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To:
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From:

Don Roe, Executive Director

Subject:

Initiation and Determination of a Blighted Area under Chapters 99, 100 and 353
(Proposed Soccer Stadium Redevelopment Area)

Date:

January 3, 2020

Summary
Submittal: Blighting study proposing to declare an area
to be blighted under Chapters 99, 100 and 353 of the
Revised Statutes of Missouri (RSMo) and under
Chapter 11.06 of the Revised Code of the City of St.
Louis for Planning Commission review and
recommendation.
Site: The area -- proposed to be called the Soccer
Stadium Redevelopment Area -- is an approximately
34.7-acre site -- generally bounded by Olive Street on
the north, 20th Street and 21st Street on the east, Market
Street and Interstate 64 on the south, and 22nd Street on
the west -- located in the Downtown West
neighborhood. It includes 10 parcels.
Existing Uses: The area includes a wide variety of land
uses. Predominately, rights-of-way are controlled by the
State of Missouri, including portions that are vacant,
and local streets that are controlled by the City of St.
Louis. Additionally, the site includes surface parking, a park, and a small amount of occupied commercial space,
as well as a vacant lot and two vacant buildings.
Existing Building Conditions: All of the existing buildings were evaluated and found to be in “poor” condition
and in need of significant repair, and two of the three buildings are vacant structures susceptible to vandalism and
fire among other major issues.
Background: Expect a two-step process; blighting followed by a redevelopment plan. A Blighting Study
prepared by Development Strategies was submitted to the Planning Commission for its study and
recommendation as to whether the area should be declared a “blighted area”. Following the site’s blighting by
ordinance, a proposed Redevelopment Plan outlining the site’s proposed use and development is expected to be
submitted to the Planning Commission for its review and recommendation. This proposed Redevelopment Plan
would be reviewed by the Planning Commission at a future meeting and would need to be approved by ordinance.
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Determination: The Planning Commission’s recommendation must indicate if the area is a “blighted area”, as
defined in Sections 11.06.010 and 11.06.020 of the Revised Code of the City of St. Louis and Sections 99.320,
100.310 and 353.020 RSMo, and in accordance with the procedures contained in Chapter 11.06 of the Revised
Code of the City of St. Louis and Chapters 99, 100 and 353 RSMo.

Recommended Action
That the Planning Commission recommends to the Board of Aldermen that the area, as defined in the attached
legal description (Exhibit “A”), be declared blighted by determining that the area is blighted, as defined in
Sections 11.06.010 and 11.06.020 of the Revised Code of the City of St. Louis and Sections 99.320, 100.310 and
353.020 of the RSMo, and is necessary and in the public interest.

1.0 Background
Determination
A Blighting Study prepared by Development Strategies was submitted to the Planning Commission for its study
and recommendation as to whether a site should be declared a “blighted area” under Chapters 99, 100 and 353 of
the Revised Statutes of Missouri and under Chapter 11.06 of the Revised Code of the City of St. Louis. The
Planning Commission is required to make a recommendation as to whether the area, as described in the legal
description in Exhibit “A” and shown on the map in Exhibit “B”, should be declared a “blighted area”.
Subsequently, the area proposed to be named the Soccer Stadium Redevelopment Area will be available to
developer(s) for redevelopment under Chapters 99, 100 and 353. For additional context, photos of the Area are
provided in Exhibit “C”.
The Blighting Study, “Data and Analysis of Conditions Representing a ‘Blighted Area’ for the Soccer Stadium
Redevelopment Area”, dated November 18, 2019, was prepared by Development Strategies, a St. Louis-based
consulting firm, and is attached hereto as Exhibit “D”. Additionally, PDA staff has reviewed the Blighting Study
and has conducted its own research and verification of conditions in the area.
The recommendation of the Planning Commission shall be guided by definitions in Section 11.06.020 of the
Revised Code of the City of St. Louis and Sections 99.320, 100.310 and 353.020 RSMo. The following
definitions of “area” and “blighted area” -- which are very similar between the Revised Code of the City of St.
Louis and the Revised Statutes of Missouri -- apply to this task:
Section 11.06.020, Subsections A and B of the Revised Code of the City of St. Louis reads as follows:
A. “Area” means that portion of the City which the legislative authority of the City has found or shall find to be
blighted, so that the clearance, replanning, rehabilitation, or reconstruction thereof is necessary to effectuate the
purposes of this law. Any such area may include buildings or improvements not in themselves blighted, and any
real property whether improved or unimproved, the inclusion of which is deemed necessary for the effective
clearance, replanning, reconstruction or rehabilitation of the area of which such buildings, improvements or real
property form a part;
B. “Blighted Area” means that portion of the City which the Board of Aldermen determines that by reason of age,
obsolescence, inadequate or outmoded design or physical deterioration, existing properties and improvements,
have become economic and social liabilities, and that such conditions are conducive to ill health, transmission of
disease, crime or inability to pay reasonable taxes;
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Section 99.320, Subsection (3) of the Revised Statutes of Missouri, 2016 (also the same as Section 100.310,
Subsection (1)) reads as follows:
(3) "Blighted area", an area which, by reason of the predominance of defective or inadequate street layout,
insanitary or unsafe conditions, deterioration of site improvements, improper subdivision or obsolete platting, or
the existence of conditions which endanger life or property by fire and other causes, or any combination of such
factors, retards the provision of housing accommodations or constitutes an economic or social liability or a
menace to the public health, safety, morals, or welfare in its present condition and use;
Section 353.020, Subsections (1) and (2) of the Revised Statutes of Missouri, 2016 reads as follows:
(1) "Area", that portion of the city which the legislative authority of such city has found or shall find to be
blighted so that the clearance, replanning, rehabilitation, or reconstruction thereof is necessary to effectuate the
purposes of this law. Any such area may include buildings or improvements not in themselves blighted, and any
real property, whether improved or unimproved, the inclusion of which is deemed necessary for the effective
clearance, replanning, reconstruction or rehabilitation of the area of which such buildings, improvements or real
property form a part;
(2) "Blighted area", that portion of the city within which the legislative authority of such city determines that by
reason of age, obsolescence, inadequate or outmoded design or physical deterioration have become economic
and social liabilities, and that such conditions are conducive to ill health, transmission of disease, crime or
inability to pay reasonable taxes;

