
 

 
File No. PDA-230-07-CUP 

 
To: City of St. Louis Planning Commission 
 
From: Don Roe, Executive Director 
 
Subject:  Community Unit Plan Amendment Review -- Amendment #3 of Washington University 

Medical Center Community Unit Plan (City Blocks 3904 & 3961) 
 
Date: April 2, 2021 
 
Summary 
 
Submittal: Proposed amendment to increase the size of 
an existing Community Unit Plan (CUP) and update its 
Land Use Plan map for Planning Commission review & 
recommendation. 
 
Site: The Washington University Medical Center 
Community Unit Plan (WUMC CUP) is currently 
approximately 142.7 acres in size. It is generally 
bounded by Forest Park Ave., Boyle Ave, Interstate 64 
and Kingshighway Blvd., and is located in the Central 
West End neighborhood. 
 
Existing Uses: Buildings are used for health care, 
research and educational purposes, including related uses 
such as parking and retail. 
 
Proposal: Amend the existing WUMC CUP, which was 
approved in 2008 and amended by Amendment #1 in 
2011 and Amendment #2 in 2015. Proposed Amendment 
#3 would increase the geographic boundaries of the CUP 
area -- reflecting the addition of 5 parcels acquired by 
WUMC or its constituent entities since 2015 to facilitate 
proposed short-term and long-term development projects 
-- and update the CUP’s Land Use map. The addition of 
the 5 parcels and their approximately 8.0 acres would 
increase the size of the WUMC CUP to approximately 
150.7 acres. A proposed change to the boundaries of an existing CUP requires Planning Commission review and 
the approval of an ordinance. 
 
Applicant: Washington University Medical Center and its constituent entities (partner institutions). 
 
 
 
 



 

Recommended Action 
 
That the Planning Commission finds the proposed Amendment #3 of the Washington University Medical Center 
Community Unit Plan (WUMC CUP) to meet the three conditions in Section 26.80.070 of the City’s Revised Code 
and 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 
 

• Washington University Medical Center includes the following institutions: Barnes-Jewish Hospital, St. 
Louis Children’s Hospital, BJC HealthCare and the Washington University School of Medicine. The 
existing Washington University Medical Center Community Unit Plan (WUMC CUP) area consists of 
approximately 142.7 acres (excluding rights-of-way). It is generally bounded by Forest Park Ave. on the 
north, Boyle Ave. on the east, Interstate 64 on the south, and Kingshighway Blvd. on the west. It is located 
in the Central West End neighborhood. All of the parcels in the WUMC CUP area are owned by the above 
institutions. 
 

• The WUMC CUP area has a mixture of 
underlying zoning districts. About half of 
the CUP area is zoned “E” Multiple-
Family Dwelling District, “H” Area 
Commercial District or “I” Central 
Business District. These districts allow by 
right or conditional use an array of land 
uses. The balance of the CUP area -- 
except for a small portion zoned “C” 
Multiple-Family Dwelling District -- is 
zoned “J” Industrial District or “K” 
Unrestricted District, which allow 
industrial uses in addition to the uses 
allowed in the above “E”, “H” and “I” 
zoning districts. 

 
• A Community Unit Plan (CUP) is an 

overlay zoning district. It is similar to a 
Planned Unit Development District (PUD) 
-- another overlay zoning district in the 
City’s Zoning Code -- in that it offers some 
of the same advantages over single-use 
zoning districts to applicants interested in 
planning a large, unique or mixed-use 
development. 

 
• The WUMC CUP was recommended for 

approval by the Planning Commission on 
December 5, 2007 and was approved by 
Ordinance 67939 on March 7, 2008. Amendment #1 of the WUMC CUP revised the geographic boundaries 
of the CUP -- reflecting the removal of five parcels not owned by WUMC or its constituent entities and the 
addition of four parcels acquired by WUMC or its constituent entities. Amendment #1 of the WUMC CUP 
was recommended for approval by the Planning Commission on December 1, 2010 and was approved by 
Ordinance 68863 on February 10, 2011. Amendment #2 of the WUMC CUP also revised the geographic 
boundaries of the CUP -- reflecting the removal of two parcels no longer owned by WUMC or its constituent 



 

entities. Amendment #2 of the WUMC CUP was recommended for approval by the Planning Commission 
on April 1, 2015 and was approved by Ordinance 70046 on June 26, 2015. 

