
File No. PDA-067-16-RDR 

To: City of St. Louis Planning Commission 

From: Don Roe, Director 

Subject:  Chapter 99 Blighting Study and Redevelopment Plan 
(801-25 Ann Ave. Redevelopment Area) 
LCRA Plan #2111 

Date: June 30, 2016 

Summary

Submittal: Chapter 99 Blighting Study and 
Redevelopment Plan for Planning Commission 
review and recommendation. 

Site: Approximately 1.59-acre area -- consisting 
of 1 parcel -- located along Ann Ave., between 
S. 9th St. and S. 7th St., in the Soulard
neighborhood.

Existing Uses: A vacant school building, with 
an attached gymnasium -- the former Lafayette 
School -- and a related former parking lot. 

Proposal: A renovation and conversion of the 
former school building and gymnasium into 
Lafayette Lofts -- a $4 million development 
project consisting of 36 apartments and 50 off-
street parking spaces. (In September 2015, the 
Planning Commission recommended approval of 
a rezoning of a portion of this Redevelopment Area from the “G” Local Commercial and Office District to the 
“D” Multiple-Family Dwelling District. The rezoning was subsequently approved by Ordinance 70129.) 

Prospective Developer: 815 Ann, LLC (Advantes Development). 

Eminent Domain: Does not provide for eminent domain. 

Support Letter: An e-mail message was submitted by Alderman John Coatar (7th Ward). 
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Recommended Action

That the Planning Commission finds the Chapter 99 Blighting Study and Redevelopment Plan for the 801-25 Ann 
Ave. 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 recommends approval to the City’s Board of 
Aldermen. 

1.0 Background 

• The 801-25 Ann Ave. Redevelopment Area consists of a single parcel in the Soulard neighborhood. The
approximately 1.59-acre site includes the entire blockface of the 800 block of Ann Ave., between S. 9th
St. and S. 7th St. The site is located in the Soulard Neighborhood National Historic District, which is
listed on the National Register of Historic Places, and the Soulard Neighborhood Certified Local Historic
District. The attached LCRA Fact Sheet summarizes this proposed Chapter 99 Blighting Study and
Redevelopment Plan. (See Exhibit “A”.)

• The existing uses are the former Lafayette School, a three-story, approximately 62,000-square foot
building designed by William B. Ittner, with an attached gymnasium; and a related former parking lot,
located east of the former school building and gymnasium at the corner of Ann Ave. and S. 7th St. (The
former school building and former parking lot were, until recently, located on separate parcels -- 801-25
Ann Ave. and 2117-31 S. 7th St. The two parcels were recently consolidated into a single larger parcel --
801-25 Ann Ave. At its September 2, 2015 meeting, the Planning Commission recommended approval of
a rezoning of the 2117-31 S. 7th St. parcel from the “G” Local Commercial and Office District to the “D”
Multiple-Family Dwelling District to facilitate the redevelopment of the former school complex. The
proposed rezoning was subsequently approved by Ordinance 70129 on October 29, 2015.) 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 the building’s
exterior appears to be in relatively good condition, long-term vacancy may cause undetected problems
and deferred maintenance. The Redevelopment Area is in fair condition, according to the Redevelopment
Plan. (A copy of the complete 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 comments:

o “The property consists of a vacant institutional building. Portions of it are subject to illegal
dumping, rat infestation, and use by transients.”

• The Redevelopment Area’s adjacent properties include a variety of residential, commercial and industrial
uses -- with commercial and industrial uses along S. 7th St., a mix of commercial and residential uses
along Russell Blvd., and primarily residential uses with scattered corner commercial uses in the interior of
the Soulard neighborhood. Building conditions for adjacent properties are generally good. Photos of
adjacent properties are included in Exhibit “E”.

• The Redevelopment Plan proposes a $4 million redevelopment project. The project consists of the
renovation and conversion of the former school building and gymnasium into Lafayette Lofts -- a 36-unit
apartment building -- with 50 off-street parking spaces. The parking facilities would include 38 surface
parking spaces on the former parking lot and 12 structured parking spaces (the conversion of the
gymnasium into a parking garage). A conceptual site plan and floor plans for the building’s three floors
are attached as Exhibit “C”. The conceptual site plan shows a plaza, a fountain, and green spaces in front
of the school building; a dog area west of the school building; and a vehicular curb cut along Ann Ave. –
east of the former gymnasium -- leading to the parking lot. The floor plans show 12 housing units on each
of the three floors, two patios on the second floor, and a workout room on the third floor.
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• Renovation work on the building has been underway for some time. The prospective developer attributes
starting work on the development project prior to the approval of the ordinance for the Redevelopment
Plan to its unfamiliarity with the Redevelopment Plan process. The estimated development cost of the
development project has increased from $2.7 million in September 2015 (when the Planning Commission
recommended approval of the related rezoning) to $4.0 million today due to unexpected costs and
improvements.