Site
The proposed Soccer Stadium Redevelopment Area includes approximately 34.7 acres (including public rights-ofway). The site is generally bounded by Olive Street on the north, 20th Street and 21st Street on the east, Market
Street and Interstate 64 on the south, and 22nd Street on the west -- located in the Downtown West neighborhood.
The Redevelopment Area’s 10 parcels include approximately 3.7 acres (excluding public rights-of-way). A legal
description of the proposed Redevelopment Area is included as Exhibit “A”, while a map of the proposed
Redevelopment Area is included as Exhibit “B”.
The area includes a wide variety of land uses. Predominately, it is composed of rights-of-way controlled by the
State of Missouri, including portions that are vacant, and local streets controlled by the City of St. Louis.
Additionally, the site includes surface parking, a park, and a small amount of occupied commercial space, as well
as a vacant lot and two vacant buildings. Land comprised of rights-of-way makes up about 89% of the area.
Surface parking (excluding MoDOT property), a park, and a small amount of occupied commercial space
comprises just over 9% of the Area. Finally, the remaining land is made up of a vacant lot and two vacant
buildings.
All of the area’s existing 3 buildings were evaluated as being in “poor” condition and in need of significant repair.
Summary of Blighting Study
As stated previously, a Blighting Study was prepared by Development Strategies, Inc., a St. Louis-based
consulting firm. The firm promotes its consulting expertise as “guiding effective decisions in real estate,
community, and economic development” and has conducted many blighting studies in St. Louis -- including the
St. Louis Midtown Redevelopment Area (SLU), McRee Town, CORTEX, and the proposed NGA facility on the
City’s Near North Side. The Blighting Study, “Data and Analysis of Conditions Representing a ‘Blighted Area’
for the Soccer Stadium Redevelopment Area”, dated November 18 2019, is attached as Exhibit “D”. The
document includes extensive research on the proposed Redevelopment Area, including a table listing the physical
condition, land use, owner and additional information for every parcel in the area. The Analysis also points out
that the Area was found to be blighted in 2009 (Ordinance 68484 approved 9/8/2009) as part of the NorthSide
Regeneration TIF Redevelopment Plan, and that the conditions have deteriorated further since that time. Based on
this new analysis and research, Development Strategies states that the proposed Redevelopment Area has been
determined to be a “blighted area” and cites the following factors in reaching this determination:
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Age of Existing Buildings
The existing buildings in the Redevelopment Area were constructed in 1926 and their advanced age is reflected
in their condition. 35 years is often used as a criterion for identifying older buildings that are likely to
experience electrical and mechanical problems, as well as a tendency for gradual overall deterioration, unless
they are very well maintained and regularly updated. This age-related deterioration is clearly seen in the
buildings in the Redevelopment Area.
Obsolescence
Development in the majority of the Redevelopment Area was determined to be obsolete due to:
Vacancy
The majority of the land in the Redevelopment Area is owned by MoDOT. However, the vast majority of this
land is vacant, having been acquired for a much more extensive transportation improvement project (Route
755), which never materialized.
In addition, the limited amount of privately owned land and buildings along Olive Street are predominantly
vacant.
Obsolete Infrastructure
The infrastructure in the Redevelopment Area is very old and mostly obsolete. The storm water and sanitary
sewers are combined brick sewers, several of which are likely over 100 years old. The water mains were
installed in the late 1800s to early 1900s.
Storm/Sanitary Sewer
MSD owns several facilities on or near the Redevelopment Area. MSD will require the storm and sanitary
sewers to be separated, and the main trunk lines are generally deep and will require extensive excavation.
The following are the facilities located on or near the portion of the Redevelopment Area north of Market
Street:
• 72”x72” brick combined sewer runs north to south in 22nd Street
• 78”x90” brick combined sewer runs north to south in 20th Street
• 24”x36” brick combined sewer runs west to east from 22nd Street to the 78”x90” in 20th Street in the alley
between Olive and Pine
• 24”x36” brick combined sewer runs west to east from 22nd Street to the 78”x90” in 20th Street in the alley
between Pine and Chestnut
• 24”x36” brick combined sewer west to east from 22nd Street tot eh 78”x90” in 20th Street between
Chestnut and Market
The following trunk sewers running through the site include the following:
• 66” reinforced concrete pipe runs north-south, then west-east through the site
• 21”x32” brick runs north-south in the 21st Street corridor (south of Eugenia)
• 24”x36” runs west-east through the site
Water
While base maps have not been received from St. Louis Water Division, information has been obtained noting
that the water mains in the area were installed in the late 1800s to early 1900s. The mains are located in
Olive Street, Pine Street, Chestnut Street and Market Street.
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Inadequate or Outmoded Design
Outdated Accommodation for Route 755
When property was acquired to facilitate the construction of Route 755, it resulted the creation of a number
poorly configured parcels for development that still remain today even though the construction of Route 755
has been abandoned for a number of years.
Outdated Infrastructure
The infrastructure in the Redevelopment Area is very old and mostly obsolete. Many of the subsurface water,
sewer, and gas lines are over 100 years old, with the larger main lines installed between the late 1800s and
early 1900s. Existing lines require frequent maintenance, which puts a strain on departments’ budgets.
Defective or Inadequate Street Layout
Since proposed Route 755 was abandoned and Jefferson Avenue has been selected to receive new westbound exit
enhancements and eastbound entrance enhancements for I-64, the existing access and egress routes in the
Redevelopment Area are outmoded and will no longer be needed.
Furthermore, in the 1960s when land was acquired to provide improved access from downtown to the extension
of Highway 40 past Jefferson Avenue, as well as for the construction of proposed Route 755, the extensive street
grid that existed at that time was changed with most streets eliminated or significantly altered. Now, with the
proposed circulation changes that are occurring, the current street layout is inadequate to establish the type of
local circulation that will accommodate redevelopment.
In addition, the east-west alley in City Block 906 is blocked about midway between 20th Street and vacated 21st
Street without any provision for adequately turning around.
Unsanitary/Insanitary and Unsafe Conditions
Lack of Adequate Sidewalks – Only 14% percent of the Redevelopment Area’s streets, excluding highways, have
sidewalks classified as being in “good” condition. In addition, nearly half of the streets lack any sidewalks or
have sidewalks that are in “poor” condition. This creates a hazardous condition for residents, employees and
visitors, as well as non-compliance with the ADA. The sidewalks along Market Street are of particular concern,
given their heavy pedestrian use.
Lack of Accessible Building Entry – The vacant building located at 2024 Olive Street has a step at the public
entry. This is not in compliance with the ADA and creates a hazardous condition for the public – particularly
disabled individuals.
Trash Dumping, Overgrown Vegetation, and Improper Drainage – There are numerous instances of trash
dumping, concrete rubble, discarded brush, and overgrown vegetation throughout the Redevelopment Area.
These areas provide attractive habitats for potentially disease-carrying pests. Site conditions typical in much of
the Redevelopment Area, including improper drainage, lead to ponding and overgrowth, which encourages the
proliferation of insects and pests and the spread of associated diseases.
Inadequate Sanitary Sewer System – The sewer system within much of the City of St. Louis is a combined system,
meaning that both sanitary sewage and storm drainage are conveyed by the same system. During dry periods, all
flow is routed to treatment plants, where it is treated before being discharged to the Mississippi River. During wet
weather, however, the system quickly reaches capacity, and higher flows bypass the treatment plant stream and
are discharged directly into the River via several combined sewer overflows (CSO’s). This means that, along with
storm runoff, the River often receives untreated sewage – this is a major concern with regard to health risks and
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environmental impacts. Elimination of these CSO’s is a principal goal of the Metropolitan Sewer District
(“MSD”) and pertinent regulatory agencies.
Environmental Problems – A general area of concern in the Redevelopment Area is former industrial and
commercial structures that have been demolished. Demolition activities conducted in similar urban areas
involved the use of demolition material as fill in basement and crawl space voids to level parcels. Some of these
building materials (based on dates of construction of the buildings in these areas anywhere from the mid-1800s to
the 1950s) likely contained significant quantities of asbestos. This practice results in the engineering concerns
associated with compromised geotechnical qualities of sites as well as potential asbestos-contaminated soils,
which require special handling and disposal during excavation and redevelopment activities.
All of the existing and previous buildings in the Redevelopment Area were constructed prior to 1960, and are
likely to contain asbestos, unless they have been significantly renovated in the past 35 years. In addition, all of the
structures were constructed before 1980 and are likely to contain lead-based paints, again, without
comprehensive renovation.
[A map attached to the Report was] prepared by Geotechnology represents a Phase-1 level analysis of formerly
developed sites in the Redevelopment Area, indicating potential environmental contamination. Of particular
concern are former gas stations and printing operations.
Improper Subdivision or Obsolete Platting
When property was acquired by MoDOT to facilitate future access for proposed Route 755, it resulted in a
number of irregularly shaped or landlocked parcels, including parcel 6472000200 (2024 Olive Street), parcel
64720000100 (2028 – 2030 Olive Street), 64720002000 (2028 Rear Olive Street), and parcel 64720000600 (2000
Rear Olive Street).
Physical Deterioration/Deterioration of Site Improvements
Poor Condition of Structures – Based on a survey of the external conditions of buildings in the Redevelopment
Area, all were found to be “poor” condition and in need of significant repair.
Deteriorated Site Conditions – Throughout the Redevelopment Area, there are numerous examples of parking lots
and driveways in need of paving or repair, as well as dilapidated fencing, deteriorated retaining walls, and
landscaping in poor condition. 88 percent of the parcel acreage was rated in “poor” condition, with badly
deteriorated site improvements, and the other 11 percent was considered to be in “fair” condition.
Deteriorating Streets, Curbs and Gutters – Only 8 percent of the lineal footage of streets in the Redevelopment
Area is classified as being in good condition.
Deteriorating Sidewalks – A large proportion of streets (excludes highways) in the Redevelopment Area lack
sidewalks entirely. Where sidewalks are present, many have not been well maintained; in fact, missing sidewalks
or sidewalks in poor condition represent nearly half of the total. The poor condition of the Market Street
sidewalks is of particular concern given the heavy pedestrian travel on this street. Only about one-seventh of the
Redevelopment Area’s sidewalks were found to be in good condition.
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Conditions Which Endanger Life or Property by Fire or Other Causes
Vacant Property – Two buildings located at 2008 Olive Street and 2024 Olive Street are vacant. Vacant
structures are susceptible to vandalism and fire. These structures are also an attractive nuisance, where
individuals can be harmed by deteriorated building materials or dangerous structural conditions that promote
falls. They also create potential hiding places for vagrants and criminals.
In addition, poorly maintained vacant lots are subject to fires from cigarettes, lightning, and other causes.
Age of Structures – All of the buildings in the Redevelopment Area were constructed 93 years ago, making them
significantly older than 35 years criterion used for identifying buildings that are more likely to experience various
age-related defects. The age of these structures significantly increases the likelihood of fires from old wiring and
electrical systems that do not meet modern standards for fire safety. It also increases the likelihood of water
intrusion, as roofing, flashing, and siding materials degrade. Water intrusion into structural-brick buildings – a
type heavily represented in the Redevelopment Area – can lead to structural failure.
Presence of Hazardous Building Materials – Given the advanced age of the Redevelopment Area’s buildings, it is
very likely that they contain asbestos and/or lead-based paint. Buildings constructed prior to 1980 generally have
the potential to contain significant quantities of these materials, which needs to be addressed in any rehabilitation
or demolition of these structures. As previously stated, all of the structures in the Redevelopment Area were
constructed prior to 1980. Remediation of hazardous building materials is costly and time-consuming, and has
likely contributed to discouraging redevelopment of the Redevelopment Area.
ECONOMIC AND/OR SOCIAL LIABILITY OR A MENACE TO THE PUBLIC HEALTH, SAFETY,
MORALS, OR WELFARE
As a result of the blighting factors previously mentioned, the Redevelopment Area is an economic and social
liability and a menace to the public health safety, morals, and welfare in its present condition and use.
Economic Liability
Underutilization of a Significant Development Site - The City of St. Louis is a mature city that is surrounded by
the Mississippi River and other cities and therefore has no opportunities to expand its corporate limits.
Consequently, the only opportunity for economic growth that is possible is through redevelopment of existing
areas and buildings. Considering its location at the western edge of downtown St Louis, its potential to function
as a terminus for the Gateway Mall, and the ongoing revitalization efforts in nearby neighborhoods, the
Redevelopment Area clearly represents an important opportunity for the City of St. Louis. However, given the
widespread vacancy of its existing land and buildings, the Redevelopment Area remains underutilized and falls
significantly short of the economic benefit and catalysis it could provide for the City of St. Louis and other taxing
jurisdictions.
St. Louis has recognized the importance and potential of the Redevelopment Area, but has been unable to
capitalize on it thus far. The City’s Strategic Land Use Plan designates the entire Redevelopment Area as
Specialty Mixed-Use Redevelopment Area (“SMUA”). SMUAs are defined as “[a]reas like Downtown St. Louis,
where it is intended that a unique mix of uses be preserved and developed.” In general, such areas are intended
to be developed with a mix of commercial, residential, and institutional uses; these include office, retail, dining,
entertainment, cultural, and educational uses, as well as various types of residential development. Despite having
been identified by the City as a key redevelopment opportunity, the Redevelopment Area remains largely vacant
and underutilized, greatly lessening its ability to generate needed tax revenue.
The Redevelopment Area also has the potential to be very well connected to the rest of the St. Louis metro area,
due to its adjacency to I-64 and its proximity to I-44, I-70, and I-55.
Decline in Taxable Assessed Values - The depressed economic character of the Redevelopment Area is illustrated
by the fact that, between 2014 and 2019, the taxable assessed value of commercial improvements decreased by
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25.2%, while the value of taxable commercial property in the City of St. Louis as a whole increased by 6.3%
during the same period.
Inability to Pay Reasonable Taxes
The City of St. Louis is heavily dependent on employment as a source of revenues to fund the General Budget. In
fact, approximately 43 percent of the City’s budget comes from the Earnings Tax (35%) and the Payroll Tax
(8%). Thus, the large amount of vacant land and limited commercial development in the Redevelopment Area
continue to represent a significant lost opportunity to pay reasonable taxes from an area of the City that is wellpositioned to provide more jobs and sales taxes. Approximately 80 percent of the Redevelopment Area’s privately
owned property or MoDOT property (excluding MoDOT property along the south side of Olive Street) is either
vacant or contains underutilized land, and another 17 percent (including MoDOT property along the south side of
Olive Street) is taken up by surface parking. The balance of the land is occupied by a city-owned park that is tax
exempt.
The City obtains an additional 4 percent of its General Fund Budget (on average) from Businesses Licenses, the
cost of which are largely dependent on the number of employees a business has.
Vacant and underutilized buildings are a drag on tax revenues in other ways as well. For instance, the City of St.
Louis derives an average of 10 percent of its General Fund Revenues from various utility taxes. Vacant land and
buildings do not generate such taxes to support the General Budget.
The general obsolescence and decline of existing development has created a downward pressure on the ability of
the businesses and property owners in the Redevelopment Area to pay reasonable real estate taxes. As previously
noted, the taxable assessed value of commercial improvements in the Redevelopment Area declined by over 25
percent over the past five years, while the taxable commercial assessed value in the City as a whole has increased
by over 6 percent.
In addition, it is important to note that MoDOT, which is exempt from paying taxes, owns over 88% of the
developable land in the Redevelopment Area (excludes local street rights-of-way and Aloe park).
The clear conclusion of this analysis of the Redevelopment Area’s relative inability to pay reasonable taxes is that
it is failing to contribute to the economic and fiscal well-being of the City of St. Louis in proportion to its size and
potential. Today, the Redevelopment Area is economically underutilized and is not producing the taxes to
contribute to economic growth needed to support public services and public infrastructure required by the City’s
residents, businesses, and property owners. This is despite the Redevelopment Area’s strategic location in the
City and region, its location in downtown St. Louis, and its proximity to the network of interstate highways.
Social Liability
Lack of ADA Accessibility -- The extensive lack of ADA compliant sidewalks and curb cuts in the Redevelopment
Area, as well as building accessibility, restricts accessibility for disabled individuals. According to the U.S.
Census Bureau, nearly one in five individuals in the United States is considered to have some level of disability
and one in eight individuals is considered to be severely disabled. The particularly poor condition of the sidewalk
along Market Street is a special concern, given the heavy pedestrian use.
Social Impact of Environmental Problems – Prior to the 1960s, the Redevelopment Area was densely developed
with a wide variety of industrial and commercial structures (see Site Aerial 1958 on page 3). Beginning in the
1960s and extending into the 1970s, the Redevelopment Area was cleared to accommodate access and egress
ramps for US Highway 40 (now I-64) and the anticipated construction of Route 755. Demolition activities
typically involved the use of the demolished building material as fill in basement and crawl space voids to level
parcels. These building materials (based on dates of construction of the buildings in these areas anywhere from
the mid-1800s to the 1950s) typically contained quantities of asbestos and paint. This practice results in concerns
associated with compromised geotechnical qualities of sites as well as potential asbestos-contaminated soils,
which require special handling and disposal during excavation and redevelopment activities to avoid health
concerns.
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In addition, a Phase-1 level analysis of formerly developed sites in the Redevelopment Area, indicated a number
of locations of potential environmental contamination. Of particular concern are former gas stations and printing
operations (See Environmental Contamination Map on page 15).
These environmental concerns need to be addressed to allow new development that can again knit together the
neighborhood and social fabric of the revitalizing western portion of downtown St. Louis.
Crime – The vacant and isolated nature of the majority of the Redevelopment Area makes it attractive for
criminal activity.
Vagrancy -- Given the large expanse of undeveloped and unutilized land in the Redevelopment Area and the lack
of fencing or security for the Area, it is easy for vagrancy to occur. Obvious signs of vagrant activity were present
particularly under Market Street.
Negative Image of Area – As discussed in other sections, the large undeveloped nature of the Area, overgrown
vegetation, dumping, poor condition of site improvements, and limited lighting in some portions, provides a
negative image, which detracts from surrounding development. This is a particular concern for the revitalization
efforts that are currently under way at Union Station, as well as for neighboring hotels. It also represents a poor
termination for the Gateway Mall.
This negative image hampers business investment and the ability to attract more tourists and residents to the
downtown, with its important role of functioning as a front door and meeting place for the St. Louis region.
Inability to Provide Needed Taxes for Services – As a result of the previously discussed blighting factors, the
Redevelopment Area fails to produce sufficient taxes for the City of Saint Louis and hampers its ability to deliver
needed municipal services for its residents and businesses in proportion to its size and potential.
Menace to the Public Health, Safety, Morals and Welfare
As a result of the previously discussed blighting factors, the Area is also a menace to the public health, safety,
morals and welfare.
Safety Concerns Associated with the Land and Building Vacancy and Deteriorated Condition – The vacant
buildings and unsecured poor site conditions are considered an attractive nuisance, where trespassing
individuals can be harmed by deteriorated building or site conditions.
Environmental Contamination – As previously discussed, environmental studies have found the significant
potential for environmental contamination creating a health concern. In addition, the age of the buildings in the
Redevelopment Area make them likely candidates for contamination from asbestos and lead paint.
Trash Dumping and Overgrown Vegetation – As previously reported, there are instances of trash dumping and
overgrown vegetation throughout the Redevelopment Area. These areas create potential hazards for workers, and
visitors to the Area, and provide habitats for rodents. Site conditions typical in much of the Area, including
improper drainage, lead to ponding and overgrowth, which encourages the proliferation of insects and pests and
the spread of associated diseases.
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2.0 Comments
Staff of the Planning and Urban Design Agency has reviewed the above-referenced conclusions drawn by
Development Strategies and concurs with the overall conclusions of the report based on staff’s knowledge of the
proposed Redevelopment Area and the methodologies used by Development Strategies.
In addition to reviewing the Blighting Study, staff conducted its own research and verification of conditions in the
area. This took the form of conducting a “windshield survey” of the area -- with a focus on the physical condition
of parcels and the buildings and parking lots. Photos of many parcels were taken -- a few representative examples
are included in Exhibit “C” -- and will be presented at the January 8, 2019 Planning Commission meeting.
The City’s Strategic Land Use Plan designates the
Redevelopment Area as 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.”
It should be noted, however, that the proposed blighting
designation doesn’t affect land use, but it does establish
the basis for a redevelopment plan to eliminate blight.
Thus, the Planning Commission only needs to determine
whether the area is blighted -- not a determination
regarding conformity with the City’s Strategic Land Use
Plan. However, such a determination will be made when a
proposed Redevelopment Plan outlining the site’s
proposed land use and redevelopment is submitted to the
Planning Commission for its review.

