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3660 S. Lindberg Boulevard Redevelopment Area
City of Sunset Hills, Missouri

I. INTRODUCTION
The Mayor and City Council of the City of Sunset Hills, Missouri (the “City”) have expressed interest in
improving the appearance, real estate conditions, and tax revenue generation capabilities of commercial
properties located within the City. The City’s Comprehensive Plan economic development goals include
supporting efforts to selectively and intentionally encourage businesses to elevate the quality of businesses
opening in the community as well as their visual impact.1
A development plan, prepared by BGMR SSHD LLC (the “Developer”), proposes to redevelop land,
covering approximately 5.72 acres, which bear St. Louis County parcel identification numbers 25M120727
and 25M120718, in combination they comprise the 3650-3660 S. Lindberg Boulevard Redevelopment
Area (the “Area” or “Redevelopment Area”) which has been identified by the City as a development priority
site.2 To further redevelopment, the Developer proposes the demolition of existing site improvements and
the construction of two hotels: one a 78-room hotel, and another a 90-room hotel including a new structured
parking garage, public safety improvements, and the existing Helen Fitzgerald’s Irish Grill and Pub
restaurant will remain but with upgrades to internal site circulation, parking, and to the façade. The
Developer further proposes to construct a new structured 2-story parking garage of 86-100 spaces, as well
as material upgrades to internal traffic circulation, parking, utilities and landscaping and beautification. To
do so the Developer must undertake (a) the acquisition of certain real property, (b) demolition of certain
existing structures, (c) renovation of certain structures, and (d) the remediation of certain blighted
conditions within the Redevelopment Area.
Figure 1: Redevelopment Area Parcel Data (Existing)

Parcel ID#

Assessed Value
(Land)

Owner Name

Assessed Value
(Improvements)

2019 Total
Assessed
Valuation

25M120727

BGMR SSHD LLC

$494,020

$633,700

$1,127,720

25M120718

BGMR SSHD LLC3

$143,840

$553,440

$697,280

$637,860

$1,187,140

$1,825,000

TOTAL:

A key priority for the City is to proactively and strategically encourage business and employer
reinvestment.4 The Redevelopment Area contains a number of obstacles that have a negative influence on
its success as commercial development; obstacles that need to be resolved as part of any future
redevelopment.
It is difficult to overstate the impact the coronavirus has had on all aspects of daily life, and the hospitality
industry has one of the hardest hit. Despite the steps being taken to help alleviate the present situation, the
future of the hospitality industry sector is very much in flux. Many establishments began the process of
shutting down before it was officially mandated by city and county officials in an attempt to combat the
spread of COVID-19 while still offering whatever service they could.
1

