
 
File No. PDA-010-20-REZ 

 

 

To:  City of St. Louis Planning Commission 

 

From:  Don Roe, Executive Director 

 

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

Forest Park Southeast Form-Based District (FPSE FBD) overlay zoning district 

(Rezoning by Petition) -- City Block 3981 (4478 & 4484 Vista Ave.) 

 

Date:  January 30, 2020 

 

 

Summary 

 

Submittal: Proposed amendment of the Zoning 

District Map’s Forest Park Southeast Form-Based 

District (FPSE FBD) overlay zoning district by 

petition for Planning Commission review and 

recommendation. 

 

Site: 0.22-acre site, consisting of 2 adjacent parcels -

- 4478 and 4484 Vista Ave. -- located near the 

southeast corner of S. Taylor Ave. and Vista Ave. in 

the Forest Park Southeast neighborhood. 

 

Proposal: Changing the applicable zoning of the 2 

subject parcels -- which are located in the FPSE FBD, 

an overlay zoning district established by Ordinance 

70732 in April 2018 -- from the Neighborhood 

General Type 2 (NG2) zone to the Neighborhood 

Center Type 2 (NC2) zone. 

 

Land Use: The 4478 Vista Ave. parcel is currently a 

vacant lot, while the 4484 Vista Ave. parcel is 

currently a vacant single-family building with a wide side yard. The petitioner is proposing to consolidate the 2 

subject parcels with 3 adjacent parcels -- 4486, 4490 and 4492 Vista Ave., which are currently zoned Neighborhood 

Center Type 2 (NC2) -- into a single large parcel. The parcel consolidation would facilitate the development of a 

proposed development project -- consisting of the demolition of the existing residential buildings and construction 

of a 4-story apartment building with 35 residential units and 36 off-street parking spaces. The petitioner’s proposed 

consolidation of the 5 parcels into a single parcel would result in the development site having 2 different zones in 

the FPSE FBD’s Regulating Plan -- NG2 and NC2 -- which is not permitted under Ordinance 70732. A rezoning of 

the 2 subject parcels to the NC2 zone would allow the proposed development project to be in compliance with the 

provisions of the Zoning Code, although 1 or more variances may also be required. 

 



Petitioner: Green Street Development Group LLC, an affiliate of Green Street St. Louis, which has the 2 subject 

parcels, as well as the 3 adjacent parcels, under contract. 

 

Support Letter: Submitted by Alderman Joseph D. Roddy (17th Ward). 

 

Recommended Action 

 

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

located in City Block 3981 and within the Forest Park Southeast Form-Based District (FPSE FBD) -- 4478 and 

4484 Vista 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 two adjacent parcels -- 4478 and 4484 Vista Ave.  The approximately 0.22-

acre site is located near the southeast corner of S. Taylor Ave. and Vista Ave. in the Forest Park Southeast 

neighborhood. The 4478 Vista Ave. parcel is currently a vacant lot, while the 4484 Vista Ave. parcel is 

currently a single-family building with a wide side yard. The single-family building is vacant and in poor 

condition. Photos of the rezoning site are included in Exhibit “F”. 

 

 The rezoning site’s underlying zoning district is “B” Two-Family Dwelling District. It is also zoned 

Neighborhood General Type 2 (NG2) under an overlay zoning district established by the Forest Park 

Southeast Form-Based District (FPSE FBD), the City’s second form-based district. The FPSE FBD was 

established by Ordinance 70732 and became effective on April 1, 2018. A form-based district is intended 

to enhance the vibrancy and atmosphere of a neighborhood or commercial corridor by providing a cohesive 

urban form and character. The FPSE FBD regulates building permits for new construction and building 

additions, as well as occupancy permits, in an approximately 350-acre area -- generally bounded by 

Interstate 64 on the north, the Union Pacific Railroad right-of-way on the east and south, and Kingshighway 

Blvd. on the west -- in the Forest Park Southeast neighborhood and small portions of two adjacent 

neighborhoods, Midtown and Botanical Heights. Approval of the proposed rezoning would result in the 

amendment of the legal descriptions and Zoning District Map in Ordinance 70732, which established the 

FPSE FBD. Note that the proposed rezoning would not affect the underlying zoning district. In other words, 

the existing “B” zoning district for the two subject parcels would remain the same. 

 

 The petitioner is proposing to consolidate the two subject parcels with three adjacent parcels -- 4486, 4490 

and 4492 Vista Ave. -- into a single large parcel. 4486 and 4490 Vista Ave. jointly include a two-unit 

townhouse building. This townhouse building is in poor condition and each individual unit (4486 and 4490 

Vista Ave.) is vacant. 4492 Vista Ave. includes a vacant single-family building that is in poor condition. 