2.1 Public Input
The Board of Aldermen will conduct a public
hearing as part of the legislative process.

2.2 Previous Commission Action
In December of 1999 the Planning Commission adopted and approved the Downtown Development Action
Plan, which included this Area. Given that the Plan does not discuss blighting in any great detail, the
proposed blighting designation does not conflict with the Plan.

2.3 Requested Action
Chapter 11.06 of the Revised Code of the City of St. Louis requires the Planning Commission to transmit its
recommendations regarding blight under Section 353.020 RSMo, to the Board of Alderman either in
advance of the introduction of a proposed ordinance regarding the proposed blighting of an area or after a
proposed ordinance has been referred to the Planning Commission by the Clerk of the Board of Aldermen.
Section 11.06.370 of the Revised Code of the City of St. Louis also provides that if an area is found to be a
“blighted area” as defined in Section 99.320 or 100.310 as well as Section 353.020 of the RSMo 2016, that
the Land Clearance for Redevelopment Authority (LCRA) and/or the Planned Industrial Expansion
Authority (PIEA) may recommend such plan, and such findings of blight under both Statutes to the
Planning Agency for commend, and to the Board of Aldermen for approval by ordinance in accordance
with the applicable State Statute procedures.
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____________________________________________________________________________________

Requested Recommendation
That the Planning Commission recommends to the Board of Aldermen that the area, as defined in the attached
legal description (Exhibit “A”), be declared blighted by determining that the area is blighted, as defined in
Sections 11.06.010 and 11.06.020 of the Revised Code of the City of St. Louis and Sections 99.320(3),
100.310(1), and 353.020(1) and (2) of the Revised Statutes of Missouri, 2016, and is necessary and in the public
interest.

