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GARDEN DISTRICT COMMISSION

Dear Garden District Nelghbor:

It started with good ideas, developed
over more than a year, offered by
neighbors from four neighborhoods,
neighbors committed to one another,
mﬂﬁnmmﬂllmmEE-tm
their are safe,
stable, and beautiful places to live.

With the help of professionals, good
ideas were turned into a plan. The plan
reflects our best thinking on how, if we
work together, we might look as a
larger community, what vision is a
shared vision among four distinctive
neighborhoods.

Now a report on progress.

The first year challenge was a lot about
“finding out.” What does it take to
transform 16 acres of McRee Town, on
misch of which now sits abandoned
buildings? Into green space? New
houses? Renovated houses? A
community center that

supervised activities for children?
What does it cost? How do you make
absolutely sure that no one currently
living there is left behind? What are
the steps along a ten-year path? Who's
interested in helping us? How can we
help each other?

As the report that follows reflects, a lot
of the groundwork is in place. Alotis

under way. Let's get together on May
16th and talk about what we have
accomplished and the work ahead.

Sincerely yours,

(et Dust

Diell Breeland
Vice President

Eddit]hth
President

Edward M. Roth

President & Chairman

Shaw Resident.

Past President, Shaw Neighborhood
Improvement Association.

Dell Breeland

Vice President & Vice Chairmuon
MeRee Town Resident,

President, McRee Town Association.

Patricla McDanlel

Eev. Ken Brown Shaw Resident.
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Darnetta Clinkscale
President, Tiffany John Noecker
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Director, MMCRC (Tiffany).
Freddie L. Dunlap Board Member, 5t. Margaret
Tiffany Resident. Housing Corporation.
Past President, Tiffany
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S5M-Cardinal Glennon
Barbara Glllesple Children's Hospital.
McRee Town Resident.
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Darryl T. Jones Southwest Garden Resident.
Shaw Resident.
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Board Member, MSD Former Shaw Resident.
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Jonathan Klelnbard
Secretary & Treasurer Rev. Elmer E. Wilson, Jr.
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Deputy Director, Past President
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Retired School Teacher (30 years).
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Introduction

a community is like tend-
ing a garden: the prosperity and
regeneration of each depend on

favorable dimate, faithful cultivation,
and fortifying nourishment.

Omn January 10, 1900, the Officers of the
Missouri Botanical Garden reported to
its Trustees that they were “unfor-
tunately the possessors of many old
and dilapidated buildings which
demand considerable expenditure to
keep them in rentable condition.”

The Trustees were told that “Imjuch of
the revenue property... is located in the
section near the river between
Washington Avenue and Market Street,
which at one time was the most
valuable in the city, but the revenue
from this property has been steadily
declining for many years until the
present rental is about one fourth of
what it brought when purchased by Mr.
Shaw.”

Against this portrait of decline at
century’s end was a vision of

regeneration during the new century to
COme:

The Botanical Garden’s Trustess were
granted permission “to sell two tracts
of land ... between Grand Avenue and
Cild Manchester Road [now
Vandeventer Boulevard] and McRee
and Flora Avenues embracing about
166 acres of valuable residence
property which should, when
improved, sell for at least $1,500,000."

The Garden transformed these “two
tracts” of “valuable residence property™
into a robust community bearing its
patron’s name.

But Henry Shaw’s Ned

proved susceptible to the ebb and flow
af modern urban life:

After the century’'s midpoint, an
interstate highway separated a part of

NEIGHBORHOOD
GREEMNSPACE

TO BE ENHANCED
NEAR HIGHWAY 44

The Beaulification Committes kas been
working with the four nelghborhood
arganizations oz well s the Miszour
Depariment of Transportation (MoDOT) to
sea if the fences along Highway 44 by
DaTonty and Lafayetts sireets could be
moved closer to the highway Rsell. If such
a plan Is adopted, the Highway Depariment
could thea mow all the way o the curb and
d0 a batter job controliing the overgrowth
by the femca and the Garden Districl would
have access 1o the embankment for

landscaping.

All of the overgrowth and stumps alang
where the fence ks now would be remeved
with the halp of the Forestry Depariment.
The Idea is to impreve the curb appeal of

the highway, benefiting all residents and
espocially those whosa homes fade the

highway.

