
 
File No. PDA-010-16-REZ 

 

 

To:  City of St. Louis Planning Commission 

 

From:  Don Roe, Director 

 

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

(Rezoning by Petition) -- City Block 4631 (7144R Manchester Ave. and Western Portion 

of 7155 Lanham Ave.) 

 

Date:  January 29, 2016 

 

 

Summary 

 

Submittal: Proposed amendment of the Zoning 

District Map by petition for Planning Commission 

review and recommendation. 

 

Site: A pending parcel consolidation of an 

approximately 1.08-acre site, consisting of one entire 

parcel -- 7144R Manchester Ave. -- and the western 

portion (approximately 42’ x 179’) of an adjacent 

parcel -- 7155 Lanham Ave. -- located in the 

Ellendale neighborhood near the City Limits. 

 

Proposal: Rezoning one parcel, 7144R Manchester 

Ave., from the “J” Industrial District to the “F” 

Neighborhood Commercial District and rezoning the 

western portion of an adjacent parcel, 7155 Lanham 

Ave., from the “A” Single-Family Dwelling District 

to the “F” Neighborhood Commercial District. 

 

Land Use: One parcel, 7144R Manchester Ave., is 

used as a parking lot for an adjacent vacant 

commercial building, located at 7150 Manchester Ave., as well as other nearby buildings, while the western 

portion of the adjacent parcel, 7155 Lanham Ave., is used as a driveway to access the parking lot. The owner of 

the commercial building began the construction of a new rear deck that would provide additional outdoor seating 

for a banquet hall that is currently being created in the building. The deck is located at the rear of the 7150 

Manchester Ave. parcel and extends across the parcel boundary line onto the adjacent 7144R Manchester Ave. 

parcel. The City’s Building Code does not allow for construction to occur across parcel lines. Therefore, a parcel 

consolidation is needed. However, the consolidation of parcels with different zoning districts is not permitted. 

Thus, the petitioner is requesting the rezoning of the two parcels -- 7144R Manchester Ave. and the western 

portion of 7155 Lanham Ave. -- to the “F” Neighborhood Commercial District, so they could be consolidated 

with the adjacent parcel, 7150 Manchester Ave., which is already zoned “F” Neighborhood Commercial District. 

The proposed rezoning would allow the proposed development project to be in compliance with the provisions of 

the Zoning Code. 



 

Petitioner: Pitzman’s Co. of Surveyors. The firm is representing 7150 Manchester, LLC, which is the owner of 

the two parcels proposed to be rezoned, as well as the adjacent parcel, 7150 Manchester Ave. 

 

Support Letter: Submitted by Alderman Scott Ogilvie (24th Ward). 

 

Recommended Action 
 

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

parcels located in City Block 4631 -- the entire parcel of 7144R Manchester Ave. and the western portion 

(approximately 42’ x 179’) of an adjacent parcel, 7155 Lanham Ave. -- to be in conformity with the City’s 

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

 

 

1.0 Background 
 

 The rezoning site consists of one entire parcel, 7144R Manchester Ave., and the western portion 

(approximately (42’ x 179’) of an adjacent parcel, 7155 Lanham Ave. The rezoning site is approximately 

1.08 acres in size and is located in the Ellendale neighborhood near the City Limits.  

 

 The rezoning site currently consists of a parking lot (7144R Manchester Ave.), which is currently zoned 

“J” Industrial District, and a driveway providing access to the parking lot (the western portion of 7155 

Lanham Ave.), which is currently zoned as “A” Single-Family Dwelling District. The parking lot and 

driveway are for the use of the adjacent commercial building -- which is located on another parcel, 7150 

Manchester Ave. -- as well as other nearby commercial buildings. This third parcel is located adjacent to 

the 7144R Manchester Ave. parcel. The commercial building is a vacant, attractive two-story building, 

with the building footprint occupying virtually the entire 7150 Manchester Ave parcel. 7150 Manchester, 

LLC -- the owner of the building, as well as the two parcels proposed to be rezoned -- was received issued 

a building permit to do interior and exterior alterations to convert the building into a banquet hall, 

including the construction of a new rear deck that would provide additional outdoor seating. The deck is 

located at the rear of the 7150 Manchester Ave. parcel -- which is zoned “F” Neighborhood Commercial 

District -- and extends across the parcel boundary line onto the adjacent 7144R Manchester Ave. parcel. 

The City’s Building Code does not allow for construction to occur across parcel lines. Therefore, a parcel 

consolidation is needed. (See the proposed Lot Consolidation Plat in Exhibit “B”.) However, the 

consolidation of parcels with different zoning districts is not permitted. Thus, the petitioner is requesting 

the rezoning of the two parcels -- 7144R Manchester Ave. and the western portion of 7155 Lanham Ave. -

- to the “F” Neighborhood Commercial District, so they could be consolidated with the adjacent parcel, 

7150 Manchester Ave., which is already zoned “F” Neighborhood Commercial District. The proposed 

rezoning would allow the proposed development project to be in compliance with the provisions of the 

Zoning Code. The proposed rezoning would also bring the zoning of these parcels into conformance with 

their current and intended use.  