____________________________________________________________________________________
NOW, THEREFORE, BE IT RESOLVED BY THE CITY OF ST. LOUIS PLANNING COMMISSION AS
FOLLOWS:
1.

The area described in Exhibit “A” is a blighted area in accordance with the definitions in Section
11.06.020, Subsections A and B of the Revised Code of the City of St. Louis and Sections 99.320,
Subsection (3), 100.310, Subsection (1), and 353.020, Subsections (1) and (2) of the Revised Statutes of
Missouri, 2016.

2.

The area described in Exhibit “A” is recommended for redevelopment under Chapters 99, 100 and 353 of
the Revised Statutes of Missouri, 2016 and Chapter 11.06 of the Revised Code of the City of St. Louis
and is necessary and in the public interest.

3.

The Director of the Planning and Urban Design Agency is hereby authorized and directed to notify the
Board of Aldermen of its recommendation.
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EXHIBIT A

EXHIBIT B

EXHIBIT C
Photos of
Proposed Soccer Stadium Redevelopment Area

1) Proposed Redevelopment Area
Rear of vacant building and surface parking at
2024 Olive Street.
(Looking northward)

2) Proposed Redevelopment Area
Vacant building at 2024 Olive Street
(Looking southward)

3) Proposed Redevelopment Area
Building façade of buildings along Olive
(Looking southward)

4) Proposed Redevelopment Area
Sidewalk along Pine Street
(Looking westward)

EXHIBIT D

Data and Analysis of Conditions
Representing a “Blighted Area”
For the

Soccer Stadium Redevelopment Area
St. Louis, Missouri

November 18, 2019

November 18, 2019
To Whom It May Concern:
Reference is made to the accompanying “Data and Analysis of Conditions Representing a ‘blighted area’ for
the Soccer Stadium Redevelopment Area” in St. Louis, Missouri prepared by the undersigned.
Please be advised that, based upon the results of the above referenced study, the undersigned has determined
that the Redevelopment Area described in the study is a “blighted area,” as such term is defined in Section
353.020(2) (the “Urban Redevelopment Corporations Law”); Section 99.320(3) (the “Land Clearance for
Redevelopment Authority Law”); and Section 100.310(2) (the “Planned Industrial Expansion Law”) of the
Revised Statutes of Missouri (“RSMo”), as amended.
This report describes and documents those conditions that, without redevelopment, will further erode the
Redevelopment Area’s economic viability and perpetuate its status as a liability for the City of St. Louis, its
residents, and the taxing districts that depend upon it as a revenue source.
The Redevelopment Area suffers from a multitude of physical, economic, and social deficiencies, including a
predominance of unsanitary or unsafe conditions, deterioration of site improvements, improper subdivision or
obsolete platting, excessive vacancy of land and buildings, conditions which endanger life or property by fire
or other causes, which constitute an economic and social liability and a menace to the public health, safety,
morals, or welfare in its present condition and use.
DEVELOPMENT STRATEGIES, INC.
Real Estate, Community and Economic Development Consultants
by:

Larry Marks, AIA, AICP
Principal
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1.0

INTRODUCTION

Study Area
The subject area of this blight analysis, referred to as the Soccer Stadium Redevelopment Area
(the “Redevelopment Area”), contains approximately 34.7 acres (including rights-of-way)
generally located north of Interstate 64 (I-64) along the east bound and west bound access and exit
ramps to I-64. If current rights-of-way are excluded, the Redevelopment Area contains
approximately 3.7 acres, located on 10 parcels (including a city park located on the northwest
corner of Market Street. and N 20th Street) and a vacated portion of Chestnut Street that is owned
by MoDOT. The Redevelopment Area (outlined in blue below) is generally bounded to the south
by a line 200 feet north of the centerline of I-64, 22nd Street to the west, Olive Street to the north,
and 20th Street and 21st Street to the east. (See Appendix A for legal description of the
Redevelopment Area).
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Historical Development
European settlement of the Redevelopment Area commenced shortly after the establishment of the
village of St. Louis in 1764. Settlement generally proceeded west and north from the central
Mississippi riverfront, since Mill Creek formed a natural barrier to the south. St. Louis became a
city in 1822. By the mid-1830s, the City was a booming trade center for the developing American
West, with the Mississippi River serving as its commercial highway. Market Street, the
Redevelopment Area’s primary arterial, became an important east-west thoroughfare into the
countryside as a farm to market road.
Following the Civil War, the Redevelopment Area was initially developed as a residential
neighborhood when industry and commerce displaced residents further to the east. When
independent horse car lines were granted rights-of-way on city streets and major lines were
established on Market Street and Olive Street, the commercial development pattern evolved, which
is still in evidence today. The land use pattern of the Redevelopment Area transitioned to even
more mixed-use in the 1890s when Union Station opened and supporting businesses such as retail
shops, cafes, and hotels were established in the surrounding area.
Following World War II, several factors influenced changes in the Redevelopment Area. Much of
the housing, which was not well maintained owing to the Depression and war years, fell into
substandard condition or was converted to rooming houses or small apartments. Streetcar service
was reduced or terminated, affecting the retail frontage on Market and Olive Streets.
Neighborhoods adjacent to the Redevelopment Area were being cleared or considered for new
development. However, as indicated by the 1958 aerial on the following page, the Redevelopment
Area and its immediate surroundings maintained much of a mixed-use commercial and
manufacturing development until the end of the 1950s.
Beginning in the 1960s the land uses and the character of the Redevelopment Area, which
generally remains today, changed significantly as major clearance occurred to accommodate the
eastward extension of US Highway 40 (now I-64). By the mid-to-late 1960s, Highway 40 had
reached Jefferson Avenue, but stopped at this point until access over the extensive rail lines to the
east could be resolved. To enhance the access to and from downtown, a westbound access road
was constructed from Pine Street and an eastbound road was connected to Chestnut Street.
In the early 1970s, Highway 40 was extended further to the east and additional lanes were
constructed to accommodate eastbound access to Highway 40 and westbound access from
Highway 40.
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While these improvements were being made, the idea of Missouri Route 755 (a north-south
distributor) that would connect Interstate 70 on the north with Interstates 44 and 55 on the south
was proposed. To allow for the construction of Route 755, the vast majority of the Redevelopment
Area was acquired. Route 755 was only partially implemented and was abandoned by the end of
the 1970s. The large parking lot along the south side of Olive Street, the awkward shaped parcels
north of Pine Street, and the excessive property in the Redevelopment Area owned by the Missouri
Department of Transportation are all a result of the planned transportation improvements that never
occurred.

Existing Development
The Redevelopment Area currently contains a variety of land uses. The predominant use is
represented by land designated for rights-of-way controlled by the State of Missouri, including
significant portions that are vacant, and local streets controlled by the City of St. Louis. Together,
these rights-of-way comprise 89 percent of the land in the Redevelopment Area. Another 9 percent
consists of surface parking (excluding MoDOT property along the south side of Olive Street), a
park, and a small amount of occupied commercial space. The remaining land is occupied by a
vacant lot and two vacant buildings
See Existing Land Use Map on following page.

EXISTING LAND USE IN THE
SOCCER STADIUM REDEVELOPMENT AREA
(As of March 2019)
LAND USE

ACRES

MoDOT Rights-of-Way (including parking)
Local Street Rights-of-Way
Rights-of-way Subtotal
Vacant Land
Land with Vacant Buildings
Vacant Subtotal
Parking (excluding MoDOT ROW)
Park
Commercial
Occupied Subtotal

23.41
7.55
30.96
.14
.35
.49
2.47
.69
.10
3.26

TOTAL

34.71

% OF TOTAL
ACRES

89.2%

1.4%

9.4%

100.0%

Source: Development Strategies Field Inspection
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Existing Zoning
With the exception of the public rights-of-way, the entire Redevelopment Area is zoned I – Central
Business District. The public rights-of-way are not currently zoned.
Neighboring Development
The Redevelopment Area is surrounded by a variety of uses. To the south lies additional MoDOT
property. To the west is a mix of commercial and hospitality development that includes the offices
of Jefferson Bank & Trust, the Federal Bureau of Investigation, and the Metropolitan Sewer
District, as well as a Courtyard by Marriott Hotel, the Pear Tree Inn, and a new hotel under
construction on the southeast corner of Market Street and 22nd Street. Land uses to the north are
generally a mix of commercial, manufacturing, and distribution activities. To the east are Union
Station, the Drury Inn, the Gateway Mall, the Metropolitan Police Department, and the offices of
Anthem Blue Cross Blue Shield.
See Neighboring Development Map on following page.
Data Gathering Methodology
This study has been designed and conducted to comply with the specific requirements of Sections
353.020(2) RSMo and 99.320(3) RSMo. The study and the requisite fieldwork were performed in
August and September of 2019. Each parcel and building was inspected and rated by personnel
experienced in such evaluations. The occupancy of all buildings and land was catalogued. Also,
a visual inspection was made of all streets, curbs, and sidewalks in the Redevelopment Area. In
addition, data regarding ownership, parcel size, building square footage, and date of construction
were obtained from information available from the City of St. Louis. Appendix B contains
information regarding each parcel.
Real estate tax assessments for 2009, 2014, and 2019 were obtained from the records of the
Assessor’s Office of the City of St Louis. This allowed individual tax assessment changes to be
calculated for each of the parcels in the Redevelopment Area.
Finally, photographs were taken of representative blighting conditions in the Redevelopment Area
(see Appendix C – Photographs of Blighting Conditions).
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2.0

SUMMARY AND CONCLUSION

Existing conditions within the Redevelopment Area clearly meet the definition of a “Blighted
Area,” according to:

Section 99.320(3), RSMo, which defines a blighted area as one that:
… by reason of the predominance of defective or inadequate street layout,
insanitary or unsafe conditions, deterioration of site improvements, improper
subdivision or obsolete platting, or the existence of conditions which endanger
life or property by fire and other causes, or any combination of such factors,
retards the provision of housing accommodations or constitutes an economic or
social liability or a menace to the public health, safety, morals, or welfare in its
present condition and use[.]

