
 

 
File No. PDA-074-19-RDR 

 

 

To: City of St. Louis Planning Commission 
 

From: Don Roe, Executive Director 
 

Subject:  Chapter 99 Blighting Study and Redevelopment Plan 
 (2127 N. 11th St. Redevelopment Area) 

 LCRA Plan #2352 

 

Date: November 6, 2019 
 

Summary 

 

Submittal: Chapter 99 Blighting Study and 

Redevelopment Plan for Planning Commission 

review and recommendation. 

 

Site: Approximately 3.70-acre area -- consisting 

of three parcels, 2127 N. 11th St., 1100 Monroe 

St., and 1101 Madison St. -- comprising all of 

City Block 362 -- bounded by Monroe St., N. 

11th St., Madison St., and Hadley St. -- in the 

Old North St. Louis neighborhood. 

 

Existing Uses: One vacant 68,000-square foot 

former school building (the former Webster 

School) and two vacant lots (formerly used as 

playgrounds). 

 

Proposal: An $8.1 million redevelopment 

project, consisting of the conversion and 

renovation of the former school building into 45 

housing units and the construction of a four-unit apartment building and a 50-space surface parking lot behind the 

former school building. All 49 housing units will be affordable and restricted to senior households. 

 

Prospective Developer: LMAC Holdings, LLC, which has an option on the 2127 N. 11th St. parcel (the parcel 

with the former school building) from the Board of Education of the City of St. Louis. 

 

Eminent Domain: Does not provide for eminent domain. 

 

Support: The prospective developer is seeking the support of Alderwoman Tammika Hubbard (5th Ward). 

 

 

 

 



 

Recommended Action 

 

That the Planning Commission finds the Chapter 99 Blighting Study and Redevelopment Plan for the 2127 N. 

11th St. Redevelopment Area to be recommended declared as blighted and the proposed Redevelopment Plan to 

be in conformity with the City’s Strategic Land Use Plan and an Adopted Plan -- A Plan for the Neighborhoods of 

the 5th Ward -- and recommends approval to the City’s Board of Aldermen. 

 

1.0 Background 
 

 The 2127 N. 11th St. Redevelopment Area consists of three parcels -- 2127 N. 11th St., 1100 Monroe St., 

and 1101 Madison St. The 3.70-acre Redevelopment Area comprises all of City Block 362 -- bounded by 

Monroe St., N. 11th St., Madison St., and Hadley St. -- in the Old North St. Louis neighborhood. The 

Redevelopment Area is also located in the Murphy-Blair National Historic District, which is listed on the 

National Register of Historic Places. The attached LCRA Fact Sheet summarizes this proposed Chapter 

99 Blighting Study and Redevelopment Plan. (See Exhibit “A”.) 

 

 The Redevelopment Area’s existing uses include a vacant four-story, 68,000-square foot former school 

building located on the 2127 N. 11th St. parcel and two vacant lots formerly used as playgrounds located 

on the 1100 Monroe St. and 1101 Madison St. parcels. Webster School was designed by renowned 

architect William B. Ittner. The building was constructed in 1907 and has been vacant since 2007. Photos 

of the Redevelopment Area are included in Exhibit “E”. 

 

 Based on PDA staff’s visual survey, the Redevelopment Area is in fair condition. Although several 

windows are open, broken or boarded and there are missing segments of some gutters and downspouts, 

the building appears to be structurally sound. Other issues that were noted in the Redevelopment Area 

include a rusted perimeter fence and a deteriorated asphalt surface on the vacant lots (former 

playgrounds). The Redevelopment Area is in fair condition, according to the Redevelopment Plan. (A 

copy of the Redevelopment Plan, which was prepared by St. Louis Development Corporation (SLDC) 

staff, is attached as Exhibit “B”.) The Redevelopment Plan’s Blighting Report includes the following 

comment: 

o “The property is unoccupied. Portions of it are subject to illegal dumping, rat infestation, and use 

by transients.” 

 

 The Redevelopment Area is located in a primarily residential area. Bristol Place Townhomes, an 

apartment complex, is located to the south and west of the Redevelopment Area. Jackson Park is located 

north of the Redevelopment Area, and a depressed portion of Interstate 70 is located east of the 

Redevelopment Area. The area east of Interstate 70 is primarily industrial. Photos of adjacent properties 

are included in Exhibit “E”. 