City of Sunset Hills, Missouri Comprehensive Plan, Economic Development Goals, page 36, adopted May 2016.
City of Sunset Hills, Missouri Comprehensive Plan, sMap, page 45.
3
St. Louis County Assessor currently lists the owner as ‘A & R Properties, Inc.; however, the property should reflect ownership
by BGMR SSHD LLC.
4
City of Sunset Hills, Missouri Comprehensive Plan, Commercial and Industrial Areas Framework Plan, page 74.
2
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St. Louis restaurant dining rooms were shut down in an effort to prevent the spread of the virus. As tourists
cancelled vacations and corporations curtailed employee travel, the cancelations of conferences and similar
events substantially hurt hotel and restaurants’ bottom lines. Those reopening face a slew of challenges,
including the cost of restocking products and equipment repair, staff retraining, and attracting new
employees. And, the question of how long and whether customers will return.
It is within this backdrop, the development plan was prepared which outlines the process and objectives to
encourage the highest and best use of property within the Redevelopment Area and to help prompt
redevelopment. These efforts are necessary to facilitate the clearance, replanning, rehabilitation, and
reconstruction of property within the Redevelopment Area into a functional and productive state in order
to contribute to the economic growth and vitality of the City.
A. PURPOSE OF REPORT
This report evaluates conditions affecting the Redevelopment Area, through on‐site inspection, research of
property files/public records, and other investigative methods in order to assist the City in determining if
conditions in the Redevelopment Area meet the criteria of a “blighted area” as such term is defined in
Section 353.020(2) of The Urban Redevelopment Corporation Act of the Revised Statutes of Missouri, as
amended (“Chapter 353”).
This report is intended as a supplement to the Development Plan which outlines the process for developing
all or a part of a blighted area, objectives to facilitate development, and encourages the highest and best use
of property within a Redevelopment Area. Financial impediments and barriers to redevelopment must be
overcome if clearing, replanning, rehabilitation, and reconstruction is to occur.
The Developer is requesting the City find the Redevelopment Area blighted pursuant to Chapter 353 and
grant real property tax abatement to assist in eliminating certain conditions that have resulted in property
within the Redevelopment Area falling into disrepair. The Developer is also requesting the City consider
the establishment of a community improvement district (the “CID”) over the Redevelopment Area. If
approved, the CID will impose a sales tax of up to one percent (1%) on eligible retail sales within the CID.
If the Redevelopment Area is declared blighted, the CID revenues may then be used to help finance the
demolition and removal, renovation, reconstruction, or rehabilitation of structures located within the
Redevelopment Area boundaries, as permitted by state law. Work is anticipated to begin in 2020 and be
completed by the end of the 2022 calendar year.
B. PROVISIONS OF CHAPTER 353 AND THE CID ACT
The Missouri General Assembly adopted Chapter 353 in 1943. Chapter 353 allows cities and counties to
(1) identify and designate a redevelopment area that qualifies as a “Blighted Area”, (2) adopt a development
plan that designates an area in need of development and states the objectives to be attained and the
redevelopment project to be undertaken, (3) approve a redevelopment project for implementation of such
development plan and (4) utilize the tools set forth in Chapter 353 to assist in reducing or eliminating those
factors and conditions that cause the area to qualify as a “Blighted Area” through the completion of a
redevelopment project.
Chapter 353 defines “Area” as “…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
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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.”5
Chapter 353 further 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.”6
The CID Act defines a “blighted area” as “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” or “[h]as been declared blighted or found to be a blighted area pursuant to
Missouri law including, but not limited to, chapter 353, RSMo., sections 99.800 to 99.865, RSMo., or
sections 99.300 to 99.715, RSMo.”.7
The following sections of this report evaluate the conditions existent within the Redevelopment Area
relative to the definition of a Blighted Area under Chapter 353.

(Remainder of Page Intentionally Left Blank)

5

Section 353.020(1) RSMo.
Section 353.020(2) RSMo.
7
Section 67.1401 (3) a. b., RSMo.
6
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Figure 2: Aerial View of Redevelopment Area Boundary and General Area

3650-3660 Redevelopment Area
Boundary Map
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II. QUALIFICATION ANALYSIS
This section analyzes the existing conditions within the Redevelopment Area as they relate to the
definition of a blighted area under Chapter 353. This report does not reflect changes in conditions or
events occurring after the site visits or publication of this report. Additionally, input from public
meetings may result in revisions to this report.
A. AGE - Age can provide an indication of limiting conditions or the existence of problems resulting
from normal and continuous use of structures and exposure to the elements over a period of many years.
As a rule, older buildings typically exhibit more problems than buildings constructed in later years
because of longer periods of active usage (wear and tear) and the impact of time, temperature, and
moisture. Additionally, older buildings tend not to be ideally suited for satisfying modern space and
development standards. Many factors affect a property’s useful life, including frequency of use, the
age when acquired, and ongoing maintenance policies. Useful life for identical types of property differ
depending on these factors, as well as additional factors such as foreseeable technological
improvements, economic changes, and changes in law. These typical and problematic conditions
associated with “age”, and “age” itself, qualify as a factor of blight.
Findings:

1. The Redevelopment Area previously contained a restaurant building which was demolished
several years ago to make way for potential reuse of the property. Redevelopment of the parcel
was halted pending resolution of ingress and egress challenges as well as adequate access to
the property issues.
2. The Redevelopment Area further contains a motel built in 1960. At 60 years of age, the
structure has exceeded its “useful life”, a term that refers to the duration for which the item is
productive and not how long a property can actually last. The motel property layout evidences
an aging design concept that is now unattractive to the national franchises. The extraordinary
expense of attempting and completing a franchise product improvement plan for the property
is simply uneconomical and would not justify the extraordinary expense to obtain a franchise
designation.
3. The Redevelopment Area also contains a restaurant…………………
4. Buildings within the Redevelopment Area are in a state of severe decline. The deterioration of
primary building component (foundation, interior/exterior walls, floors, wiring, and plumbing)
due to age and lack of adequate maintenance is evident in each of the buildings. Secondary
building components (doors, windows, wall coverings, frames, etc…) evidence numerous
examples of cracks, damage, warping, and lack of maintenance. These deficiencies cannot be
permanently corrected through normal maintenance and will require replacement, renovation,
or rebuilding.
Figure 3: Age Factors Impacting Redevelopment Area