 

 The amendment proposes changing the zoning for one parcel, 7144R Manchester Ave., from the “J” 

Industrial District to the “F” Neighborhood Commercial District and rezoning the western portion of an 

adjacent parcel, 7155 Lanham Ave., from the “A” Single-Family Dwelling District to the “F” 

Neighborhood Commercial District. As Exhibit “A” shows, the frontage of the south side of Manchester 

Ave., from the City Limits to McCausland Ave., is zoned “F” Neighborhood Commercial District; the 

interior of City Block 4631 is zoned “J” Industrial District; and most of Lanham Ave. is zoned “A” 

Single-Family Dwelling District. 

 

 The petitioner is Pitzman’s Co. of Surveyors. The firm is representing 7150 Manchester, LLC, which is 

the owner of the two parcels proposed to be rezoned, as well as the adjacent parcel, 7150 Manchester 

Ave.  



 

 Existing land uses adjacent to the rezoning site include a variety of commercial and mixed-use buildings 

along Manchester Ave. Although some buildings aren’t fully occupied or well-maintained, many of the 

buildings are attractive, attached and front onto the sidewalk -- creating an appealing streetscape and 

commercial district that extends into the City of Maplewood. Photos of the rezoning site and adjacent 

areas are included in Exhibit “E”. 

 

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

Conform with Historical and Existing Usage”. 

 

 The City’s Zoning Administrator cites in the attached letter (see Exhibit “C”) that: “Given that the 

proposed consolidation would allow for the continued use of an existing commercial property that 

provides special event opportunities, services and jobs for the immediate and surrounding areas; that by 

rezoning subject property would bring it into conformity with the Zoning Code; and that good zoning 

practices work toward the elimination of improper zoning designations, there is a basis established that 

the “F” Neighborhood Commercial District zoning classification would be appropriate and would 

enhance the general welfare of the City.” She further states that: “It is the recommendation of the Zoning 

Administrator that the subject parcels in City Block 4631 (7144R Manchester Avenue and the western 

portion of 7155 Lanham Avenue) be rezoned to the “F” Neighborhood Commercial District.” 

 

 The proposed rezoning is supported by Alderman Scott Ogilvie (24th Ward). (See Exhibit “D”.) 

 

        

2.0 Comments 

 

PDA staff has reviewed the proposed amendment 

of the Zoning District Map for one entire parcel, 

7144R Manchester Ave., and the western portion 

(approximately 42’ x 179’) of an adjacent parcel, 

7155 Lanham Ave., and recommends approval of 

the rezoning to the “F” Neighborhood Commercial 

District. This recommendation is based on the 

reasons cited in the Zoning Administrator’s letter 

and the proposed rezoning’s conformity with the 

City’s Strategic Land Use Plan.  

 

The Strategic Land Use Plan designates the 

rezoning site as a Neighborhood Commercial Area 

(NCA). This Strategic Land Use Category is 

defined as: “Areas where the development of new 

and the rehabilitation of existing commercial uses 

that primarily serve adjacent neighborhoods 

should be encouraged. These areas include 

traditional commercial streets at relatively major 

intersections and along significant roadways 

where commercial uses serve multiple 

neighborhoods or where the development of new 

commercial uses serving adjacent neighborhoods 

is intended. Mixed use buildings with commercial 

at grade and a mix of uses on upper floors are an 

ideal type within these areas. These areas may 

include higher density mixed use residential and 

commercial and may initially include flexibility in design to allow ground floor uses to change over time e.g., 



ground floor space that can transition from residential to commercial use as the local demand for retail goods 

and services strengthens in the area.” 

 

The proposed rezoning would facilitate the development of a banquet hall and a parking lot that would serve the 

banquet hall, as well as other nearby commercial buildings along Manchester Ave. The occupancy of a currently 

vacant, but attractive, commercial building will help to strengthen the commercial district. The proposed rezoning 

would also prevent a potentially inappropriate development project on the site of the parking lot, which is 

currently “J” Industrial District. Thus, the proposed rezoning is in conformity with the City’s Strategic Land Use 

Plan. 

 

In the future, it may make sense for the Planning Commission to consider initiating a rezoning of three adjacent 

parcels -- 7205 Lanham Ave., 7209 Lanham Ave. and an adjacent parcel with an unknown address. The first two 

parcels are currently zoned “A” Single Family Dwelling District, while the third parcel’s zoning classification is 

unknown. However, as all three parcels are partly in the City of St. Louis and partly in the City of Maplewood, 

and one parcel is owned by the City of Maplewood, it would be prudent to thoroughly research the zoning status 

of these parcels and talk with City of Maplewood officials and the property owners prior to initiating such an 

action. 