Section 353.020(2) RSMo, which defines a blighted area as:
… that portion of the city within which the legislative authority of such city
determines that by reason of age, obsolescence, inadequate or outmoded design
or physical deterioration have become economic and social liabilities, and that
such conditions are conducive to ill health, transmission of disease, crime or
inability to pay reasonable taxes.

If at some point in the future it is decided to utilize Chapter 100 (the “Planned Industrial
Expansion Law”), the blighting criteria for Section 99.320(3) is the same as the blighting
criteria for Section 100.310(1).

It is also important to note that the entire Redevelopment Area was found to be blighted
in 2009 (Ordinance 68484 approved 9/8/2009) as part of the NorthSide Regeneration TIF
Redevelopment Plan and that since that time the conditions have only deteriorated further.
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The Redevelopment Area has been determined to be a blighted area, due to a predominance of
factors, which in combination, constitute an economic and social liability and a menace to the
public health, safety, morals, and welfare. Examples of these blighting factors are summarized
below:
1)

Age
•

All of the existing buildings in the Redevelopment Area were constructed 93 years
ago and their advanced age is reflected in the poor condition of the structures.

2) Obsolescence, due to:
•
The significant number of buildings/amount of land that is vacant or underutilized
•
Outdated water, sewer, and gas infrastructure throughout the Redevelopment Area
3)

Inadequate or Outmoded Design, as represented by:
•
Outdated accommodation for Route 755, which was abandoned
•
Outdated water, sewer, and gas infrastructure

4)

Defective and inadequate street layout
• The Redevelopment Area contains highway improvements that are currently not used
or will not be needed as part of the I-64 access and egress improvements
• The Redevelopment Area lacks an urban grid system that can accommodate
development

5) Unsanitary/Insanitary and Unsafe Conditions resulting from:
•
Lack sidewalks or deteriorating sidewalks
•
Lack of accessible building entry
•
Trash dumping and overgrown vegetation
•
Old and Inadequate sanitary sewer and storm sewer systems
•
Environmental problems
6) Improper Subdivision or Obsolete Platting, as evidenced by:
•
Irregularly-shaped parcels
•
Great variation in parcel size, shape, and orientation
7) Physical Deterioration of Structures and Site Improvements resulting from:
•
Poor condition of structures
•
Deterioration of streets, curbs and gutters, sidewalks, and other site improvements
8) Conditions Which Endanger Life or Property by Fire or Other Causes, including:
•
Vacant property that are susceptible to vandalism and are potential fire hazards
•
Large poorly maintained vacant areas that are subject to fires from cigarettes, lighting,
and vagrant activity.
Soccer Stadium Redevelopment Area Blight Analysis
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•
•

Old electrical systems in buildings that do meet current safety standards and can
contribute to fires.
The presence of hazardous building materials such as asbestos and lead paint.

As a result, the Redevelopment Area is an economic and social liability, and a menace to the public
health, safety, morals, or welfare, as reflected by:
1) Economic Liability
•
Underutilization of a significant development area in the western portion of
Downtown St. Louis
•
Decline in taxable assessed value of Redevelopment Area while city taxable assessed
value has increased
2) Inability for a key location in city to pay reasonable taxes.
• Significant lack of development that would pay real property taxes, sales taxes,
employment taxes, and utility taxes, which are essential to the operations of the City of
St. Louis.
3) Social Liability
•
Lack of ADA accessibility
•
Social impact of environmental problems
•
Presence of crime
•
Vagrancy
•
Negative image
•
Inability to pay needed taxes for services
4) Menace to the Public Health, Safety, Morals and Welfare
•
Safety concerns associated with building vacancy and deteriorated site conditions
•
Environmental contamination
•
Trash dumping and overgrown vegetation

Soccer Stadium Redevelopment Area Blight Analysis

10

3.0

BLIGHTING FACTORS

As described below, the Redevelopment Area suffers from a variety of blighting factors, including
age, obsolescence, inadequate or outmoded design, defective or inadequate street layout,
unsanitary and unsafe conditions, deteriorated and inadequate site improvements, improper
subdivision and obsolete platting, and conditions that endanger life or property by fire and other
causes. Appendix C provides photographs of typical blighting conditions in the Redevelopment
Area.
AGE
The existing buildings in the Redevelopment Area were constructed in 1926 and their advanced
age is reflected in their condition. 35 years is often used as a criterion for identifying older
buildings that are likely to experience electrical and mechanical problems, as well as a tendency
for gradual overall deterioration, unless they are very well maintained and regularly updated. This
age-related deterioration is clearly seen in the buildings in the Redevelopment Area.
OBSOLESCENCE
Vacancy
The majority of the land in the Redevelopment Area is owned by MoDOT. However, the vast
majority of this land is vacant, having been acquired for a much more extensive transportation
improvement project (Route 755), which never materialized.
In addition, the limited amount of privately owned land and buildings along Olive Street are
predominantly vacant.
Obsolete Infrastructure
The infrastructure in the Redevelopment Area is very old and mostly obsolete. The storm water
and sanitary sewers are combined brick sewers, several of which are likely over 100 years old.
The water mains were installed in the late 1800s to early 1900s.
Storm/Sanitary Sewer
MSD owns several facilities on or near the Redevelopment Area. MSD will require the storm and
sanitary sewers to be separated, and the main trunk lines are generally deep and will require
extensive excavation.
The following are the facilities located on or near the portion of the Redevelopment Area north of
Market Street:
• 72”x72” brick combined sewer runs north to south in 22nd Street
Soccer Stadium Redevelopment Area Blight Analysis
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•
•
•
•

78”x90” brick combined sewer runs north to south in 20th Street
24”x36” brick combined sewer runs west to east from 22nd Street to the 78”x90” in 20th
Street in the alley between Olive and Pine
24”x36” brick combined sewer runs west to east from 22nd Street to the 78”x90” in 20th
Street in the alley between Pine and Chestnut
24”x36” brick combined sewer west to east from 22nd Street tot eh 78”x90” in 20th Street
between Chestnut and Market

The following trunk sewers running through the site include the following:
• 66” reinforced concrete pipe runs north-south, then west-east through the site
• 21”x32” brick runs north-south in the 21st Street corridor (south of Eugenia)
• 24”x36” runs west-east through the site
Water
While base maps have not been received from St. Louis Water Division, information has been
obtained noting that the water mains in the area were installed in the late 1800s to early 1900s.
The mains are located in Olive Street, Pine Street, Chestnut Street and Market Street.

EXISTING UTILITIES
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INADEQUATE OR OUTMODED DESIGN
Outdated Accommodation for Route 755
When property was acquired to facilitate the construction of Route 755, it resulted the creation of
a number poorly configured parcels for development that still remain today even though the
construction of Route 755 has been abandoned for a number of years.
Outdated Infrastructure
The infrastructure in the Redevelopment Area is very old and mostly obsolete. Many of the
subsurface water, sewer, and gas lines are over 100 years old, with the larger main lines installed
between the late 1800s and early 1900s. Existing lines require frequent maintenance, which puts
a strain on departments’ budgets.
DEFECTIVE OR INADEQUATE STREET LAYOUT
Since proposed Route 755 was abandoned and Jefferson Avenue has been selected to receive new
westbound exit enhancements and eastbound entrance enhancements for I-64, the existing access
and egress routes in the Redevelopment Area are outmoded and will no longer be needed.
Furthermore, in the 1960s when land was acquired to provide improved access from downtown to
the extension of Highway 40 past Jefferson Avenue, as well as for the construction of proposed
Route 755, the extensive street grid that existed at that time was changed with most streets
eliminated or significantly altered. Now, with the proposed circulation changes that are occurring,
the current street layout is inadequate to establish the type of local circulation that will
accommodate redevelopment.
In addition, the east-west alley in City Block 906 is blocked about midway between 20th Street and
vacated 21st Street without any provision for adequately turning around.
UNSANITARY/INSANITARY AND UNSAFE CONDITIONS
Lack of Adequate Sidewalks – Only 14% percent of the Redevelopment Area’s streets,

excluding highways, have sidewalks classified as being in “good” condition. In addition, nearly
half of the streets lack any sidewalks or have sidewalks that are in “poor” condition. This creates
a hazardous condition for residents, employees and visitors, as well as non-compliance with the
ADA. The sidewalks along Market Street are of particular concern, given their heavy pedestrian
use.
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Lack of Accessible Building Entry – The vacant building located at 2024 Olive Street has a step

at the public entry. This is not in compliance with the ADA and creates a hazardous condition for
the public – particularly disabled individuals.
Trash Dumping, Overgrown Vegetation, and Improper Drainage – There are numerous

instances of trash dumping, concrete rubble, discarded brush, and overgrown vegetation
throughout the Redevelopment Area. These areas provide attractive habitats for potentially
disease-carrying pests. Site conditions typical in much of the Redevelopment Area, including
improper drainage, lead to ponding and overgrowth, which encourages the proliferation of insects
and pests and the spread of associated diseases.
Inadequate Sanitary Sewer System – The sewer system within much of the City of St. Louis is