If the plan |s apgroved by MoDOT
and the four neighborhoads, the job
could be completed this year. Special
thanks go bo Rep. Bob Hilgemann wha
arranged the mesting with MaDOT
officlals and neighbortood groups and
Rep. Pal Dowgherty wha Is praviding
additlenal supperi.

the community — now known as McRee
Town and Tiffany - from the rest;
Neglect and abandonment of the core
of the part divided, like the Garden's
riverfront properties during the century
before, yielded “dilapidated buildings
which demand considerable
expenditure.”
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Mow, at the dawn of a new century:
Regeneration.

This time the Botanical Garden's
Trustees are joined by local
communities of unprecedented energy
and unity: the McRee Town, Shaw,
Southwest Garden, and Tiffany
Neighborhoods. Community and
institutional leaders and everyday
people from each neighborhood
collaborated in the development of an
ambitious, ten to hwlvrrﬂrplanhr
secu.rlngllﬁrcnmuuuea collective

The plan’s foundation — humanism,
sustainability, diversity, and natural
beauty - are values shared by the
that surround it.

The plan itself was the product of an
open community process conducted

over many months and supported by
benefactors throughout the region. It
has as its principal elements:

» Acquiring 16 acres bordered by
Lafayette, Thurman, Folsom & 39th
Streets, the heart of abandonment
and neglect in the neighborhoods
surrounding the Garden;

= Relocating into superior housing -
ideally within the four

- the modest number

of families who live in the target area;

* Demolishing structures in the target
area and replacing them with active
and passive space surrounded
hflﬂ]n!wly#t;l“ﬂuﬂﬂihum
whose design is in keeping with the
historic urban community of which it
is a part;

= Constructing and endowing a
community center that provides
supervised activities for the
neighborhoods’ children;

= Renovating existing housing and
construction of in-fll housing north
of Lafayette and west of Thurman;

construction of monuments and
markers which t both the
urniity and separate identities of the
four neighborhoods;

* [mproving opportunities for primary
and secondary education - public
and private - within the four
neighborhoods;

* Coordinating law enforcement and
public safety within the four
neighborhoods;

* Encouraging and promoting
renovation and reduced density of

housing in Shaw, Tiffany, and
Southwest Garden;

» Promoting beautification, block by
block, within the four neighborhoods.

The "Garden District” concept received
early support cne year ago from the
region’s leading philanthropic
institution - The Danforth Foundation
= which provided $1.5 million in

for use over five years lo creale

Approximately one-thind of these funds
are devoted to hiring a full time staff
and to meet ordinary administrative
costs over five years.

The Commission hired as its Executive
Director George Robnett, who has
considerable experience in community
development in the City of St. Louis
and most recently served as housing
coordinator for the McRee Town
neighborhood.

Rick Hunter, a Shaw Neighborhood
5t. Louis University, was hired to staff
cornmunity coordination. Through a

GARDEN DISTRICT
MARKER PLANNED

In reécand months, the Beautificalion
Committes has been warking bo select
an architectural marker which would
garve &5 a unliyleg Identity for the foar
melghborhoods, while still recogaizing
thelr distinciivensss. The locallon far
what may become a series ol markers
will b acress from the pew east bound
exit ramp off I-44 on Vandeventer. This
spol was chose for Its visibility for
those entering the neighborhoods and
because ol the high amaunt of trafic.
The committee I3 developing a land-
scaped “gateway pavilion™ comcepl for
the marker, which Incorporates archi-
inctural elements from the histordc,
1872 pavilian al 39th and Magnolia in
Tower Grovie Park.

grant received by 5t. Margaret's
Housing Corporation, the Garden
District Commission received its first
year's office rent free of charge.

The remaining two thirds of the
Danforth funds are allocated as seed
money. These funds, when leveraged
with other funds, are committed to
execution of plan's initiatives, which
will require expenditures estimated to
exceed $30 million.
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Favorable Climate

\Thwﬁly in St. Louls, as in many
other places, that everyone com-
plains about the weather but
nobody does anything about it.

Shrewd gardeners adapt to the climate
and, as they also say, “make hay while
the sun shines.”

The sun is shining in and on the
Garden District.

Strong Economy/Focus
on Urban Revitalization.
The strongest sustained local and
national economy in generations
now happily coincides with an
unprecedented regional focus on
urban revitalization. And this focus
locally has included the Garden
District initiative.

Deputy Mayor for Development
Michael Jones commented, “Tilt's
eresting that [the Garden Dristrict
“Commission] decided to cast their
bucket in the neighborhood that needs
help the most. Lots of times, people
pick the easiest one to do. In McRee
Town, they picked the toughest to do.
From my standpoint, they get four
stars. You need people to step up and
take responsibility for the hard stuff.”

