
File No. PDA-068-16-RDR

To: City of St. Louis Planning Commission

From: Don Roe, Director

Subject: Chapter 99 Blighting Study and Redevelopment Plan
(721 Victor St./2403-15 S. 7th St. Redevelopment Area)
LCRA Plan #2106

Date: June 30, 2016

Summary

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

Site: Approximately 1.37-acre area -- consisting 
of 4 parcels and the southern portion of a north-
south alley in City Block 840 -- generally
bounded by Barton St., S. 7th St., Victor St. and 
S. 9th St. in the Soulard neighborhood.

Existing Uses: 3 industrial buildings and a steel 
storage yard occupied by Victor Iron Works, 2
industrial buildings occupied by Production 
Steel, Inc., as well as a portion of an alley.

Proposal: Demolition of the 5 industrial 
buildings and steel storage yard and the 
construction of Whistler Apartments, a $15 
million development project consisting of 118
housing units, 89 off-street parking spaces, and the vacation of the entire length of the north-south alley.

Prospective Developer: Whistler ONE LLC (Asprient Properties).

Eminent Domain: Does not provide for eminent domain.

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

Recommended Action

That the Planning Commission finds the Chapter 99 Blighting Study and Redevelopment Plan for the 721 Victor 
St./2403-15 S. 7th 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 recommends approval to
the City’s Board of Aldermen.
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1.0 Background 

• The 721 Victor St./2403-15 S. 7th St. Redevelopment Area consists of four parcels and the southern
portion of a north-south alley in City Block 840 in the Soulard neighborhood. The approximately 1.37-
acre site is generally bounded by Barton St., S. 7th St., Victor St. and S. 9th 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 three, one-story industrial buildings and a steel storage yard occupied by Victor Iron
Works, 2415 S. 7th St., and one, one-story industrial building occupied by Production Steel, Inc., 715
Victor St., as well as a portion of an alley. Victor Iron Works’ facilities are located along S. 7th St., while
Production Steel, Inc.’s facilities are located along S. 9th St. 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 steel
processing can pose problems for buildings, the buildings in the Redevelopment Area appear to be in
relatively good condition. However, the steel storage yard occupied by Victor Iron Works is in relatively
poor condition. The Redevelopment Area is in fair condition, according to the Redevelopment Plan. (A
copy of the complete Chapter 99 Blighting Study and 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 three industrial buildings and a steel yard. Portions of it are subject to
illegal dumping, rat infestation, and use by transients.”

• The Redevelopment Area’s adjacent properties primarily include residential and, to a lesser extent,
mixed-use buildings. A high concentration of industrial and commercial are located east of S. 7th St. in
the Kosciusko neighborhood. Notable uses include Soulard IceHouse, 2400 S. 9th St. (a 42-unit
apartment building recently converted from a Polar Wave ice factory by a development firm affiliated
with the Redevelopment Plan’s prospective developer); Humboldt Academy of Higher Learning (a St.
Louis Public School), 2516 S. 9th St.; YRC Freight, 400 Barton St.; Soulard Garden Co-op, 2331 S. 9th
St.; and The Good Luck Bar & Grill, 2501 S. 9th St. Photos of adjacent properties are included in Exhibit
“E”.

• The Redevelopment Plan proposes the demolition of the three industrial buildings and the steel storage
yard and the construction of Whistler Apartments, a $15 million development project consisting of 118
housing units and 89 off-street parking spaces. The proposed five-story, approximately 100,000-square
foot building includes four studio units, 98 one-bedroom units and 16 two-bedroom units. An
architectural rendering and first-floor floor plan of the proposed building are attached as Exhibit “C”. The
development project also includes the vacation of the entire length of the north-south alley. (The proposed
alley vacation is undergoing a separate review and approval process.)

• Other City bodies have reviewed and approved other aspects of the proposed development project:
o At its April 25, 2016 meeting, the City’s Preservation Board approved the demolition of the

existing buildings and structures and granted preliminary approval for the proposed new
construction with the stipulations that demolition permits be approved after a building permit for
the new construction has been applied for and that the drawings, site work elements, details,
materials and colors be reviewed and approved by the Cultural Resources Office (CRO) staff.

o At its June 8, 2016 meeting, the City’s Board of Adjustment granted a use variance to the
applicant (developer) to allow the proposed apartment building to be built in the “J” Industrial
District. In addition, another variance was granted to the applicant to not meet the regulation of
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requiring one parking space for each housing unit (the proposed development project includes 
118 apartments and 89 off-street parking spaces), with the condition that the applicant provide 
bicycle racks for at least 40 bicycles and that the building’s tenants who don’t have assigned 
parking spaces be encouraged to park on Victor St. and 7th St. 

• The prospective developer is Whistler ONE LLC, a firm that is associated with Asprient Properties. The
firm has under contract all of the parcels in the Redevelopment Area for $1.5 million. As stated above, a
related entity recently developed the adjacent Soulard IceHouse, 2400 S. 9th St., a 42-unit apartment
building converted from a Polar Wave ice factory.

• The Redevelopment Plan’s Sustainability Impact Statement reports that this development project will
meet 25 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.