 

 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 
 

None. 

 

 2.3 Requested Action 
 

 Section 26.92.010 of the City of St. Louis Revised Code requires that any amendment or change in the 

boundaries or regulations of the Zoning Code shall be initiated by motion of the Planning Commission or 

by the filing of a petition with the Zoning Administrator by the owner or owners of the property within the 

district. 

 

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

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

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

 

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

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

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

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

Board of Aldermen.  

 

 

 

 

 

 

 

 

 

 



____________________________________________________________________________________ 
 
Requested Recommendation 
 

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

parcels located in City Block 4631 -- the entire parcel of 7144R Manchester Ave. and the western portion 

(approximately 42’ x 179’) of an adjacent parcel, 7155 Lanham Ave. -- to be in conformity with the City’s 

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

 
____________________________________________________________________________________ 
 
NOW, THEREFORE, BE IT RESOLVED BY THE CITY OF ST. LOUIS PLANNING COMMISSION 
AS FOLLOWS: 
 
1. The petition for the amendment of the Zoning District Map (to the “F” Neighborhood Commercial 

District) for one entire parcel (known as 7144R Manchester Ave.) and the western portion 
(approximately 42’ x 179’) of an adjacent parcel (known as 7155 Lanham Ave.) located in City Block 
4631 is hereby found to be in conformity with the City’s Strategic Land Use Plan.  

 
2. The petition for the amendment of the Zoning District Map (to the “F” Neighborhood Commercial 

District) for one entire parcel (known as 7144R Manchester Ave.) and the western portion 
(approximately 42’ x 179’) of an adjacent parcel (known as 7155 Lanham Ave.) located in City Block 
4631 is hereby recommended for approval. 

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

Aldermen of this recommendation.  



















 

  

 



 

Exhibit “E” 
 

Photos of  

Rezoning Site in City Block 4631 

 

 

  
 

1) Rezoning site 

Parking lot, 

7144R Manchester Ave. 

 

 

2) Rezoning site 

Driveway, 

Western portion of 7155 Lanham Ave. 

  
 

3) Adjacent properties 

Vacant commercial building, 

7150 Manchester Ave. 

 

4) Adjacent properties 

Vacant commercial building, 

7150 Manchester Ave. 

 

 

 

-1- 
 



 

Exhibit “E” 
 

Photos of  

Rezoning Site in City Block 4631 

 

 

  
 

5) Adjacent properties 

Vacant commercial building, 

7150 Manchester Ave. 

 

 

6) Adjacent properties 

Mixed-use building, 

7154 Manchester Ave. 

  
 

7) Adjacent properties 

Mixed-use building, 

7156 Manchester Ave. 

 

 

8) Adjacent properties 

2 mixed-use buildings, 

7154 & 7156 Manchester Ave. 
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Exhibit “E” 
 

Photos of  

Rezoning Site in City Block 4631 

 

 

  
 

9) Adjacent properties 

2 commercial buildings, 

7166-68 & 7170 Manchester Ave. 

 

 

10) Adjacent properties 

Walkway to parking lot, 

7100 block of Manchester Ave. 

  
 

11) Adjacent properties 

Mixed-use building, 

7100 block of Manchester Ave. 

 

 

12) Adjacent properties 

Manchester Ave. streetscape, 

7100 block of Manchester Ave. 
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Exhibit “E” 
 

Photos of  

Rezoning Site in City Block 4631 

 

 

  
 

13) Adjacent properties 

Apartment building, 

7209 Lanham Ave. 

 

 

14) Adjacent properties 

Vacant lot/parking lot, 

7205 Lanham Ave. 

  
 

15) Adjacent properties 

Vacant lot, 

Eastern portion of 7155 Lanham Ave. 

 

 

16) Adjacent properties 

Single-family building, 

7149 Lanham Ave. 
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Exhibit “E” 
 

Photos of  

Rezoning Site in City Block 4631 

 

 

  
 

17) Adjacent properties 

Vacant lot/parking lot, 

7134R Manchester Ave. 

 

 

18) Adjacent properties 

Honea Auto Body parking lot, 

7134 Manchester Ave. 

  
 

19) Adjacent properties 

Driveway to parking lot (vacated alley), 

7136 Manchester Ave. 

 

 

20) Adjacent properties 

Vacant commercial building & parking lot, 

7146 Manchester Ave. 
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Exhibit “E” 
 

Photos of  

Rezoning Site in City Block 4631 

 

 

  
 

21) Adjacent properties 

Vacant commercial building & parking lot, 

7146 Manchester Ave. 

 

 

22) Adjacent properties 

Cusumano’s Pizza and Sports Bar & Honea 

Auto Body, 

7147 & 7145 Manchester Ave. 

  
 

23) Adjacent properties 

Mixed-use building, 

7159 Manchester Ave. 

 

 

24) Adjacent properties 

“Welcome to… Maplewood” sign, 

7159 Manchester Ave. 
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