The City’s Planning and Urban Design
Agency reviewed the Garden District
Plan, commenting on it most favorably
(comments appear at pages 12-13).

Acting Director of Planning Donald
Roe and his staff met with the
Commission earlier this Spring, at one
of the Commission's regularly
scheduled open meetings.

They offered specific advice on how
the City of St. Louis can assist with
the Commission's efforts, including
donation of land held by the Land
Reutilization Authority (LRA), which
ignificant in the McRee Town

WIm

Favorable climate for new stability
in the Garden District is evident in
other ways.

Homes in Shaw and Southwest Garden
neighborhoods are fetching prices at
unprecedented levels. Sales proceed at
a brisk pace.

Renovation projects in Shaw,
undertaken by 5t. Margaret's Housing
Corporation and private d

are coming into sharp focus, with work
on some expected to begin within
weeks,

Alderman Steve Conway has initiated
an aggressive schedule of demolitions
of abandoned buildings in McRee
Town and has recently completed the
construction of a park along Thurman
Avenue in Shaw.

In sum, as the most ambitious aspects
of the Garden District Plan are moving
through the planning stages, the work
of the neighborhoods’ leaders and
organizations is underway.

Community Unity/Patience.

The Garden District’s four
neighborhoods, well known for their
robust, often passionate, t:li'mmmd
involvemnent in affairs,
have demonstrated unprecedented
unity in the Garden District’s deliberabe

and open approach.

The Commission is comprised of
volunteers from each of the constituent
neighborhoods, current and former
officers of the neighborhoods”
community associations as well as

representatives from their religious,
civic and business institutions.

The Commission’s monthly i
are regularly scheduled (second

Saturday of each month, 8:15 am.,
Monsanto Center) and open to all

The status and progress of the Garden
District’s initiatives are regular items on
the agendas at each neighborhood

TENANT-LANDLORD
SEMINAR SERIES

The Garden District commission is
Epanscring & series of seminars thal will
focus on ssies relavant bo landlards and
benants. Tha first seminar was presentad
om tenand rights. Other togics will include:

» Lead Painl - what iz and isa'l sale
and hiswi 1o 0% & problem

» Aliracting, sereening for, and
keeping responsible lenants

» Sirategies lor efective
property management

* improving service you recelve
fram your landiond

For information aboul seminar dates,
times and places, call 776-1120

association; Commission members
and staff attend regular neighborhood
meetings and are available to attend
special neighborhood meetings at

any time.

Openness of this kind promotes the
community patience, unity and
involvement essential to the success of
the Garden District Plan and its
ambitious goals.

Institutional/Political
Commitment.

The political and institutional
commitment necessary to the Garden
District plan's success is also a
component of the favorable climate.

The Missouri Botanical Garden
organized and obtained funding for the
Garden District planning initiative. At
the same time it changed the District’s
landscape in significant ways.

The Monsanto Center at Shaw and
Vandeventer is a Dhstrict landmark in
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which all neighborhoods take pride. Senior Aldermen Steve Conway and
Adjacent commercial properties have Joe Roddy and State Representatives COLLABORATE ON
been demolished, including the long- Pat Do and Bob Hil GRANTS - TOGETHER
neglected apartment complex across have been involved with the initiative ’
the street from the Monsanto Center. since its inception. WE'RE BETTER
This work, including the installation of  Their help in forging consensus m:""'*m"'“m' “":u"' e
the 144 on. and off ramps at within el wards and districts and TN —
Vandeventer, enhances the their sophisticated understanding ity projects. Whaa writing your next
neighborhoods’ visibility and imagein  of how to shepherd through plan grant, consider werking with the Garden
ways unimagined just a few years ago. E'lmﬂmqulring governmental Districi Commigsion. A Joini grant request,
: ) support and approval, have been and incled [zatlon with the
The Botanical Garden'’s prestige, of will continue to be indispensable to m::mwﬂml “_ eould lend
course, lends the neighborhoods” the plan's success. h
aspirations a new level of visibility in strength te your application by identifying
the financial, corporate, and ihe prajact in the context of the larger
philanthropic commumnities. Garden District affori.
Call Eddie Roth at 231-9500 or 772-0822
lof more lalarmation.
Faithful Cultivation
uring its first year of operation, relocation, and demolition of the Partnering on
the Garden District Commission = properties in the target 16-acre area Eummunil;g Center
has sought to take advantage of  are on the order of $8 million. \J .
this favorable climate through faithful ol Among the visions for the Garden
cultivation and tlling of the ground. The Commission has begun the process  District plan that had the
nfwdﬂwﬁuhﬂwﬁm consensus was the need to provide
s area a loping a relocation p supervised activities for neighborhood
The Garden District planning process opportunities for affected families. activities.
itlded an ambitious vision for our .
Tt o e vadiliia A i sl el o Early in the Garden District
painstaking follow-up on matters of . E“m ing Commission’s work, contact was made
cost and feasibility. significant numi not begin with Boys and Girls Clubs of America’s
until 2001, national office and its celebrated local
As a community we understand the ¥ affiliate Herbert Hoover Boys and Girls
need to stimulate private investmentin  Housing Market Study. 360 THE epinc o E quﬂnwed up
McRee Town, to transform the m%mﬁcmrﬂﬂﬂ with regular discussions on to
landscape into green space, new o o m import into the Garden District the best
housing, a community center. study of how new home construction practices for a professionally operated
. would be received by potential community center that is attractive to
But what will it cost? What's the best purchasers. The shudy focused on and serves children from families of all
way to go about getting it done? employees of institutions within or in walks of life.
The Garden District began its work by -:Impmﬁnmytntheﬂardmnimi_.:t The object is to create a built
those questions. It revealed that the interest in new homes in the targetarea o, oy ding residential neighborhoods.
costs of property acquisition, first-class 25 well asin homes

