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File No. PDA-069-16-RDM 

Note: All revisions in resolution are underlined. 
 

To: City of St. Louis Planning Commission 
 
From: Don Roe, Director 
 
Subject:  Chapter 99 & Chapter 353 Blighting Study and Redevelopment Plan 
 (Kosciusko Industrial Site I Redevelopment Area) 
 LCRA Plan #2113 
 
Date: July 6, 2016 
 
Summary 
 
Submittal: Chapter 99 & Chapter 353 Blighting 
Study and Redevelopment Plan for Planning 
Commission review and recommendation. 
 
Site: Existing industrial/commercial 40.12-acre 
area -- consisting of all or portions of 9 city 
blocks (with a total of 12 parcels) -- in the 
Kosciusko neighborhood. 11 of the 12 parcels 
are contiguous and are generally bounded by 
Lesperance St., S. 1st St., Barton St. and S. 3rd 
St. The remaining parcel is located about a block 
away at the northeast corner of S.1st St. and 
Victor St. 
 
Existing Uses: All 12 parcels are vacant lots or 
unused parking lots -- which were previously 
owned by Monsanto Co. and/or Solutia, Inc. and 
used for industrial or commercial purposes.  
 
Proposal: The development of a business park for commercial and industrial uses. The prospective developer has 
already performed substantial amounts of environmental remediation work on the site. The firm intends to prepare 
the site for redevelopment -- including additional environmental remediation, the removal of deteriorated 
improvements, various site improvements, the construction of streets, and subdividing the Redevelopment Area 
into lots. The estimated total development cost for the prospective developer is $10.8 million. The new lots would 
then be sold to “sub-developers”, who would develop the individual lots.  
 
Prospective Developer: SWH Investments II, LLC (Environmental Operations, Inc.). 
 
Eminent Domain: Does not provide for eminent domain. 
 
Support Letters: Submitted by Alderman John Coatar (7th Ward). 
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Recommended Action 
 
That the Planning Commission finds the Chapter 99 and Chapter 353 Blighting Study and Redevelopment Plan 
for the Kosciusko Industrial Site I 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 Kosciusko Industrial Site I Redevelopment Area consists of all or portions of nine city blocks (with a 

total of 12 parcels) -- in the Kosciusko neighborhood. 11 of the 12 parcels are contiguous and are 
generally bounded by Lesperance St. (which is mostly or entirely vacated), S. 1st St. (which is really a 
railroad right-of-way), Barton St. and S. 3rd St. The remaining parcel is located about a block away at the 
northeast corner of S. 1st St. and Victor St. The attached LCRA Fact Sheet summarizes this proposed 
Chapter 99 Blighting Study and Redevelopment Plan. (See Exhibit “A”.) 

 
• All 12 parcels are currently vacant lots or unused parking lots. These parcels were previously owned by 

Monsanto Company and/or Solutia, Inc. and used for industrial or commercial purposes. All but one of 
the parcels have been acquired by the prospective developer. Negotiations are underway to purchase the 
remaining parcel, 2330 DeKalb St., from the current owner, Manufacturers Railway Co. The total 
acquisition cost for the 12 parcels is estimated to be $1.5 million. Photos of the Redevelopment Area are 
included in Exhibit “E”. 

 
• Based on PDA staff’s visual survey, the Redevelopment Area is in poor condition. In addition to being 

economically under-utilized -- with no buildings on the premises -- some of the parcels have piles of 
concrete rubble, are overgrown with vegetation, and/or have poor access to streets. The Redevelopment 
Area is in poor 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 vacant parcels recently significantly contaminated with chemical waste. 
While significant remediation work has been completed, some remediation work remains to be 
completed to prepare the property for redevelopment.” 

o “As demonstrated in the aerial photograph included in Attachment F-1, the parcels comprising the 
Area have been consolidated and subdivided over many decades and the Area’s former 
development as a massive chemical factory has obliterated the street grid and made it necessary 
to reconfigure the grid to prepare for modern commercial and industrial development. The current 
subdivision and platting of the property is not conducive to orderly redevelopment and new 
subdivision and replatting is required.” 