 
• The WUMC CUP includes three primary sections: “Narrative”, “Plan for Development”, and “Community 

Unit Plan Guidelines”. The “Community Unit Plan Guidelines” include regulations regarding building 
heights, density and land coverage, signage, building setbacks, uses, and landscaping. A portion of the 
“Use” section of the “Community Unit Plan Guidelines” is listed below: 

 
“Except as expressly set forth herein, a building or premises located within the CUP Area may be used 
for (a) healthcare, research, and educational purposes, including, without limitation, the practice of 
medicine and/or the provision of healthcare related service, and (b) uses necessary to support such 
healthcare, research, and educational purposes, including, without limitation, parking structures and 
ancillary supporting retail uses (including, without limitation, bookstores, gift shops, and cafeterias). 
The areas within the Hudlin Expansion may only be used for the purposes set forth in the Lease. Without 
limiting the foregoing, (i) any building or premises located within the CUP Area (outside of the Hudlin 
Expansion) may be used as a Hotel (as defined in St. Louis City Revised Code Chapter 26.08); and (ii) 
any building or premises fronting Forest Park Parkway and/or located north of Forest Park Parkway 
may be used for mixed use and/or retail purposes.” 

 
• Since the approval of Amendment #2 on June 26, 2015, additional real estate transactions have occurred to 

facilitate proposed short-term and long-term development projects (detailed below), and WUMC would 
like to amend the geographic boundaries of the WUMC CUP again to reflect these changes. A proposed 
change to the boundaries of an existing CUP requires Planning Commission review and the approval of an 
ordinance. A copy of WUMC’s submitted amendment application (and draft Board Bill) is included as 
Exhibit “B”. Proposed Amendment #3 of the WUMC CUP consists of the following three geographic 
boundary changes: 
 

• The Washington University School of Medicine has acquired 4367 Duncan Ave. The parcel is 
located across the street from the School of Medicine’s Neuroscience Research Building, a $616 
million, 609,000-square foot building (as well as a large parking garage) that is currently under 
construction. The 4367 Duncan Ave. parcel and the adjacent parcels to the east at 4353-4363 
Duncan Ave. were recently consolidated into a single parcel, 4353-4375 Duncan Ave. This parcel’s 
current use is a surface parking lot and it includes a tall cellular tower. The parking lot serves nearby 
office and research facilities. The proposed long-term use of the parcel could include future medical 
center development and/or structured parking to serve nearby medical center and/or research 
facilities. 

 
• The Washington University School of Medicine has acquired three parcels in the 4300 block of 

Forest Park Ave. These parcels are located north of the above 4353-4375 Forest Park Ave. parcel. 
The current address, land use and occupancy status of the three parcels is listed below: 

 
o 4352-4354 Forest Park Ave.; four-family building 
o 4372-4374 Forest Park Ave.; two-family building 
o 4376-4378 Forest Park Ave.; two-family building; possibly a vacant structure 

 
The three parcels are located adjacent to the following three other residential buildings, which are 
owned by the School of Medicine and within the boundaries of the WUMC CUP: 4358 Forest Park 
Ave. (18-unit apartment building); 4362 Forest Park Ave. (one-family building); and 4366 Forest 
Park Ave. (six-unit apartment building). Thus, the School of Medicine owns all six residential 
buildings located mid-block in the 4300 block of Forest Park Ave. The six residential buildings are 
located between the Cortex I building, 4320 Forest Park Ave., and the School of Medicine’s surface 
parking lot and warehouse building, 4384-4386 Forest Park Ave. The School of Medicine plans to 
demolish the six residential buildings and use the site in the short term as a surface parking lot for 



 

construction workers and/or to serve nearby medical center and/or research facilities. The site’s 
proposed long-term use of the site includes future medical center development. 

 
• BJC HealthCare has acquired and developed a site currently occupied by BJC @ the Commons, a 

five-story, 220,000-square foot office building and related surface parking lot. The complex is 
located on a single parcel at 4101 Clayton Ave., although the building’s physical address is 4249 
Clayton Ave. 

• Photos of the five parcels proposed to be added to the WUMC CUP area, as well as adjacent 
properties, will be shown at the April 7, 2021 Planning Commission meeting. 

 
• A large-scale map that shows the current boundaries of the WUMC CUP area, as well as the five parcels 

proposed to be added to the CUP area, is attached as Exhibit “A”. The addition of the five parcels and their 
approximately 8.0 acres would increase the size of the WUMC CUP area to approximately 150.7 acres 
(excluding rights-of-way). 