elsewhere in the Garden District,
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i
The program operated in that
environment must engage children in
supervised activitles calculated to
promote their personal development
and to forge new and better
relationships among diverse families
living throughout the District.

Developing Relationships
with Home Builders.

The Garden District Commission has
begun discussions with homebuilders
with the financal ca and track
record to undertake the construction of
new homes in the target area. The
response has been uniform: “1f you can
put together the site, we can build and
sell market rate homes.™

Garden District Identity
and Beautification,

The Commission formed a
itification Commitbee, chaired by
“mihg-time Southwest Carden
Neighborhood resident Floyd Wright
and open to all interested residents
throughout the District.

Two early projects of the committee
concern beautification of the green
space along the embankments of -44
and developing Garden District identity
through the design and construction of
monuments at the District’s
entranceways.

The Garden District is also soliciting
from each of the four neighborhoods
smaller-scale beautification projects for
which the Commission will provide
funding in amounts of up to $2,500.

Finally, Garden District, in collaboration
with the Shaw, McRee, Tiffany and
Southwest ne asspciations,
shall sponsor an early July 2000
gathering in the Garden District of
hundreds of members of a Lutheran
ith organization, who shall be

ing beautification work in

each of the four Garden District

neighborhoods.

Primary and

Secondary Schools

in the Garden District.
Tending a community without
cultivating educational opportunities
for its children would be like tending a
garden without providing nutrition for
its emerging flora. For this reason, the
Garden District Commission formed an
Education Committee.

Chaired by commission member
Kris Bryant, a longtime Southwiest
Garden resident, the Education
Committee is open to all interested
Garden District residents.

The Education Committee is
developing an agenda that secks to
promote educational opportunities
throughout the Garden District.

Among the issues being taken up are:
use of the old Southwest High School
for the benefit of Garden District
residents; feasibility of constructing a
new public middle school within the
Garden District; balanced opportunities
for traditional public, charter public,
and private schools in the District;
collaboration with the Missouri
Botanical Ganden for providing sdence
and math curricula in Garden District
private and public schools; increased
set-aside for Ganden District residents
in Mullanphy Magnet School.

Ad Hoc Committee on
Neighborhood Conditions.
on longstanding efforts in
each of the Garden District
Neighborhoods, a group of residents,
the Carden District Commission
staff, and other interested parties
meet every other month with
representatives of the City of
St. Louis's Neighborhood Stabilization
Team and the 5t. Louls Metropalitan
Police Department’s 3nd District to
discuss coordination of resources and
responses to problem properties
identified in the Garden District,

GARDEN DISTRICT
GARDEN CLUB
DEBUTS

Thia Beautilication Commities i sponsor-
ing a Garden Club bar the resldents of the
four neighborkoods thal make up the
Garden District. The club plans fo work on
i variety of public gardening projects,
ineluding seme geseral spkeep of public
spaces. In addillan they hopas to plan &
saries ol inlormalive, fen events. Ona
such svent will be io take a tour of some
mambars' gandans and leam from wikal
thay have dene. There s akso inbaresd in
deing a variaty ol special landscaping pro-
jects and In starling a program thal will
ierealve children la gardening.