o “The property consists of vacant parcels, which are are subject to illegal dumping, rat infestation, 
and use by transients. Although the property is secured by a perimeter fence, it is subject to 
trespass and is not under guard 24 hours per day. Remaining improvements and environmental 
contaminants on the property present obstacles to pedestrian and vehicular traffic and may 
endanger trespassers.” 

o “The property consists of vacant parcels. Due to existing site conditions (remaining 
environmental remediation and remaining deteriorated site improvements) and the site’s former 
use as a chemical factory, the site will be extremely difficult and costly to develop and has not 
been developed since the former chemical factory ceased operations in 2006. Due to its former 
use and extensive environmental contamination, the EPA required cleanup under the Resource 
Conservation and Recovery Act (“RCRA”). As a result and pursuant to Missouri statutes, the 
property is not eligible for Missouri Brownfields tax credits to offset the costs of remediation. In 
addition, portions of the Area represent infill over an historic quarry which makes new 
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development potentially difficult and potentially costly. As a result, the Area is currently an 
economic liability and will not be developed without assistance.” 

 
• The Redevelopment Area’s adjacent properties primarily include industrial and commercial uses, as well 

as transportation-related and utility-related uses. Examples include Schaeffer Manufacturing Co., a large 
First Student school bus parking lot, a major Union Pacific Railroad rail line, and Ameren Missouri 
electrical transmission facilities. Vehicular traffic circulation patterns in the immediate area are irregular 
and confusing, as there is a lack of through north-south and east-west streets -- due to the consolidation of 
parcels and vacations of streets over the years -- and many of the existing streets are in poor condition. 
Photos of adjacent properties are included in Exhibit “E”. 

 
• The Redevelopment Plan proposes the development of a business park for commercial and industrial 

uses, such as light manufacturing, warehouses and offices. The prospective developer has already 
performed substantial amounts of environmental remediation work on the site. The firm intends to 
prepare the site for redevelopment -- including additional environmental remediation, the removal of 
deteriorated improvements, various site improvements, the construction of streets, and subdividing the 
Redevelopment Area into lots. The estimated total development cost for the prospective developer is 
$10.8 million. The new lots would then be sold to “sub-developers”, who would develop the individual 
lots. A preliminary conceptual site plan of the business park -- indicating the locations of possible new 
parcel boundaries, new streets and new buildings -- is attached as Exhibit “C”. (It hasn’t been decided yet 
as to whether the streets will be public or private.) The remaining parcel (located about a block away at 
the northeast corner of S. 1st St. and Victor St.) would be used as a parking lot. Preliminary estimates of 
the development project include 500,000 square feet of various commercial and industrial uses – 
including light manufacturing, warehouses and offices -- and 1,340 jobs.  

 
• The prospective developer is SWH Investments II, LLC. The firm is affiliated with Environmental 

Operations, Inc., an environmental services company, whose CEO is Stacy Hastie. The latter firm’s 
website describes the company as being one of the region’s largest environmental firms. Its headquarters, 
at 1530 S. 2nd St., is located just north of the Redevelopment Area. 

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

meet 14 objectives and may meet an additional nine 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 25 years of tax abatement -- with 10 years of 100% (full) abatement and 15 years of 50% abatement. 
This length of tax abatement is being requested because of the high cost of redeveloping the site -- due to 
its previous use as a quarry and environmental remediation costs that aren’t eligible for Missouri 
Brownfield tax credits because the property was designated as a Resource Conservation and Recovery 
Act (RRCA) site due to its former manufacturing use. 
 

• The Redevelopment Plan is supported by Alderman John Coatar. (Ald. Coatar’s support letter is attached 
as Exhibit “D”.) 
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2.0 Comments 
 
The City’s Strategic Land Use Plan designates the 
Redevelopment Area -- as well as most of the 
adjacent area -- as a Business/Industrial 
Development Area (BIDA). 
 