These three adjacent parcels are currently designated as a Neighborhood Center Type 2 (NC2) zone under 

the FPSE FBD overlay zoning district. The parcel consolidation would facilitate the development of a 

proposed development project -- consisting of the demolition of the three existing residential buildings and 

construction of a four-story apartment building with 35 residential units and 36 off-street parking spaces. 

The development project is part of a larger multi-site workforce residential development project in the 

Forest Park Southeast neighborhood. The petitioner has provided a map identifying the six development 

sites in the Forest Park Southeast neighborhood, as well as a rendering of the apartment building to be built 

on the 4478-4492 Vista Ave. site (identified as Building 6). (See Exhibit “C”.) 

 

 The petitioner’s proposed consolidation of the 5 parcels into a single parcel would result in the development 

site having 2 different zones in the FPSE FBD’s Regulating Plan -- NG2 and NC2 -- which is not permitted 

under Ordinance 70732. A rezoning of the two subject parcels to the NC2 zone would allow the proposed 

development project to be in compliance with the provisions of the Zoning Code, although one or more 

variances may also be required. 



 

 The amendment proposes changing the overlay zoning for the two subject parcels from the Neighborhood 

General Type 2 (NG2) zone to the Neighborhood Center Type 2 (NC2) zone. As Exhibit “A” shows, most 

of the interior parcels for the area bounded by Manchester Ave. S. Newstead Ave., Hunt Ave., and S. Taylor 

Ave. are zoned NG2, while most of the parcels facing S. Taylor Ave. -- from Manchester Ave. to Hunt Ave. 

-- are zoned NC2. 

 

 The following is a brief summary of a few key regulations for the NG2 and NC2 zones: 

 

o The Intent Statement for the Neighborhood General Type 2 (NG2) zone is: “The intent of this 

Building Envelope Standard is to regulate the physical form of the Neighborhood General Type 2 

areas to preserve and enhance the integrity and quality of the primarily dense, historic residential 

cores of the neighborhood. The area is designed to provide for architecturally appropriate infill 

development which allows for a full variety of building types and forms; as well as preserves the 

historic setbacks and common yards found throughout the neighborhood.” Its use requirements 

allow Residential Uses on both the ground floor and upper floor(s) and Parking Uses on the ground 

floor, and a minimum building height of two stories and a maximum building height of four stories. 

o The Intent Statement for the Neighborhood Center Type 2 (NC2) zone is: “The intent of this 

Building Envelope Standard is to regulate the Neighborhood Center Type 2 areas to allow these 

areas to transition from mostly industrial uses to more mixed-use center type areas, which may 

include more residential, retail, and office uses. The area south of Manchester Avenue is also 

designed to provide for appropriately formed light industrial or institutional infill development and 

redevelopment, should there be an interest for expansion of these types of activities.” Its use 

requirements allow Residential Uses and Parking Uses on both the ground floor and upper floor(s), 

and a minimum building height of one story and a maximum building height of four stories. (The 

NC2 zone also allows Office Uses on both the ground floor and upper floor(s), and allows Primary 

Retail Uses on both the ground floor and upper floor(s) although some Primary Retail Uses are 

only allowed as a conditional use.) 

 

 The petitioner is Green Street Development Group LLC, an affiliate of Green Street St. Louis. Green Street 

St. Louis has completed several development projects in the Forest Park Southeast neighborhood and has 

recently proposed a few additional development projects in the neighborhood. The firm has the 2 subject 

parcels, as well as the 3 adjacent parcels, under contract from Forest West Properties, Inc. The latter firm 

has agreed to acknowledge and consent to a rezoning study for the two subject parcels.  

 

 The Forest Park Southeast neighborhood is a fast-growing neighborhood. The 4400 block of Vista Ave. 

includes many recently constructed single-family and multi-family buildings. Photos of adjacent properties 

will be presented at the February 3, 2020 Planning Commission meeting. 

 

 In its petition (see Exhibit “B”), the petitioner states as its Grounds for Petition: “Multiple Lots are to be 

consolidated to have commiserate zoning.” 

 

 Mary Hart Burton, the City’s Zoning Administrator, cites in the attached report (see Exhibit “D”) that: 

“Given that the proposed development provides additional new housing options; 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 a less restrictive zoning 

classification would be appropriate and would enhance the general welfare of the City.” Ms. Burton further 

states that: “It is the recommendation of the Zoning Administrator that the subject parcels in City Block 

3981 (4478 and 4484 Vista Ave.) be rezoned to the Neighborhood Center Type 2 zone.” 

 

 The proposed rezoning is supported by Alderman Joseph D. Roddy (17th Ward). (See Exhibit “E”.) 