 

 The Redevelopment Plan proposes an $8.1 million redevelopment project. It consists of the conversion 

and renovation of the former school building into 45 housing units and the construction of a four-unit 

apartment building and a 50-space surface parking lot behind the former school building (along Hadley 

St.). All 49 housing units would be two-bedroom units, with the average unit being 970 square feet in 

size. All housing units would be restricted to senior households of 55 years of age and older. The 49-unit 

apartment complex would be affordable -- with monthly rents ranging from $360 to $575 -- and provide 

support services, such as social activities and health services. The redevelopment project’s financing 

includes Low-Income Housing Tax Credits, Federal Historic Tax Credits, State Historic Tax Credits, and 

a loan from the Affordable Housing Commission. A site plan, lower level and first floor plans of the 

former school building, as well as a floor plan and front and side elevations of the four-unit apartment 

building, are included in Exhibit “C”. 

 

 The prospective developer is LMAC Holdings, LLC. The company has an option on the 2127 N. 11th St. 

parcel from the Board of Education of the City of St. Louis. City records indicate that the Redevelopment 



 

Area’s two other parcels -- 1100 Monroe St. and 1101 Madison St. -- are owned by the City of St. Louis. 

However, the prospective developer’s title company is researching whether these two parcels may 

actually be owned by the Board of Education of the City of St. Louis. If the two parcels are owned by the 

City of St. Louis, the prospective developer is aware that it will need to acquire or lease these parcels 

from the City. Lewis McKinney is LMAC Holdings, LLC’s managing member. Double Diamond 

Construction, LLC would be the general contractor for the redevelopment project. 

 

 The Redevelopment Plan does not provide for the use of eminent domain. It does provide for the use of 

up to 15 years of tax abatement as follows: 10 years of tax abatement based on 100% of the assessed 

value of incremental improvements, followed by five years of tax abatement based on 50% of the 

assessed value of incremental improvements. 

 

 The prospective developer is seeking the support of Alderwoman Tammika Hubbard (5th Ward). 

Alderwoman Hubbard previously submitted a letter of support to the Missouri Housing Development 

Commission (MHDC) for the prospective developer’s application for Low-Income Housing Tax 

Credits for the redevelopment project. (See Exhibit “D”.) Additional letters of support to MHDC were 

submitted by Lewis Reed, President of the Board of Aldermen, and Kelvin Adams, Superintendent of the 

St. Louis Public Schools. 

         

 

2.0 Comments 

 

The City’s Strategic Land Use Plan designates the 

Redevelopment 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 uses are 

intended to positively influence the enhancement of 

surrounding areas.” 

 

The proposed Redevelopment Plan would facilitate 

an $8.1 million redevelopment project that includes 

the conversion and renovation of a former school 

building -- an institutional use -- into 45 housing 

units and the construction of a four-unit apartment 

building and a 50-space surface parking lot. The 

redevelopment project would provide affordable 

housing for senior households. The adaptive reuse 

of the former school building -- designed by a 

renowned architect -- would also prevent the 

potential demolition of the building, which has been 

vacant since 2007. Although residential uses 

generally aren’t allowed in an IPDA, in this case, it 

is, by virtue of the Strategic Land Use Plan’s 

“adjacency rule”, which states that the Planning Commission may consider a proposed use to be in conformity 

with the Strategic Land Use Plan if the proposed use is allowed in an adjacent Strategic Land Use Category. The 

Redevelopment Area is located adjacent to a Neighborhood Preservation Area (NPA), which encourages 



 

residential preservation and infill development. Thus, the proposed Redevelopment Plan is in conformity with the 

IPDA Strategic Land Use Category. 

 

The proposed Redevelopment Area is also located within the boundaries of an Adopted Plan. A Plan for the 

Neighborhoods of the 5th Ward was adopted as a Neighborhood Plan by the Planning Commission on March 6, 

2002. The Neighborhood Plan’s Proposed Land Use map designates the Redevelopment Area as 

“Institutional/Community Facilities”. Although an apartment complex can’t be considered a traditional 

institutional or community facility, the redevelopment project would provide affordable housing and related 

support services -- such as social activities and health services -- for 49 senior households. Thus, the 

redevelopment project could be loosely considered as an institutional or community facility. 

