 block of Olive St. 

(Looking eastward) 

 

 

2) PUD site 

Vacant lot, 3856-60 Olive St. 

(Looking southward) 

  
 

 

3) PUD site 

Wolfner building, 3842-46 Olive St. 

(Looking southward) 

 

 

4) PUD site 

Wolfner building, 3842-46 Olive St. 

(Looking westward) 
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Exhibit “C” 
 

Photos of  

Olive West PUD 

 

 

  
 

 

5) PUD site 

Vacant lots, 3700-3800 block of Olive St. 

(Looking eastward) 

 

 

6) PUD site 

Vacant lots, 3700-3800 block of Olive St. 

(Looking southward) 

  
 

 

7) PUD site 

Vacant industrial building, 3821-27 Olive St. 

(Looking northward) 

 

 

8) PUD site 

Vacant lot, 3817-19 Olive St. 

(Looking northward) 
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Exhibit “C” 
 

Photos of  

Olive West PUD 

 

 

  
 

 

9) PUD site 

Vacant lot, 3739-81 Olive St. 

(Looking northward) 

 

10) Adjacent properties 

Kappa Alpha Psi Fraternity, Inc. 500 N. 

Vandeventer Ave. 

(Looking eastward) 

  
 

 

11) Adjacent properties 

AT&T parking lot, 3701-29 Olive St. 

(Looking northeastward) 

 

12) Adjacent properties 

Single-family building & side lot, 3724-30 Olive 

St. 

(Looking southward) 
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Exhibit “C” 
 

Photos of  

Olive West PUD 

 

 

  
 

 

13) Adjacent properties 

3800 block of Washington Blvd. 

(Looking eastward) 

 

 

14) Adjacent properties 

Grand Center 

(Looking eastward) 

  
 

 

15) Adjacent properties 

3700-3800 block of Westminster Pl. 

(Looking eastward) 

 

 

16) Adjacent properties 

Westminster Place 

(Looking westward) 
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