Age (year built)
Structures Reaching End of Useful Life
Primary Bldg Components in Decline
Secondary Bldg Component in Decline

3660 S Lindbergh Blvd.

3650 S Lindbergh Blvd.

1960
YES

1960
YES

YES
YES

YES

B. OBSOLESCENCE - The viability and usefulness of a building, based on the manner in which it was
built and/or placed on the land, is relevant in determining if it has longer-term value in the real estate
marketplace. Obsolescence takes many forms, including: functional obsolescence, economic
obsolescence, obsolete platting, and obsolete site improvements. Structures are typically built for
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specific uses or purposes. Their design, location, height, and space arrangement correspond to specific
uses or purposes. Buildings are often considered obsolete when they contain characteristics or
deficiencies that are out of date, worn out, or that limit their use and marketability. This form of
obsolescence is typically difficult and expensive to correct.
Findings:

1. The Redevelopment Area suffers from obsolescence with respect to its current platting due to
building configurations that no longer meet modern development standards and techniques.
Due to the original layout, the Redevelopment Area lacks adequate access and internal traffic
circulation to attract or accommodate modern commercial uses.
2. The Redevelopment Area exhibits various levels of obsolescence in its site infrastructure.
Pavement surfaces are damaged, demonstrating potholes, alligator cracking, and water
penetration. There are curb sections that are missing, and sidewalks do not meet ADA design
requirements. The existing lot layout has impediments that serve as a barrier to the convenient
flow of both vehicular traffic and pedestrian traffic. Finally, the installation of additional water,
sewer, storm water lines, and internal roadways will be required to improve the functionality
and use of property within the Redevelopment Area.
3. The Redevelopment Area exhibits various levels of obsolescence in its building facilities which
are in a state of decline. The City has previously cited the property owner for twenty-six
nuisance conditions in violation of the City’s Building Code associated with primary building
components (interior and exterior walls, floors, wiring, plumbing, roof expansion joints, and
parapets) that showed substantial deterioration and secondary building components (doors,
windows, wall coverings, frames, etc.) displaying evidence of cracks, damage, warping, and
lack of maintenance.8 Several of these items were temporarily addressed but overall building
elements are at the point that substantial new investment is required. Permanently correcting
deficiencies cannot be corrected through normal maintenance, and require replacement,
renovation, or rebuilding.
Figure 4: Obsolescence Factors Impacting Redevelopment Area
3660 S Lindbergh Blvd.
Obsolete Platting
Obsolete Site Infrastructure
Obsolete Building Facilities

YES
YES
YES

C. INADEQUATE OR OUTMODED DESIGN - The ability of the Redevelopment Area to continue as a
viable commercial location, based upon the time and manner in which the structures were built, is
relevant in determining if the use and design are current and adequate. This can be evidenced in
structures which were initially adequate but have become outmoded as a result of changes in consumer
trends, city codes and plans, current design standards, and restrictions of particular structures. Each of
the properties suffers from inadequate or outmoded design.
Findings:

1. The motel, originally built to accommodate automobiles where motorists could drive up to
their room, now presents an unattractive operational layout and safety detriment. Motel
personnel face difficulties overseeing the property since the direct access permits guests and
visitors to come and go without being observed. This minimalist oversight is attractive to
problematic guests seeking anonymity and increasing risk of undesirable activity in and around
the motel.
8

Sunset Hills City Code Chapter 7-107 Violation Notice to property owner, 7-24-17, see Appendix B-1.
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2. The access configuration to the Redevelopment Area interferes with modern standards for the
orderly, expedient entry and exit of emergency vehicles and the City objective of encouraging
cross-access between properties with adjacent parking lots.9 Police incident records in just the
past 12 months indicate an uncommonly high number of on-site traffic incidents resulting in
property damage.10 In addition, emergency vehicles would face difficulty in responding to the
rear of the property under the existing access configuration and complications resulting from
the current vehicular parking alignments.
3. The coronavirus pandemic has placed curbside pickup in high demand. Most believe the
takeout trend is sustainable and likely here to stay, according to Naveen Jaggi, the president of
commercial real estate services firm JLL’s Retail Advisory team. Accommodating this
customer demand will be difficult and tricky based upon exiting access configurations of the
site.
4. Commercial parcels, including those in the Redevelopment Area, should be readily accessible
to traffic. Effective design and layouts consider both the automobile and pedestrian traffic in
order to decrease conflict points between each. The ability to access and exit commercial
buildings from all sides is especially important but is lacking in the current layout and conflicts
with the City objective of mitigating of constraints related to lot configuration that limit
investment.11
Figure 5: Inadequate or Outmoded Design Factors Impacting Redevelopment Area