 
2.0 Comments & Findings, Specific Facts, Evidence & Recommendations 
 
The CUP process calls for the Planning Commission to review a proposed CUP or certain amendments to an existing 
CUP (a change boundary or a change in use) and report its findings and recommendations to the Board of Aldermen 
based on whether the proposed CUP meets the following three conditions: 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; 2) That said plan 
is consistent with the intent and purposes of the zoning code to promote public health, safety, morals and general 
welfare; and 3) That the average lot area per family contained in the site, exclusive of the area occupied by street, 
shall not be less than the lot area per family required for the district in which the development is located. 
 
Planning staff has reviewed proposed Amendment #3 of the WUMC CUP. Its findings and recommendations to the 
Board of Aldermen are organized as to whether the proposed CUP amendment meets the above three conditions: 
 
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. 
 
WUMC and its partner institutions -- Barnes-Jewish Hospital, St. Louis Children’s Hospital, BJC HealthCare and 
the Washington University School of Medicine -- make up one of the leading health care, research and education 
campuses in the country. Approximately 25,000 employees work at WUMC, and over one million patients and 
visitors come to the campus annually. WUMC continues to improve and expand. Its development over the years 
has made it one of the City’s -- and the metropolitan area’s -- economic engines. In turn, its intellectual prowess 
has also played a significant role in the development of the Cortex Innovation Community, the innovation district 
located east of the WUMC CUP. WUMC has also helped to revitalize the Central West End and Forest Park 
Southeast neighborhoods. 
 
The proposed CUP amendment would add five parcels to the WUMC CUP. Four of the parcels are located in City 
Block 3904, which is bounded by Forest Park Ave., Boyle Ave., Duncan Ave. and Newstead Ave. The School of 
Medicine plans to demolish the three residential buildings on Forest Park Ave., as well as three adjacent residential 
buildings that are already located in the WUMC CUP. In the short term, the School of Medicine plans to construct 
a surface parking lot for construction workers and/or to serve nearby medical center and/or research facilities. The 
site’s proposed long-term use includes future medical center development. The fourth parcel in City Block 3904, 
4367 Duncan Ave., was recently consolidated with adjacent parcels into a single parcel, 4353-4375 Duncan Ave. 
This parcel’s current use is a surface parking lot and it includes a tall cellular tower. The parking lot serves nearby 
office and research facilities. The proposed long-term use of the parcel could include future medical center 
development and/or structured parking to serve nearby medical center and/or research facilities. So, while the short-
term uses of the two sites in City Block 3904 as surface parking lots are pedestrian, they do play a supporting role 
in WUMC. Longer term, the two sites would play more prominent roles as future medical center development. 
Given that the two sites are located adjacent to parcels that are owned and/or occupied by WUMC 



 

institutions or the Cortex Innovation Community, which works closely with WUMC institutions, the 
proposed uses will not adversely affect adjacent properties. The fifth parcel proposed to be added to the WUMC 
CUP, 4101 Clayton Ave., is located in City Block 3961 -- a few blocks from City Block 3904. This parcel has 
already been developed by the construction of BJC @ the Commons, a five-story, 220,000-square foot office 
building and related surface parking lot in 2014. Given that no additional development is proposed at this site, 
the addition of this parcel to the WUMC CUP area will not adversely affect adjacent properties. 
 
2. That said plan is consistent with the intent and purposes of the zoning code to promote public health, safety, 
morals and general welfare. 
 
The CUP is a planning and zoning tool available for large sites under single ownership, so that they can be 
cohesively planned. In this case, WUMC is composed of member institutions. The WUMC CUP brings cohesive 
development to an area with a mix of underlying zoning districts. The proposed short-term parking uses and 
proposed long-term uses for medical center development are consistent with the WUMC CUP’s permitted uses: (a) 
healthcare, research, and educational purposes, including, without limitation, the practice of medicine and/or the 
provision of healthcare related service, and (b) uses necessary to support such healthcare, research, and 
educational purposes, including, without limitation, parking structures and ancillary supporting retail uses 
(including, without limitation, bookstores, gift shops, and cafeterias). Thus, the proposed CUP amendment is 
consistent with the intent and purposes of the zoning code to promote public health, safety, morals and 
general welfare. 
 
3. That the average lot area per family contained in the site, exclusive of the area occupied by street, shall not be 
less than the lot area per family required for the district in which the development is located. 
 