• The prospective developer is 815 Ann, LLC, which is an entity related to Advantes Development. 815
Ann, LLC purchased the property for $875,000. Advantes Development recently completed a similar
development project -- the conversion of the former Hope Lutheran School building, 5320 Brannon Ave.
in the South Hampton neighborhood -- into The Mack Lofts, a 22-unit apartment building. It is also in the
early stages of converting the former Sherman School building, 3920 Flad Ave. in the Shaw
neighborhood, into an apartment building.

• The Redevelopment Plan’s Sustainability Impact Statement reports that this Redevelopment Plan will
meet 12 objectives of the Sustainability Plan.

• The Redevelopment Plan does not provide for the use of eminent domain. It does provide for the use of
up to 10 years of tax abatement.

• The Redevelopment Plan is supported by Alderman John Coatar (7th Ward). (Alderman Coatar’s e-mail
message is attached as Exhibit “D”.)

2.0 Comments

The City’s Strategic Land Use Plan designates the 
western portion of the Redevelopment Area as an 
Institutional Preservation and Development Area 
(IPDA) and the eastern portion of the 
Redevelopment Area as a Neighborhood 
Commercial Area (NCA). 

The Strategic Land Use Plan provides that 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”. Although residential 
development projects are not typically allowed in 
the IPDA Strategic Land Use Category, the 
adjacent Neighborhood Preservation Area 
Strategic Land Use Category (located north of the 
IPDA Strategic Land Use Category) does 
encourage residential development projects. Thus, 
the proposed Redevelopment Plan is in conformity 
with the IPDA Strategic Land Use Category. 

The NCA 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 

3



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 Redevelopment Plan would facilitate the redevelopment of the Redevelopment Area into Lafayette 
Lofts, a 36-unit apartment building with related off-street parking. Although the proposed development project 
doesn’t include any commercial uses, the high-density apartment building will help to strengthen the Soulard 
neighborhood’s retail and commercial markets by supplying 36 new households to the area. The residents’ needs 
for goods and services will help to boost existing Soulard businesses. In addition, the above definition for the 
NCA Strategic Land Use Category provides for “higher density mixed use residential and commercial”, which 
indicates the value and importance of residential uses to a Neighborhood Commercial Area. Thus, the proposed 
Redevelopment Plan is in conformity with the NCA Strategic Land Use Category. 

2.1 Public Input 

The Board of Aldermen’s Neighborhood Development Committee recommended approval of Board Bill 
#75 (the Chapter 99 Blighting Study and Redevelopment Plan for the 801-25 Ann Ave. Redevelopment 
Area) at its June 21, 2016 meeting to the full Board of Aldermen. 

2.2 Previous Commission Action 

At its September 2, 2015 meeting, the Planning Commission recommended approval of a rezoning of a 
parcel, 2117-31 S. 7th St. (which has since been consolidated into the Redevelopment Area), from the “G” 
Local Commercial and Office District to the “D” Multiple-Family Dwelling District to facilitate the 
redevelopment of the former school complex. The proposed rezoning was subsequently approved by 
Ordinance 70129 on October 29, 2015. 

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 801-25 Ann 
Ave. 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 recommends approval to the City’s Board of 
Aldermen. 
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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 801-25 Ann Ave. 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 is recommended for approval to the City’s Board
of Aldermen.

2. The Director of the Planning and Urban Design Agency is hereby directed to notify the Board of
Aldermen of its recommendation.
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Exhibit “E” 

Photos of 
801-25 Ann Ave. Redevelopment Area

1) Redevelopment Area
Vacant school building

(Looking northeastward) 

2) Redevelopment Area
Vacant school building

(Looking northeastward) 

3) Redevelopment Area
Sign for Lafayette Lofts

(Looking eastward) 

4) Redevelopment Area
Vacant gymnasium
(Looking westward)

-1-
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Exhibit “E” 

Photos of 
801-25 Ann Ave. Redevelopment Area

5) Redevelopment Area
Vacant gymnasium

(Looking northwestward) 

6) Redevelopment Area
Vacant gymnasium

(Looking northward) 

7) Redevelopment Area
Vacant gymnasium

(Looking southward)

8) Redevelopment Area
Former parking lot
(Looking westward)

-2-

38



Exhibit “E” 

Photos of 
801-25 Ann Ave. Redevelopment Area

9) Adjacent properties
Historic Crossroads, 2201 S. 7th St. 

(Looking southward) 

10) Adjacent properties
Townhouses, 800 block of Ann Ave. 

(Looking southwestward) 

11) Adjacent properties
Townhouses, 800 block of Ann Ave. 

(Looking southward) 

12) Adjacent properties
Pontiac Square Park, 901-99 Shenandoah Ave.  

(Looking southwestward) 

-3-
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Exhibit “E” 

Photos of 
801-25 Ann Ave. Redevelopment Area

13) Adjacent properties
Residential buildings, 2100 block of S. 9th St. 

(Looking northwestward) 

14) Adjacent properties
Commercial buildings, 800 block of Russell 

Blvd. 
(Looking southward) 

15) Adjacent properties
1-family building, 2106 S. 8th St.

(Looking eastward) 

16) Adjacent properties
Phillips 66, 710 Russell Blvd. 

(Looking northwestward) 
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