 

 2.1 Public Input 
 

The Board of Alderman will conduct a public hearing as part of the legislative process. 

 

 2.2 Previous Commission Action 
 

At its March 6, 2002 meeting, the Planning Commission adopted A Plan for the Neighborhoods of the 5th 

Ward as a Neighborhood Plan. 

 

 2.3 Requested Action 
 

City of St. Louis Ordinance #64687, Section 8, Sub-Paragraphs 6 and 8 require that all Chapter 99, 100 and 

353 Blighting Studies and Redevelopment Plans be submitted to the Planning Commission for its 

recommendation as to conformity with the City's Comprehensive Plan and any applicable Neighborhood 

Plan. 

 

 

 

Requested Recommendation 
 

That the Planning Commission finds the Chapter 99 Blighting Study and Redevelopment Plan for the 2127 N. 

11th St. Redevelopment Area to be recommended declared as blighted and the proposed Redevelopment Plan to 

be in conformity with the City’s Strategic Land Use Plan and an Adopted Plan -- A Plan for the Neighborhoods of 

the 5th Ward -- 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 Chapter 99 Blighting Study and Redevelopment Plan for the 2127 N. 11th St. Redevelopment Area is 

hereby found to be recommended declared as blighted and the proposed Redevelopment Plan is in 

conformity with the City’s Strategic Land Use Plan and an Adopted Plan -- A Plan for the Neighborhoods 

of the 5th Ward -- and is recommended for approval to the City’s Board of Aldermen. 

 

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

of Aldermen of its recommendation. 

 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 

Exhibit “E” 

 

Photos of 

2127 N. 11th St. Redevelopment Area 

 

 

  
1) Redevelopment Area 

Vacant school bldg., 2127 N. 11th St., & 2 

vacant lots, 1100 Monroe St. & 1101 Madison 

St. 

(Looking westward) 

 

2) Redevelopment Area 

Front of vacant school bldg., 2127 N. 11th St. 

(Looking westward) 

 

  
 

3) Redevelopment Area 

Signs in front of vacant school bldg., 2127 N. 

11th St. 

(Looking westward) 

 

4) Redevelopment Area 

Rear of vacant school bldg., 2127 N. 11th St. 

(Looking eastward) 

 

 
-1- 

 

 



 

Exhibit “E” 

 

Photos of 

2127 N. 11th St. Redevelopment Area 

 

 

  
 

5) Redevelopment Area 

Vacant school bldg., 2127 N. 11th St., & vacant 

lot, 1101 Madison St. 

(Looking northeastward) 

 

6) Redevelopment Area 

Vacant school bldg., 2127 N. 11th St., & vacant 

lot, 1101 Madison St. 

(Looking northward) 

  
 

7) Redevelopment Area 

Vacant school bldg., 2127 N. 11th St., & vacant 

lot, 1100 Monroe St. 

(Looking southward) 

 

8) Redevelopment Area 

Vacant lot, 1101 Madison St. 

(Looking eastward) 
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Exhibit “E” 

 

Photos of 

2127 N. 11th St. Redevelopment Area 

 

 

  
 

9) Redevelopment Area 

Vacant lot, 1101 Monroe St. 

(Looking eastward) 

 

 

10) Adjacent properties 

Bristol Place Townhomes, 1115-27 Chambers 

St. 

(Looking southeastward) 

  
 

11) Adjacent properties 

Bristol Place Townhomes, 2101-19 Hadley St. 

(Looking westward) 

 

 

12) Adjacent properties 

Vacant lots, 2200 block of Hadley St. 

(Looking westward) 
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Exhibit “E” 

 

Photos of 

2127 N. 11th St. Redevelopment Area 

 

 

  
 

13) Adjacent properties 

Jackson Park, 1121-30 North Market St. 

(Looking eastward) 

 

 

14) Adjacent properties 

Vacant industrial building (under demolition), 

2301 N. 11th St. 

(Looking northward) 

  
 

15) Adjacent properties 

Duke Manufacturing Co., 2224 N. 10th St. 

(Looking eastward) 

 

 

16) Adjacent properties 

Industrial building, 930 Clinton St. 

(Looking eastward) 
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