a combined system, meaning that both sanitary sewage and storm drainage are conveyed by the
same system. During dry periods, all flow is routed to treatment plants, where it is treated before
being discharged to the Mississippi River. During wet weather, however, the system quickly
reaches capacity, and higher flows bypass the treatment plant stream and are discharged directly
into the River via several combined sewer overflows (CSO’s). This means that, along with storm
runoff, the River often receives untreated sewage – this is a major concern with regard to health
risks and environmental impacts. Elimination of these CSO’s is a principal goal of the
Metropolitan Sewer District (“MSD”) and pertinent regulatory agencies.
Environmental Problems – A general area of concern in the Redevelopment Area is former

industrial and commercial structures that have been demolished. Demolition activities conducted
in similar urban areas involved the use of demolition material as fill in basement and crawl space
voids to level parcels. Some of these building materials (based on dates of construction of the
buildings in these areas anywhere from the mid-1800s to the 1950s) likely contained significant
quantities of asbestos. This practice results in the engineering concerns associated with
compromised geotechnical qualities of sites as well as potential asbestos-contaminated soils,
which require special handling and disposal during excavation and redevelopment activities.
All of the existing and previous buildings in the Redevelopment Area were constructed prior to
1960, and are likely to contain asbestos, unless they have been significantly renovated in the past
35 years. In addition, all of the structures were constructed before 1980 and are likely to contain
lead-based paints, again, without comprehensive renovation.
The attached map prepared by Geotechnology represents a Phase-1 level analysis of formerly
developed sites in the Redevelopment Area, indicating potential environmental contamination. Of
particular concern are former gas stations and printing operations. See Environmental
Contamination Map on following page.
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IMPROPER SUBDIVISION OR OBSOLETE PLATTING
When property was acquired by MoDOT to facilitate future access for proposed Route 755, it
resulted in a number of irregularly shaped or landlocked parcels, including parcel 6472000200
(2024 Olive Street), parcel 64720000100 (2028 – 2030 Olive Street), 64720002000 (2028 Rear
Olive Street), and parcel 64720000600 (2000 Rear Olive Street).

PHYSICAL DETERIORATION/DETERIORATION OF SITE IMPROVEMENTS
Poor Condition of Structures – Based on a survey of the external conditions of buildings in the

Redevelopment Area, all were found to be “poor” condition and in need of significant repair.
Deteriorated Site Conditions – Throughout the Redevelopment Area, there are numerous

examples of parking lots and driveways in need of paving or repair, as well as dilapidated fencing,
deteriorated retaining walls, and landscaping in poor condition. 88 percent of the parcel acreage
was rated in “poor” condition, with badly deteriorated site improvements, and the other 11 percent
was considered to be in “fair” condition.
See Site Conditions Map on following page.

SUMMARY OF SITE CONDITIONS IN THE
SOCCER STADIUM REDEVELOPMENT AREA

Condition

Number of Parcels

Acreage

Poor
Fair
TOTAL

6 +MoDOT Property
3
10+MoDOT Property

24.01
3.15
27.16

% of Total
Parcel
Redevelopment
Area
88%
12%
100.0%

(1) Poor – Neglected, overgrown, or exhibiting lack of maintenance
(2) Fair – Maintained but exhibiting some signs of deterioration
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Deteriorating Streets, Curbs and Gutters – Only 8 percent of the lineal footage of streets in the

Redevelopment Area is classified as being in good condition. See Street Conditions Map on
following page.

SUMMARY OF EXISTING STREET CONDITIONS IN THE
SOCCER STADIUM REDEVELOPMENT AREA
Condition
Poor (1)
Fair (2)
Good (3)
TOTAL

Right-of-Way
Lineal Footage
1,410
7,650
780
9,840

% of Total Lineal
Footage
14%
78%
8%

Cumulative %
14%
92%
100.0%

(1) Poor – Uneven surface, lack of maintenance with former surface revealed, with some potholes.
(2) Fair – Patched or cracked surface or rippled pavement.
(3) Good – Well-maintained, with no significant damage apparent.

Source: Development Strategies Field Inspection

Deteriorating Sidewalks – A large proportion of streets (excludes highways) in the Redevelopment

Area lack sidewalks entirely. Where sidewalks are present, many have not been well maintained; in
fact, missing sidewalks or sidewalks in poor condition represent nearly half of the total. The poor
condition of the Market Street sidewalks is of particular concern given the heavy pedestrian travel on
this street. Only about one-seventh of the Redevelopment Area’s sidewalks were found to be in good
condition. See Sidewalk Conditions Map

SUMMARY OF SIDEWALK CONDITIONS IN THE
SOCCER STADIUM REDEVELOPMENT AREA
Condition
No Sidewalk
Poor (1)
Fair (2)
Good (3)
TOTAL

Sidewalk
Lineal Footage
1,800
1,995
3,150
1,170
8,115

% of Total Lineal
Footage
22%
25%
39%
14%

Cumulative %
22%
47%
86%
100%

(1) Poor – Broken or uneven surface
(2) Fair – Uneven surface with maintenance required.
(3) Good – Generally smooth surface with minor maintenance required.

Source: Development Strategies Field Inspection
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CONDITIONS WHICH ENDANGER LIFE OR PROPERTY BY FIRE OR OTHER
CAUSES
Vacant Property – Two buildings located at 2008 Olive Street and 2024 Olive Street are vacant.
Vacant structures are susceptible to vandalism and fire. These structures are also an attractive
nuisance, where individuals can be harmed by deteriorated building materials or dangerous
structural conditions that promote falls. They also create potential hiding places for vagrants and
criminals.

In addition, poorly maintained vacant lots are subject to fires from cigarettes, lightning, and other
causes.
Age of Structures – All of the buildings in the Redevelopment Area were constructed 93 years

ago, making them significantly older than 35 years criterion used for identifying buildings that are
more likely to experience various age-related defects. The age of these structures significantly
increases the likelihood of fires from old wiring and electrical systems that do not meet modern
standards for fire safety. It also increases the likelihood of water intrusion, as roofing, flashing,
and siding materials degrade. Water intrusion into structural-brick buildings – a type heavily
represented in the Redevelopment Area – can lead to structural failure.
Presence of Hazardous Building Materials – Given the advanced age of the Redevelopment

Area’s buildings, it is very likely that they contain asbestos and/or lead-based paint. Buildings
constructed prior to 1980 generally have the potential to contain significant quantities of these
materials, which needs to be addressed in any rehabilitation or demolition of these structures. As
previously stated, all of the structures in the Redevelopment Area were constructed prior to 1980.
Remediation of hazardous building materials is costly and time-consuming, and has likely
contributed to discouraging redevelopment of the Redevelopment Area.
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4.0

ECONOMIC AND/OR SOCIAL LIABILITY OR A MENACE TO THE
PUBLIC HEALTH, SAFETY, MORALS, OR WELFARE

As a result of the blighting factors previously mentioned, the Redevelopment Area is an economic
and social liability and a menace to the public health safety, morals, and welfare in its present
condition and use.
ECONOMIC LIABILITY
Underutilization of a Significant Development Site - The City of St. Louis is a mature city
that is surrounded by the Mississippi River and other cities and therefore has no opportunities to
expand its corporate limits. Consequently, the only opportunity for economic growth that is
possible is through redevelopment of existing areas and buildings. Considering its location at the
western edge of downtown St Louis, its potential to function as a terminus for the Gateway Mall,
and the ongoing revitalization efforts in nearby neighborhoods, the Redevelopment Area clearly
represents an important opportunity for the City of St. Louis. However, given the widespread
vacancy of its existing land and buildings, the Redevelopment Area remains underutilized and falls
significantly short of the economic benefit and catalysis it could provide for the City of St. Louis
and other taxing jurisdictions.
St. Louis has recognized the importance and potential of the Redevelopment Area, but has been
unable to capitalize on it thus far. The City’s Strategic Land Use Plan designates the entire
Redevelopment Area as Specialty Mixed-Use Redevelopment Area (“SMUA”). SMUAs are
defined as “[a]reas like Downtown St. Louis, where it is intended that a unique mix of uses be
preserved and developed.” In general, such areas are intended to be developed with a mix of
commercial, residential, and institutional uses; these include office, retail, dining, entertainment,
cultural, and educational uses, as well as various types of residential development. Despite having
been identified by the City as a key redevelopment opportunity, the Redevelopment Area remains
largely vacant and underutilized, greatly lessening its ability to generate needed tax revenue.
The Redevelopment Area also has the potential to be very well connected to the rest of the St.
Louis metro area, due to its adjacency to I-64 and its proximity to I-44, I-70, and I-55.
Decline in Taxable Assessed Values - The depressed economic character of the
Redevelopment Area is illustrated by the fact that, between 2014 and 2019, the taxable assessed
value of commercial improvements decreased by 25.2%, while the value of taxable commercial
property in the City of St. Louis as a whole increased by 6.3% during the same period.