Inadequate/Outmoded Design
Inadequate/Outmoded Ingress/Egress

3660 S Lindbergh Blvd.

3650 S Lindbergh Blvd.

YES

YES

YES

YES

D. PHYSICAL DETERIORATION - In general, deterioration refers to the physical deterioration of
improvements within the Redevelopment Area in terms of buildings and other above-ground structures
and surface site improvements such as parking areas, access and circulation roadways and drives, and
similar items. Deterioration may be evident in basically sound buildings containing minor defects such
as missing roof tiles or peeling paint. Deterioration that is not easily curable and that cannot be cured
in the course of normal maintenance includes defects in the primary and secondary building
components. Primary building components include the foundation, exterior walls, floors, roofs, wiring
and plumbing. Secondary building components include the doors, windows, frames, gutters,
downspouts, and fascia materials. Physical deterioration of improvements is evident at each of the
properties within the Redevelopment Area.
Findings:

1. Buildings within the Redevelopment Area are in a severe state of decline. Primary component
deterioration (foundation, interior/exterior walls, floors, wiring, and plumbing) is evident in
each of the buildings. Secondary building components (doors, windows, wall coverings,
frames, etc…) evidence numerous examples of cracks, damage, warping, and lack of
maintenance. These deficiencies cannot be corrected through normal maintenance and will
require replacement, renovation, or rebuilding.
2. The motel building are 60 years old and suffers from neglect and a lack of maintenance and
modernization. This likely has contributed to recent internet guest ratings indicating a majority

9

City of Sunset Hills, Missouri, Comprehensive Plan, Commercial Corridor objectives, page 85.
Sunset Hills Police Incident Reports for 2-4-19 through 2-4-20, see Appendix B-2.
11
City of Sunset Hills, Missouri, Comprehensive Plan, Subarea Plans, page 82.
10
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of motel guests and visitors who completed guest experience surveys rated the
accommodations as either poor or terrible.12
3. Secondary building components, such as the windows, are inefficient in comparison to modern
standards. Broken window frames were observed and several windows had cracked seals,
temporarily addressed by utilizing duct tape to keep wind and weather out.
4. The majority of pavement surfaces are deteriorated (as evidenced by alligator cracking and is
an indication of pavement deterioration at its base).
Figure 6: Physical Deterioration Factors Impacting Redevelopment Area
3660 S Lindbergh Blvd.

3650 S Lindbergh Blvd.

Deterioration of Primary Building Components

YES

YES

Deterioration of Secondary Building Components

YES

-

Physical Deterioration Due to Water Infiltration
Deterioration Site Infrastructure

YES
YES

YES

E. ECONOMIC LIABILITY - Economic liability may arise from an area’s decline in taxable value or
from an area’s economic underutilization, meaning that if a property is zoned commercial but has not
experienced development or improvement due to characteristics that frustrate or make such
improvements infeasible, then the area is an “economic liability” due to an inability to perform to its
economic potential from a tax-generation aspect.
Findings:

1. Commercial properties typically generate a variety of economic activity through taxes and fees
which then support municipal, county, and other taxing jurisdiction expenses and services to
businesses and residents. The performance of property below its economic potential is a
symptom of a blighted area. With redevelopment, real property, personal property, utility,
sales, and use taxes will be incrementally increased, benefiting the community as a whole
through entities which provide municipal services.
2. The deleterious and obsolete conditions within the Redevelopment Area have hampered
business activities and the corresponding ability of the area to help generate tax revenue to pay
for vital services. Conditions within the Redevelopment Area have tended to erode and
discourage additional private investment in/around the Redevelopment Area.
The St. Louis economy ended the longest economic expansion in history in 2019 with overall market
vacancy continuing a downward trajectory and absorption reaching the positive territory as tenant
demand remained strong. Despite headwinds from a slowdown in global growth and the continued
trade dispute between with China, indications were that St. Louis’ economy would remain on a growth
trajectory and unemployment rates would remain below the 4.0% mark for the foreseeable future.
However, everything changed with the outbreak of the coronavirus (“COVID-19”). On March 11,
2020, the World Health Organization declared the outbreak as a global pandemic. The President of the
United States, followed suit on March 13, 2020 and Missouri Governor Mike Parson, St. Louis County
Executive Sam Page, and Mayor Lyda Krewson followed suit and declared states of emergency.
Employers began to issue directives for people to stay home except to meet essential needs (the “shelter
in place directives”).
The U.S. economy lost 20.5 million jobs in April, by far the most sudden and largest decline since the
government began tracking the data in 1939.13 Initial unemployment claims are reliable leading
12