• An e-mail message was submitted by Alderman John Coatar (7th Ward) that confirms his support of the
Redevelopment Plan. (The e-mail message is attached as Exhibit “D”.)

2.0 Comments

The City’s Strategic Land Use Plan designates the 
entire Redevelopment Area -- as well as the 
remainder of the block -- as an Opportunity Area 
(OA). 

The OA Strategic Land Use Category is defined 
as: “Key underutilized locations where the use of 
the land is in transition. Location and site 
characteristics of these areas offer particular 
challenges/opportunities that could be 
advantageous to a range of development activity. 
This designation is intended to be flexible and 
specific development proposals will be entertained 
as they present themselves.” 

The existing characteristics of the Redevelopment 
Area, as well its proposed use (a $15 million 
development project -- consisting of the demolition 
of three industrial buildings and a steel storage 
yard and the construction of Whistler Apartments, 
a $15 million development project consisting of 
118 housing units and 89 off-street parking spaces, 
as well as the vacation of an alley -- meets the 
criteria for an OA Strategic Land Use Category, 
which include the following: 

o “Key underutilized locations where the use
of the land is in transition.”

o “This designation is intended to be flexible and specific development proposals will be entertained as they
present themselves.”
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Properties with industrial uses have gradually been redeveloped into other uses over the last few decades in the 
Soulard neighborhood. Although the Redevelopment Area has two operating businesses, it’s possible that steel 
processing may be better suited for larger sites, such as in the adjacent Kosciusko neighborhood. The OA 
Strategic Land Use Category provides for flexibility and a variety of development proposals. Thus, the proposed 
Redevelopment Plan is in conformity with the City’s Strategic Land use Plan. 

It should be noted that as part of a recent study conducted by PDA staff that analyzed all Opportunity Area sites in 
the City, the study recommended and was approved by the Planning Commission at its June 1, 2016 meeting that 
the site bounded by Barton St., S. 7th St., Victor St. and S. 9th St. should remain an Opportunity Area. 

As a follow-up measure to the approval of the Redevelopment Plan, the Zoning Administrator believes it would 
be prudent to rezone the Redevelopment Area, as well the remainder of the block (which includes the Soulard 
IceHouse apartment building), from the “J” Industrial District to a more appropriate zoning district that would 
allow the two apartment buildings. The rezoning could be initiated by the filing of a petition by the property 
owners or by a motion of the Planning Commission. 

2.1 Public Input 

The Board of Aldermen’s Housing, Urban Development and Zoning (HUDZ) Committee recommended 
approval of Board Bill #86 (the Chapter 99 Blighting Study and Redevelopment Plan for the 721 Victor 
St./2403-15 S. 7th St. Redevelopment Area) at its June 22, 2016 meeting to the full Board of Aldermen.  

2.2 Previous Commission Action 

None. 

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 721 Victor 
St./2403-15 S. 7th 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 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 721 Victor St./2403-15 S. 7th 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 is recommended for
approval to the City’s Board of Aldermen.
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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 
721 Victor St./2403-15 S. 7th St. Redevelopment Area 

1) Redevelopment Area
Victor Iron Works, 2415 S. 7th St. 

(Looking northwestward) 

2) Redevelopment Area
Victor Iron Works, 2403-15 S. 7th St. 

(Looking westward) 

3) Redevelopment Area
Victor Iron Works, 2403 S. 7th St. 

(Looking southward) 

4) Redevelopment Area
Production Steel, Inc., 715 Victor St. 

(Looking eastward) 

-1-
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Exhibit “E” 

Photos of 
721 Victor St./2403-15 S. 7th St. Redevelopment Area 

5) Redevelopment Area
Production Steel, Inc., 715 Victor St. 

(Looking northward) 

6) Redevelopment Area
North-south alley

(Looking northward) 

7) Adjacent properties
Soulard IceHouse, 2400 S. 9th St. 

(Looking southeastward) 

8) Adjacent properties
Soulard IceHouse, 2400 S. 9th St. 

(Looking southward) 

-2-
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Exhibit “E” 

Photos of 
721 Victor St./2403-15 S. 7th St. Redevelopment Area 

9) Adjacent properties
Sign for Soulard IceHouse, 2400 S. 9th St. 

(Looking southward) 

10) Adjacent properties
Humboldt Academy of Higher Learning, 2516 

S. 9th St.
(Looking southward) 

11) Adjacent properties
YRC Freight, 400 Barton St. 

(Looking northeastward) 

12) Adjacent properties
Residential buildings, 700 block of Barton St. 

(Looking southwestward) 

-3-
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Exhibit “E” 

Photos of 
721 Victor St./2403-15 S. 7th St. Redevelopment Area 

13) Adjacent properties
Soulard Garden Co-op, 2331 S. 9th St. 

(Looking northwestward) 

14) Adjacent properties
Mixed-use building & residential building, 900-

06 Barton St. 
(Looking southwestward) 

15) Adjacent properties
Residential buildings, 2400 block of S. 9th St. 

(Looking southwestward) 

16) Adjacent properties
Mixed-use building, 2501 S. 9th St. 

(Looking southwestward) 
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