 

        



2.0 Comments 

 

PDA staff has reviewed the proposed amendment 

of the Zoning District Map for two adjacent parcels 

located at 4478 and 4484 Vista Ave. and 

recommends approval of the rezoning to the 

Neighborhood Center Type 2 (NC2) zone. This 

recommendation is based on the reasons cited in 

the Zoning Administrator’s report and the 

proposed rezoning’s conformity with the City’s 

Strategic Land Use Plan. 

 

The Strategic Land Use Plan designates the two 

subject parcels, as well as the three adjacent 

parcels, as a Neighborhood Preservation Area 

(NPA). 

 

The NPA Strategic Land Use Category is defined 

as: “Areas where the existing housing and corner 

commercial building stock will be preserved and 

augmented with infill residential and corner 

commercial development physically integrated 

with, and primarily serving the immediate 

neighborhood. These areas generally consist of 

stable residential areas of the City, including but 

not limited to historic districts, where the 

character of the neighborhood is currently well 

preserved with relatively few vacant lots and 

abandoned buildings. The Plan contemplates 

continued preservation and improvement, with quality rehabilitation and infill new construction that is sensitive to 

the character of existing residences. Commercial and institutional uses catering to the immediate needs of the 

neighborhood are acceptable and reflect the traditional role such activity has played in the history of the City.” 

 

The rezoning site -- currently a vacant lot and a vacant single-family building -- and the three adjacent parcels -- 

currently a vacant two-unit townhouse building and a vacant single-family building -- which together make up the 

development site, are under-utilized properties in a rapidly developing neighborhood. The proposed rezoning would 

facilitate the development of a proposed development project -- consisting of the demolition of the three existing 

residential buildings and construction of a four-story apartment building with 35 residential units and 36 off-street 

parking spaces. This development project would demolish three residential buildings -- all of which are vacant and 

in poor condition. It would also provide a transition between a proposed 307-unit apartment building (recommended 

for approval by the Planning Commission at its January 8, 2020 meeting) and an office building being renovated 

for use by Washington University -- both of which are located on the other side of S. Taylor Ave. from the 

development site -- and lower-density residential buildings, which are located east of the development site along 

Vista Ave. Thus, the proposed rezoning is in conformity with the City’s Strategic Land Use Plan. 

 

 2.1 Public Input 
 

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

hearing as part of the legislative process. 

 

 2.2 Previous Commission Action 
 



 At its November 8, 2017 meeting, the Planning Commission recommended approval of the Forest Park 

Southeast Form-Based District (FPSE FBD), an overlay zoning district that regulates building permits for 

new construction and building additions, as well as occupancy permits, in an approximately 350-acre area -- 

generally bounded by Interstate 64 on the north, the Union Pacific Railroad right-of-way on the east and 

south, and S. Kingshighway Blvd. on the west -- in the Forest Park Southeast neighborhood and small portions 

of two adjacent neighborhoods. The FPSE FBD was established by Ordinance 70732 and became effective 

on April 1, 2018. 

 

 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 3981 and within the Forest Park Southeast Form-Based District (FPSE FBD) -- 4478 and 

4484 Vista 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 Neighborhood Center Type 2 (NC2) 

zone) for two parcels (known as 4478 and 4484 Vista Ave.) located in City Block 3981 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 Neighborhood Center Type 2 (NC2) 

zone) for two parcels (known as 4478 and 4484 Vista Ave.) located in City Block 3981 is hereby 
recommended for approval. 

 
3. The Executive Director of the Planning and Urban Design Agency is hereby authorized and directed to 

work with the Zoning Administrator and City Counselor’s Office to amend the legal descriptions and 
Zoning District Map in Ordinance 70732, which established the FPSE FBD. 

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

Board of Aldermen of this recommendation. 
 



























Exhibit “F” 
 

Photos of 

Rezoning Site in City Block 3981 

 

 

  
 

1) Rezoning site 

Vacant lot,  

4478 Vista Ave. 

(Looking southward) 

 

2) Rezoning site 

Single-family building w/ wide side yard,  

4484 Vista Ave. 

(Looking southward) 

  
3) Rezoning site 

Vacant lot & single-family building w/ wide 

side yard, 

4478-4484 Vista Ave. 

(Looking southward) 

 

4) Development site 

Vacant 2-unit townhouse building, 

4486-90 Vista Ave. 

(Looking southward) 
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Exhibit “F” 
 

Photos of 

Rezoning Site in City Block 3981 

 

 

  
 

5) Development site 

Vacant single-family building, 

4492 Vista Ave. 

(Looking southward) 

 

6) Development site 

Vacant single-family building, 

4492 Vista Ave. 

(Looking westward) 

  
7) Development site 

Vacant 2-unit townhouse building & vacant 

single-family building, 

4486-92 Vista Ave. 

(Looking southward) 

 

8) Development site 

Crumbling east-west alley 

4400 block of Vista Ave. 

(Looking eastward) 
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