Trip Advisor, Travelocity, and Yelp are internet-based companies that provides reviews of guest experiences hotels,
resorts, inns, vacations, travel packages and travel guides (date visited 12/17/19).
13 U.S. Bureau of Labor Statistics, unemployment statistics, May 11, 2020.
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indicators of trends in labor markets and therefore the economy at large. Among the 23 million people
who were counted as unemployed in April, about 18 million were "on temporary layoff." While the
number is stark, it could be an encouraging sign that many of the job losses could be short lived — and
people will be able to return to work as businesses re-open. Through May 28, 2020 the number of
small business hourly employees decreased -27.1% in the Missouri and -39.4% in St. Louis County
compared to January 2020.
Figure 7: Change in Small Business Employment

Leisure and hospitality spending activity at the beginning of 2020 had been generally robust, which
was then followed by a steep declines in March through May after stay-at-home regulations were
enacted. Small-business revenue in Missouri dropped -52.6% compared to January 2020.
Figure 8: Leisure and Hospitality Small Business Revenue, Missouri

Source: Opportunity Insights Economic Tracker, May 22, 2020.
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Phase one of Missouri’s reopening plan began May 4, 2020. People started to return to work and
participate in social activities while adhering to social distancing requirements. St. Louis County and
City initiated its “slow, responsible, and measured,” reopening on May 18, 2020 conditioned on social
distancing, occupancy limits, and requirements for employees to wear masks. Similar outbreaks
(SARS and H1N1 virus) generated short-term market volatility. While it remains too early to compare
the impact of COVID-19 with the impacts of those strains, given the way events have unfolded and the
huge number of layoffs, current thinking among a number of economic forecasters is that the second
quarter of 2020 may see one of the largest real GDP declines in U.S. history.
Figure 9: Leisure and Hospitality Small Business Revenue, Missouri

Source: American Hotel and Lodging Association, May 2020.
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Figure 10: Economic Liability Factors Impacting Redevelopment Area
Declining Assessed Valuation
Economic Underutilization

3660 S Lindbergh Blvd.
NO
YES

3650 S Lindbergh Blvd.
NO
YES

F. SOCIAL LIABILITY - This factor relates to conditions within the Redevelopment Area that are a
threat to the public health, safety, and welfare of the community. The obsolescence, inadequate or
outmoded design and physical deterioration constitute a social liability. The social liabilities associated
with the Redevelopment Area, caused by the above-stated blighting factors are related to the presence
of various conditions that threaten or endanger the health, safety and welfare of both City residents and
non-resident patrons of the Area.
Findings:
1. Criminal elements tend to be drawn to budget motels due to low rental rates, freedom to do as
they please, the fact there is often little or no security and because other occupants are less
likely to contact authorities. Consequently, declining motels can become focal points for
negative social and economic activities. Property within the Redevelopment Area suffers from
this negative influence. Police incidents involving such activities as vandalism, vehicle theft,
property damage, drug possession, and an aggravated assault have occurred in and immediately
surrounding the Redevelopment Area and places an undue burden on the police department.14
2. Originally built for convenience so motorists could drive right up to their room, the motel
design now presents a safety detriment. Direct access to rooms allows problematic guests and
visitors to come and go without direct observation by motel personnel.
3. The majority of structures within the Redevelopment Area lack modern fire safety suppression
and detection systems to properly protect property in accordance fire department codes and
standards.15 These conditions present potentially dangerous conditions for public health and
safety and risk for the immediate surrounding properties.
Each of the abovementioned conditions help reinforce an understanding that the Redevelopment Area
is in a state decline through disinvestment and is a social liability. Left unchecked, these conditions
could worsen and, combined with other factors, could lead to more widespread and intensive
disinvestment.
Figure 11: Social Liability Factors Impacting Redevelopment Area

Conditions Conducive to Ill Health
Conditions Conducive to Crime
Public Health/Safety Concerns