Since the proposed CUP amendment is not proposing any residential uses in the five parcels to be added to 
the WUMC CUP, the above lot area (density) regulation does not apply. 
  



 

Strategic Land Use Plan 
 
The City’s Strategic Land Use Plan (SLUP) 
designates nearly all of the current WUMC CUP area 
as an Institutional Preservation and Development 
Area (IPDA). The IPDA Strategic Land Use Category 
is defined as: “Areas where significant nodes of 
educational, medical, religious or other institutional 
uses currently exist and are appropriately situated, as 
well as areas for expansion of such institutional uses. 
These large-scale institutional centers are intended to 
positively influence the enhancement of surrounding 
areas.” 
 
However, all five of the parcels proposed to be added 
to the WUMC CUP area are currently designated as a 
Specialty Mixed Use Area (SMUA). The SMUA 
Strategic Land Use Category is defined as: “Areas 
like Downtown St. Louis where it is intended that a 
unique mix of uses be preserved and developed.” The 
proposed amendment calls for the construction of a 
surface parking lot for construction workers and/or to 
serve nearby medical center and/or research facilities 
in the short term and future medical center 
development in the long term for the three residential 
parcels facing Forest Park Ave. The parking lot for 
construction workers will help to facilitate the 
construction of two adjacent development projects -- 
a $750 million Neuroscience Research Building and 
parking garage for the Washington University School 
of Medicine currently under construction at 4370 Duncan Ave. (the southeast corner of Duncan Ave. and Newstead 
Ave.) and a $60 million 262-unit apartment building at the northwest corner of Duncan Ave. and Boyle Ave. The 
proposed amendment calls for continuing to use the 4367 Duncan Ave. parcel (which was recently consolidated 
with adjacent parcels into a single parcel, 4353-4375 Duncan Ave.) as a surface parking lot serving nearby office 
and research facilities in the short term and future medical center development and/or structured parking to serve 
nearby medical center and/or research facilities in the long term. Lastly, BJC HealthCare constructed BJC @ the 
Commons, a large office building and related surface parking lot on the 4101 Clayton Ave. parcel. No additional 
development is proposed for this parcel.  
 
While the five parcels proposed to be added to the WUMC CUP area have existing or proposed institutional uses 
and would be ideally designated as an IPDA -- rather than an SMUA -- it should be noted that four of these five 
parcels are located adjacent to an IPDA. Under the SLUP’s “adjacency rule”, the Planning Commission “may, in 
its discretion, consider a use/development project to be in conformance with the Plan when the proposed 
use/development project is allowed under the Plan in a directly abutting area.” Thus, the proposed CUP 
amendment may be considered to be in conformity with the City’s Strategic Land Use Plan. 
 
 
 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 December 5, 2007 meeting, the WUMC CUP was recommended for approval by the Planning 
Commission. It was subsequently approved by Ordinance 67939 on March 7, 2008. 
 
At its December 1, 2010 meeting, Amendment #1 of the WUMC CUP was recommended for approval by the 
Planning Commission. It was subsequently approved by Ordinance 68863 on February 10, 2011. 

 
At its April 1, 2015 meeting, Amendment #2 of the WUMC CUP was recommended for approval by the 
Planning Commission. It was subsequently approved by Ordinance 70046 on June 26, 2015. 

 
 2.3 Requested Action 
 

Section 26.80.070 of the City of St. Louis Revised Code requires that the Planning Commission review 
proposed Community Unit Plans and proposed amendments to existing Community Unit Plans 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 Amendment #3 of the Washington University Medical Center 
Community Unit Plan (WUMC CUP) to meet the three conditions in Section 26.80.070 of the City’s Revised Code 
and 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. Proposed Amendment #3 of the Washington University Medical Center Community Unit Plan (WUMC 
CUP) meets the three conditions in Section 26.80.070 of the City’s Revised Code for the reasons set forth 
in and based on the specific facts and evidence set forth in Section 2.0 of the resolution presented to the 
Planning Commission on April 7, 2021, and hereby adopts the reasons, specific facts and evidence set forth 
in the resolution. 

 
2. Proposed Amendment #3 of the WUMC CUP is in conformity with the City’s Strategic Land Use Plan. 

 
3. Proposed Amendment #3 of the WUMC CUP is recommended for approval to the City’s Board of 

Aldermen. 
 



 

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, together with the findings, reasons, specific facts and evidence 
set forth in the resolution presented to the Commission on April 7, 2021. 



 



 

 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 

 