The BIDA Strategic Land Use Category is defined 
as: “Areas where new business/industrial uses or 
campuses will be encouraged. New business 
activity may range from larger business parks to 
smaller scale development. BIDA areas shown on 
the Plan typically consist of underutilized 
buildings and land adjacent to major roadways, 
railroads or the river, providing local or regional 
access. These areas have experienced a drop in 
the level of economic activity from its earlier 
peak. A change of use on such lands is usually not 
appropriate due to environmental concerns, and 
the opportunity exists to rejuvenate these locations 
to create new employment opportunities.” 
 
The existing characteristics (location, land use and 
condition) of the Redevelopment Area, as well as 
its proposed use -- a business park for commercial 
and industrial uses, such as light manufacturing, 
warehouses and offices -- clearly meets the 
criteria for a BIDA Strategic Land Use Category, 
which include the following: 

o “New business activity may range from larger business parks to smaller scale development.” 
o “A change of use on such lands is usually not appropriate due to environmental concerns, and the 

opportunity exists to rejuvenate these locations to create new employment opportunities.” 
 
Thus, the proposed Redevelopment Plan is in conformity with the City’s Strategic Land Use Plan. 
 
 2.1 Public Input 
 

The Board of Aldermen’s Neighborhood Development Committee recommended approval of Board Bill 
#87 (the Chapter 99 and Chapter 353 Blighting Study and Redevelopment Plan for the Kosciusko Industrial 
Site I Redevelopment Area) at its June 23, 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. 
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Requested Recommendation 
 
That the Planning Commission finds the Chapter 99 and Chapter 353 Blighting Study and Redevelopment Plan 
for the Kosciusko Industrial Site I 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 and Chapter 353 Blighting Study and Redevelopment Plan for the Kosciusko Industrial 

Site I 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 

Kosciusko Industrial Site I Redevelopment Area 
 
 

  
 

1) Redevelopment Area 
S. 2nd St., 2000-10 S. 2nd St. 

(Looking southward) 
 

 
2) Redevelopment Area 

Railroad tracks along S. 2nd St., 2000-10 S. 2nd 
St. 

(Looking southward) 

  
 

3) Redevelopment Area 
Overgrown parking lot, 2000-10 S. 2nd St. 

(Looking northward) 

 
4) Redevelopment Area 

Overgrown parking lot, 2013-21 S. 2nd St. 
(Looking eastward) 

 
 

-1- 
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Exhibit “E” 

 
Photos of 

Kosciusko Industrial Site I Redevelopment Area 
 
 

  
 

5) Redevelopment Area 
Sign for prospective developer, 2013-21 S. 2nd 

St. 
 

 
6) Vacant lot with piles of concrete rubble, 

2101-99 Kosciusko St. 
(Looking northeastward) 

 

  
 

7) Redevelopment Area 
Vacant lot with tall weeds, 136-66 S. Trudeau 

St.) 
(Looking southeastward) 

 
8) Redevelopment Area 

Overgrown vacant lot, 111-15 Barton St. 
(Looking northwestward) 
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Exhibit “E” 

 
Photos of 

Kosciusko Industrial Site I Redevelopment Area 
 
 

  
 

9) Redevelopment Area 
Overgrown vacant lot, 2100-2398 Kosciusko St. 

(Looking northwestward) 
 

 
10) Redevelopment Area 

Overgrown vacant lot, 2100-2398 Kosciusko St. 
(Looking northwestward) 

  
 

11) Redevelopment Area 
Overgrown vacant lot, 2100-2398 Kosciusko St. 

(Looking westward) 
 

 
12) Redevelopment Area 

Overgrown parking lot, 109-19 Russell Blvd. 
(Looking westward) 
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Exhibit “E” 

 
Photos of 

Kosciusko Industrial Site I Redevelopment Area 
 
 

  
 

13) Redevelopment Area 
Vacant lot with piles of concrete rubble, 109-19 

Russell Blvd. 
(Looking northeastward) 

 
14) Redevelopment Area 

Overgrown vacant lot, 2460 S. 1st St. 
(Looking northward) 

 

  
 

15) Adjacent properties 
Union Pacific Railroad tracks, 2001 S. Wharf 

St. 
(Looking northward) 

 
16) Adjacent properties 

Environmental Operations, Inc. office building, 
179 Carroll St. 

(Looking northward) 
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