INABILITY TO PAY REASONABLE TAXES
The City of St. Louis is heavily dependent on employment as a source of revenues to fund the
General Budget. In fact, approximately 43 percent of the City’s budget comes from the Earnings
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Tax (35%) and the Payroll Tax (8%). Thus, the large amount of vacant land and limited
commercial development in the Redevelopment Area continue to represent a significant lost
opportunity to pay reasonable taxes from an area of the City that is well-positioned to provide
more jobs and sales taxes. Approximately 80 percent of the Redevelopment Area’s privately
owned property or MoDOT property (excluding MoDOT property along the south side of Olive
Street) is either vacant or contains underutilized land, and another 17 percent (including MoDOT
property along the south side of Olive Street) is taken up by surface parking. The balance of the
land is occupied by a city-owned park that is tax exempt.
The City obtains an additional 4 percent of its General Fund Budget (on average) from Businesses
Licenses, the cost of which are largely dependent on the number of employees a business has.
Vacant and underutilized buildings are a drag on tax revenues in other ways as well. For instance,
the City of St. Louis derives an average of 10 percent of its General Fund Revenues from various
utility taxes. Vacant land and buildings do not generate such taxes to support the General Budget.
The general obsolescence and decline of existing development has created a downward pressure
on the ability of the businesses and property owners in the Redevelopment Area to pay reasonable
real estate taxes. As previously noted, the taxable assessed value of commercial improvements in
the Redevelopment Area declined by over 25 percent over the past five years, while the taxable
commercial assessed value in the City as a whole has increased by over 6 percent.
In addition, it is important to note that MoDOT, which is exempt from paying taxes, owns over
88% of the developable land in the Redevelopment Area (excludes local street rights-of-way and
Aloe park).
The clear conclusion of this analysis of the Redevelopment Area’s relative inability to pay
reasonable taxes is that it is failing to contribute to the economic and fiscal well-being of the City
of St. Louis in proportion to its size and potential. Today, the Redevelopment Area is economically
underutilized and is not producing the taxes to contribute to economic growth needed to support
public services and public infrastructure required by the City’s residents, businesses, and property
owners. This is despite the Redevelopment Area’s strategic location in the City and region, its
location in downtown St. Louis, and its proximity to the network of interstate highways.
SOCIAL LIABILITY
Lack of ADA Accessibility -- The extensive lack of ADA compliant sidewalks and curb cuts
in the Redevelopment Area, as well as building accessibility, restricts accessibility for disabled
individuals. According to the U.S. Census Bureau, nearly one in five individuals in the United
States is considered to have some level of disability and one in eight individuals is considered to
be severely disabled. The particularly poor condition of the sidewalk along Market Street is a
special concern, given the heavy pedestrian use.
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Social Impact of Environmental Problems – Prior to the 1960s, the Redevelopment Area
was densely developed with a wide variety of industrial and commercial structures (see Site Aerial
1958 on page 3). Beginning in the 1960s and extending into the 1970s, the Redevelopment Area
was cleared to accommodate access and egress ramps for US Highway 40 (now I-64) and the
anticipated construction of Route 755. Demolition activities typically involved the use of the
demolished building material as fill in basement and crawl space voids to level parcels. These
building materials (based on dates of construction of the buildings in these areas anywhere from
the mid-1800s to the 1950s) typically contained quantities of asbestos and paint. This practice
results in concerns associated with compromised geotechnical qualities of sites as well as potential
asbestos-contaminated soils, which require special handling and disposal during excavation and
redevelopment activities to avoid health concerns.
In addition, a Phase-1 level analysis of formerly developed sites in the Redevelopment Area,
indicated a number of locations of potential environmental contamination. Of particular concern
are former gas stations and printing operations (See Environmental Contamination Map on page
15).
These environmental concerns need to be addressed to allow new development that can again knit
together the neighborhood and social fabric of the revitalizing western portion of downtown St.
Louis.
Crime – The vacant and isolated nature of the majority of the Redevelopment Area makes it
attractive for criminal activity.

CRIME IN THE SOCCER STADIUM
REDEVELOPMENT AREA
(2015-2018)
UCR Crime Type

Number of Incidents
(2015-2018)

Average Incidents
Per Year

Aggravated Assault
Robbery
Rape
Homicide
Total Violent Crimes

2
1
0
0
3

0.50
0.25
0.00
0.00
0.75

Larceny
Burglary
Auto Theft
Arson
Total Property Crimes

18
1
4
0
23

4.50
0.25
1.00
0.00
5.75
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Vagrancy -- Given the large expanse of undeveloped and unutilized land in the Redevelopment
Area and the lack of fencing or security for the Area, it is easy for vagrancy to occur. Obvious
signs of vagrant activity were present particularly under Market Street.
Negative Image of Area – As discussed in other sections, the large undeveloped nature of the
Area, overgrown vegetation, dumping, poor condition of site improvements, and limited lighting
in some portions, provides a negative image, which detracts from surrounding development. This
is a particular concern for the revitalization efforts that are currently under way at Union Station,
as well as for neighboring hotels. It also represents a poor termination for the Gateway Mall.
This negative image hampers business investment and the ability to attract more tourists and
residents to the downtown, with its important role of functioning as a front door and meeting
place for the St. Louis region.
Inability to Provide Needed Taxes for Services – As a result of the previously discussed
blighting factors, the Redevelopment Area fails to produce sufficient taxes for the City of Saint
Louis and hampers its ability to deliver needed municipal services for its residents and businesses
in proportion to its size and potential.

MENACE TO THE PUBLIC HEALTH, SAFETY, MORALS AND WELFARE
As a result of the previously discussed blighting factors, the Area is also a menace to the public
health, safety, morals and welfare.

Safety Concerns Associated with the Land and Building Vacancy and Deteriorated
Condition – The vacant buildings and unsecured poor site conditions are considered an attractive
nuisance, where trespassing individuals can be harmed by deteriorated building or site conditions.
Environmental Contamination – As previously discussed, environmental studies have found
the significant potential for environmental contamination creating a health concern. In addition,
the age of the buildings in the Redevelopment Area make them likely candidates for contamination
from asbestos and lead paint.
Trash Dumping and Overgrown Vegetation – As previously reported, there are instances of

trash dumping and overgrown vegetation throughout the Redevelopment Area. These areas create
potential hazards for workers, and visitors to the Area, and provide habitats for rodents. Site
conditions typical in much of the Area, including improper drainage, lead to ponding and
overgrowth, which encourages the proliferation of insects and pests and the spread of associated
diseases.
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APPENDIX A
Legal Description

A PARCEL OF LAND BEING PART OF CITY BLOCKS 904, 905, 914, 915, 916, 1698 THRU 1701,
1709 & 1710 AND ALL OF CITY BLOCKS 606, 911, 912 AND 913 OF THE CITY OF ST. LOUIS
RECORDS, SITUATED IN THE CITY OF ST. LOUIS, MISSOURI AND BEING MORE
PARTICULARLY DESCRIBED AS FOLLOWS:

BEGINNING AT THE INTERSECTION OF THE EAST RIGHT OF WAY LINE OF 20TH STREET, 60
FEET WIDE, WITH THE NORTH RIGHT OF WAY LINE OF OLIVE STREET, 100 FEET WIDE, SAID
INTERSECTION BEING THE SOUTHWEST CORNER OF CITY BLOCK 900; THENCE ALONG
THE EXTENDED EAST RIGHT OF WAY OF 20TH STREET, SOUTH 14º 43' 34" WEST, A
DISTANCE OF 100.57 FEET TO A POINT AT THE INTERSECTION OF THE EAST RIGHT OF WAY
LINE OF 20TH STREET WITH THE SOUTH RIGHT OF WAY LINE OF OLIVE STREET, SAID
INTERSECTION BEING THE NORTHWEST CORNER OF CITY BLOCK 907; THENCE ALONG
THE EAST RIGHT OF WAY OF 20TH STREET AND THE WEST LINE OF CITY BLOCK 907, SOUTH
14º 44' 14" WEST, A DISTANCE OF 193.10 FEET TO A POINT AT THE SOUTHWEST CORNER
OF CITY BLOCK 907; THENCE LEAVING SAID CITY BLOCK AND CONTINUING ALONG THE
SAID EAST RIGHT OF WAY, SOUTH 14º 42' 5" WEST, A DISTANCE OF 59.71 FEET TO A POINT
AT THE NORTHWEST CORNER OF CITY BLOCK 902; THENCE CONTINUING ALONG THE
EAST RIGHT OF WAY OF 20TH STREET AND THE WEST LINE OF CITY BLOCK 902, SOUTH 14º
43' 53" WEST, A DISTANCE OF 233.65 FEET TO A POINT AT THE SOUTHWEST CORNER OF
SAID BLOCK; THENCE LEAVING SAID CITY BLOCK AND CONTINUING ALONG THE SAID EAST
RIGHT OF WAY OF 20TH ST AND WEST LINE OF CITY BLOCK 903, SOUTH 14º 43' 48" WEST, A
DISTANCE OF 295.30 FEET TO A POINT AT THE INTERSECTION OF THE EAST RIGHT OF WAY
LINE OF 20TH STREET, WITH THE SOUTH RIGHT OF WAY LINE OF MARKET STREET, 100
FEET WIDE, THENCE ALONG THE EXTENDED SOUTH RIGHT OF WAY OF MARKET STREET,
NORTH 76º 38' 00" WEST, A DISTANCE OF 80.47 FEET TO THE POINT OF TANGENCY ON THE
NORTH LINE OF TRACT 50 OF THE MILL CREEK VALLEY SUBDIVISION; THENCE
CONTINUING ALONG THE SOUTH RIGHT OF WAY OF MARKET STREET AND THE NORTH
LINE OF SAID TRACT NORTH 76º 38' 00" WEST, A DISTANCE OF 285.69 FEET TO THE POINT
OF CURVATURE OF A CURVE TO THE LEFT, HAVING A RADIUS OF 20.00 FEET, AN ARC
LENGTH OF 30.90 FEET, A DELTA ANGLE OF 88° 44' 23.49", AND WHOSE LONG CHORD
BEARS SOUTH 58º 59' 49" WEST, A CHORD DISTANCE OF 27.97 FEET; THENCE ALONG THE
EAST RIGHT OF WAY LINE OF 21ST STREET60 FEET WIDE, AND THE WEST LINE OF SAID
TRACT 50, SOUTH 14º 37' 37" WEST, A DISTANCE OF 103.74 FEET TO THE SOUTHWEST
CORNER OF SAID TRACT 50; THENCE LEAVING SAID TRACT AND CONTINUING ALONG SAID
EAST RIGHT OF WAY, SOUTH 14º 43' 47" WEST, A DISTANCE OF 20.64 FEET TO A POINT;
THENCE CONTINUING ALONG SAID RIGHT OF WAY AND THE WEST LINE OF CITY BLOCKS
1697 WEST AND 1696 WEST, SOUTH 14º 29' 56" WEST, A DISTANCE OF 438.73 FEET TO A
POINT AT THE SOUTHWEST CORNER OF CITY BLOCK 1696 WEST; THENCE CONTINUING
ALONG SAID RIGHT OF WAY AND THE WEST LINE OF CITY BLOCK 1695 WEST, SOUTH 14º
29' 56" WEST, A DISTANCE OF 376.04 FEET TO A POINT ON THE SOUTH RIGHT OF WAY OF
CLARK STREET 60 FOOT WIDE; THENCE LEAVING SAID EAST RIGHT OF WAY NORTH 75º 20'
20" WEST, A DISTANCE OF 62.29 FEET TO A POINT ON THE WEST RIGHT OF WAY OF 21ST
STREET; THENCE ALONG THE FORMER WEST RIGHT OF WAY OF 21ST STREET SOUTH 14º
39' 40" WEST, A DISTANCE OF 279.28 FEET TO A POINT; THENCE LEAVING SAID FORMER
RIGHT OF WAY, NORTH 75º 18' 24” WEST, A DISTANCE OF 961.62 FEET TO A POINT; THENCE
NORTH 13º 25' 10” WEST, A DISTANCE OF 67.41 FEET TO A POINT; THENCE NORTH 72º 58'
46” EAST, A DISTANCE OF 117.56 FEET TO A POINT; THENCE NORTH 14º 20' 39” EAST, A
DISTANCE OF 15.02 FEET TO A POINT; THENCE NORTH 71º 47' 06” EAST, A DISTANCE OF
316.27 FEET TO A POINT ON THE SOUTH AND WEST RIGHT OF WAY OF CLARK AVENUE
AND 21ST STREET, SAID POINT ALSO BEING THE POINT OF CURVATURE OF A NONTANGENT CURVE TO THE LEFT, HAVING A RADIUS OF 290.00 FEET, AN ARC LENGTH OF
322.08 FEET, A DELTA ANGLE OF 63° 38', AND WHOSE LONG CHORD BEARS NORTH 46º 30'
21” EAST A DISTANCE OF 305.78 FEET; THENCE LEAVING SAID EAST RIGHT OF WAY OF
22ND STREET, NORTH 68º 21' 39” EAST, A DISTANCE OF 43.26 FEET TO A POINT; THENCE
NORTH 42º 43' 37” EAST, A DISTANCE OF 68.01 FEET TO A POINT; THENCE NORTH 20º 52'