3660 S Lindbergh Blvd.

3650 S Lindbergh Blvd.

YES
YES

YES
YES

G. INABILITY TO PAY REASONABLE TAXES - The Redevelopment Area’s condition as an economic
liability contributes to its inability to pay reasonable taxes for the affected taxing districts. The longer
the Redevelopment Area continues in its current state, it is likely business activity and, consequently,
the local taxes collected will decrease. If steps are not taken to facilitate redevelopment of the property,
it is reasonable to assume conditions will worsen and result in continuing decline.
H. CONDITIONS CONDUCIVE TO ILL HEALTH, TRANSMISSION OF DISEASE, AND CRIME - This
factor relates to property conditions which would not meet the standards of property maintenance,
14

15

Sunset Hills Police Department incident reports, 02/04/19 – 2/4/20, see Appendix B-2.
Mehlville Fire Protection District, Fire Protection Code, Ordinance 129.
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zoning, building, fire, and other government codes. The Redevelopment Area’s current condition is
conducive to ill health, transmission of disease and crime.
Findings:

1. Missing or damaged secondary building components can allow rodent, animal, and insect
infestations and present an opportunity for the transmission of diseases and are conducive to
the ill health of tenants and the public.
2. Police records indicate a disproportionate number of incidences of vandalism, vehicle theft,
property damage, drug possession, and aggravated assault have occurred in and immediately
surrounding the Redevelopment Area over the past twelve months compared to the community
as a whole.
III: SUMMARY AND CONCLUSIONS
Chapter 353 sets forth determinants which individually or in combination may provide the justification
for a designation as a blighted area. The actual determination of blight can occur when an area is found
to be an economic and social liability and the blighting conditions are conducive to ill health,
transmission of disease, crime or inability to pay reasonable taxes. Property within the Redevelopment
Area has been found to exhibit multiple factors of the one or more deficiencies which can be cause for
designation of the property as a blighted area.
Figure 12: Blight Factor Summary
Present

Constitutes an
economic liability

Constitutes a
social liability

Age

YES

X

X

Obsolescence

YES

X

X

Physical Deterioration

YES

X

X

Inadequate or Outmoded Design

YES

X

X

Inability to Pay Reasonable Taxes

NO

X

-

Existence of Conditions Conducive to Ill
Health, Transmission of Disease, and Crime

YES

-

X

Blight Factors

•

As a result of age and lack of maintenance, buildings within the Redevelopment Area have become
obsolete, fallen into disrepair, and suffer from deterioration. A number of the resultant physical
deficiencies require treatments, substantial upgrades, and/or replacement which are infeasible based
upon current market conditions.
• The Redevelopment Area demonstrates economic liability because the typical economic activity
generated from commercial property is being hampered by declining property conditions. If steps are
not taken to facilitate redevelopment, it is reasonable to assume conditions will worsen, exacerbating
current conditions and hampering the performance of property within the Redevelopment Area below
its economic potential.
• The Redevelopment Area is economically and functionally obsolete in its current condition. In
order to cure these deficiencies and to leverage the private mitigation of conditions described in this
document, significant costs must be incurred. The extraordinary costs associated with the issues
previously noted makes revitalization of the Redevelopment Area economically unfeasible without
some intervention.
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• The Redevelopment Area is a social liability and threat to the public health, safety, and welfare of
the community because: a) police incident reports indicate an elevated level of activity in and around
the Redevelopment Area which are exacerbated by the presence of buildings which can attract illicit
behavior, b) deteriorated building components pose a health risk, and c) lack of code compliance with
respect to fire safety and accessibility threatens public safety and welfare.
Under current conditions, it is improbable the Redevelopment Area will experience growth and
development solely through investment by private enterprise. Furthermore, it is unlikely
redevelopment will occur, absent the benefit and resources provided by implementation of the
Development Plan.
Thus, if taken as a whole, the Redevelopment Area represents a portion of the City that by reason of a
combination of age, obsolescence, inadequate or outmoded design or physical deterioration, has
become an economic and social liability, and that such conditions are conducive to ill health,
transmission of disease, crime or inability to pay reasonable taxes.
Based upon the entirety of the information collected, reviewed, and analyzed in the course of
preparation of this analysis, the proposed Redevelopment Area satisfies the requirements for
designation of the property as a Blighted Area, as outlined in Chapter 353.
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Appendix B-1

Attached

Appendix B-1

23. Another open exterior J-Box.

24. No building permit issued for very poorly constructed east end
addition. Construction date unknown.

25. Excess debris noted in the yard on the east end of the structure.

26. Privacy fencing where this commercial property abuts residential is
insufficient and requires maintenance.

Recent Photographic Array of Redevelopment Area Conditions
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Appendix B-2

Attached

Appendix B-2

Police Incident Report locations: 2/4/19 through 2/4/2020