49” EAST, A DISTANCE OF 120.13 FEET TO A POINT; THENCE NORTH 14º 39' 35” EAST, A
DISTANCE OF 189.41 FEET TO A POINT; THENCE NORTH 75º 22' 39” WEST, A DISTANCE OF
21.47 FEET TO A POINT; THENCE NORTH 13º 51' 45” EAST, A DISTANCE OF 263.62 FEET TO
A POINT; THENCE NORTH 00º 57' 07” EAST, A DISTANCE OF 102.66 FEET TO A POINT;
THENCE NORTH 04º 22' 34” EAST, A DISTANCE OF 159.28 FEET TO A POINT; THENCE NORTH
20º 52' 53” WEST, A DISTANCE OF 73.66 FEET TO A POINT; THENCE NORTH 14º 44' 12” EAST,
A DISTANCE OF 245.34 FEET TO A POINT; THENCE NORTH 54º 17' 30” EAST, A DISTANCE OF
152.55 FEET TO A POINT ON THE SOUTHEAST RIGHT OF WAY OF AN ALLEY; THENCE ALONG
SAID SOUTHEAST RIGHT OF WAY, NORTH 62º 14' 29” EAST, A DISTANCE OF 81.27 FEET TO
A POINT ON THE EAST RIGHT OF WAY OF FORMER 22ND STREET, ALSO THE WEST LINE
OF FORMER CITY BLOCK 911; THENCE ALONG SAID EAST RIGHT OF WAY NORTH 14º 40' 11”
EAST, A DISTANCE OF 68.98 FEET TO A POINT ON THE SOUTH RIGHT OF WAY OF OLIVE
STREET, SAID POINT ALSO BEING THE NORTHWEST CORNER OF CITY BLOCK 911; THENCE
LEAVING SAID CITY BLOCK 911, NORTH 14º 38' 36" EAST, A DISTANCE OF 99.94 FEET TO A
POINT ON THE NORTH RIGHT OF WAY OF OLIVE STREET, ALSO BEING THE SOUTHWEST
CORNER OF CITY BLOCK 910; THENCE ALONG THE NORTH RIGHT OF WAY OF OLIVE
STREET AND THE SOUTH LINE OF SAID CITY BLOCK THE FOLLOWING THREE CALLS;
SOUTH 75º 11' 23" EAST, A DISTANCE OF 265.45 FEET TO A POINT; THENCE SOUTH 76º 09'
49" EAST, A DISTANCE OF 121.26 FEET TO A POINT; THENCE SOUTH 75º 09' 52" EAST, A
DISTANCE OF 409.63 FEET TO THE POINT OF BEGINNING.
SAID PARCEL CONTAINS 34.73 ACRES MORE OR LESS AND INCLUDES THE RIGHT OF WAY
OF MARKET STREET.
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APPENDIX B
SOCCER STADIUM REDEVELOPMENT AREA
PARCEL INFORMATION
OWNER ADDRESS

PARCEL SQ
FT

PARCEL USE

ZONING

5,975

Vacant land

I - Central Business
District

PARCEL ID

ADDRESS

OWNER

64720000500

2000 - 2006 Olive Street

Northside
Regeneration, LLC

64720000400

2008 - 2012 Olive Street

Midtown STL
Development Group
LLC

64720000300

2018 - 2026 Olive Street

KOBRO Inc

3600 Watson Rd St Louis,
MO 63109

4,318

64720000200

2024 Olive Street

KOBRO Inc

3600 Watson Rd St Louis,
MO 63109

2,962

64720000100

2028 - 2030 Olive Street

KOBRO Inc

3600 Watson Rd St Louis,
MO 63109

2,134

Surface Parking

64720002000

2028 R Olive Street

KOBRO Inc

3600 Watson Rd St Louis,
MO 63109

5,253

64720000600

2000 R Olive Street

St. Louis Language
Immersion Schools

2134 Marina Av
St Louis, MO 63118

11,805

1001 Boardwalk Spring
Place, Ste 200 O'fallon, MO
63366
800 E 18th St Kansas City,
MO 64108

Subtotal
10895008024

4,754

Vacant Commercial I - Central Business
Building
District

BUILDING BUILDING BUILDING
SQ FT
AGE
CONDITION

SITE
CONDITION

CLASS
CODE

Poor

200

9,384

1926

Poor

Poor

200

I - Central Business
District

8,556

1926

Poor

Poor

200

Vacant Commercial I - Central Business
Building
District

1,600

1926

Poor

Poor

200

I - Central Business
District

Poor

200

Surface Parking

I - Central Business
District

Poor

200

Surface Parking

I - Central Business
District

Fair

Exempt

Surface Parking

I - Central Business
District

Fair

99/235

Commercial
Building

37,201
2100 Pine Street

1831 Chestnut Condo
B Owner LLC (1)

Subtotal

125 S Wacher Dr Ste 1220
Chicago, IL 60606

95,625
132,826

16471000010

2000 - 2016 Chestnut Street

City of St. Louis

29,852

Park

I - Central Business
District

Fair

4

9050000400

2001 - 2029 Chestnut St

State of Missouri

9,303

Vacated Chestnut
Street

I - Central Business
District

Poor

Exempt

TOTAL

171,981

(1) Alternative – WIM Core Portfolio Owner LLC, 3414 Peachtree Rd, NE Street, Atlanta GA 30326

APPENDIX C
Photographs of Blighted Conditions

The rear of a deteriorating, vacant building and surface parking in
poor condition at 2024 Olive Street

Vacant building at 2024 Olive Street

C-1

Vacant lot at the southwest corner of Olive and N. 20th Street

The building façade of buildings along Olive are in poor to fair condition,
but the buildings in general are in poor condition.

C-2

At the southeast corner of the parking lot north of Aloe Plaza is a damaged steel
fencing. The fencing is littered with trash and overgrown with vegetation.

21st street fencing overgrown with vegetation and littered
with trash and sidewalk in poor condition
C-3

Market Street overpass above the vacant lot shows evidence of structural deterioration.

Areas below highway ramp show signs of vagrancy and littering.

C-4

Poor surface parking conditions along Olive Street

Deterioration of sidewalk along Market Street

C-5

Sidewalk along Pine Street is either missing or in very poor condition

Sidewalk along Olive Street in poor to fair condition.

C-6

22nd Street has no sidewalks or shows signs of deterioration

Fencing along 22nd Street is littered with trash and debris

C-7

The northern portion of city park is littered with trash, lacks maintenance,
and shows signs of vagrancy.

Unutilized exit ramp leads to an empty lot
C-8

A large mound at the southern portions of the vacant MoDOT land

Evidence of foundation and building debris located on
vacant area between I-64 access and egress roads
C-9

Poorly maintained water detention basin located in vacant lot

Former site of an urban garden with demolition material, garbage, and debris
C-10