The group kas already gotten started by
attemding some of the Gandening seminars
being offered by the Botanical Garden.

The next meeling will be held Senday, May
12, at 4 p.m. &l the Tikany Park chubhouse
[Spring and Blaine) in the Tifany neighbar-
heod. Call Floyd Wright af 771-3271 for
miare Informatien.
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Fortifying Nourishment

ven in the best of climates and

notwithstanding the most faithful

cultivation, every gardener
knows that a garden’s yield depends on
fortifying nourishment.

For the Garden District initiative,
fortifying nourishment means money.

It is an investment that is paid back,
but not necessarily in kind.

Rather, it is an investment in people
and community - a combined
community whose population rivals a
good-sized suburban municipality -
whose pay-off is realization of the
modern urban ideal of developing
humanism, diversity, sustainability,
opportunity, and stability.

The most remarkable local example of
this kind of investment has been in the
St. Margaret of Scotland Catholic Parish
community. Four hundred families,
most of modest or moderate means,
raised over $1 million primarily for the
renovation of 5t. Margaret's School
This local commitment, when
combined with a challenge grant of
$150,000 from the Kemper Foundation,
will result in extraordinary
improvements to the school's physical
plant and educational opportunities,

including a new technology lab.

The Garden District Commission is
exploring the feasibility of raising
substantial funds through a region-
wide and national private and
philanthropic giving campaign over the
next two years to fund the Garden
Diistrict initiative.

The funds would be used for the
acquisition of the site, the
relocation of residents of the target
area, demolition and preparation of the
site for green space and new home
construction, and construction and
endowment of the community center.

Puu:lmg.uchul mptﬂfmplmlﬁmds
giving, and once
!:helewalnnd.pruﬂpﬁﬂnfﬂmﬁmdmg
come into sharper focus, the Garden
District Commission shall seek interim
financing, leveraging the Danforth
Foundation Funding, to accelerate the
pace of property acquisition and
relocation in the target area.

By focusing on their shared aspirations
- and envisioning themselves as a
"Garden District” ~ the McRee, Shaw,
Southwest Garden and Tiffany
Neighborhoods, with the Missouri
Botanical Garden at their center, are
poised and committed as never before
to fulfilling the promise originating a
century ago.

HOW TO PROMPTLY
OBTAIN UP TO $2,500
FOR NEIGHBORHOOD
IMPROVEMENT
PROJECT

The Garden District Commilssion will be
tunding community Improvement projects
of mp o 52,500. The “Visible
improvaments” Initlative’s purposa Is: st
that: promating visible Improvemend that
can be enjoyed by the neighbarhoods.

Proposals meed anly be In leter lorm, sel-
ting forth the preject you have in mind,
wha will participaie In Its development, the
nama and phone number of the contact
person, whire the project will be located,
an Hemized budged (1.e. whal ks gaing fo
be purchased and how much It cosis),
when the project will commencs and how
It will be finished and maintalined.

Send your proposals to the Garden District
Commission, or drop It by sur oitice, at
4069 Shenandoah, 51. Loals, MO E3110
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Plan highlights

yrmation of Garden District _.

f X
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arly in the planning process the four

neighborhoods agreed to the formation

of "The Garden District.” The
designation inspired a commitment among
many neighborhood groups to double their
efforts toward neighborhood beautification.
More significantly, however, the designation
indicated a willingness to work
toward the formation of a single plan for
community improvement.

The aspirations of the neighborhoods' residents
require continued promotion, articulation and
implementation. For this reason residents
formed a Garden District Commission to
manage the development process, enforce

i solicit community
development funds and incentives, and
promote the Garden District Plan.

The purpose of the commission is
specifically not to supplant existing
neighborhood but to allow
the four areas to continue to work together
toward a common goal.
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Development of District Greenways

Py =g
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ile the district currently has many
beautiful residential streets, many feel

that the approaches and primary stree
through the district do not represent the quality
of life of the area. The plan calls for the

development of entry gates demarcating the
entry to the district and feeder streets linking
neighborhood centers.

Specific recommendations include:

A Removing lanes to provide wider greenway
paths and landscaping,.

B Opening the Thurman highway underpass.

C Providing improved lighting and treatment
of underpasses.

D Providing eight new district entry gates.

m

Provide for full street tree infill
and maintenance.

F Remove derelict and unsightly structures not
scheduled for renovation.

Development of Gathering Places

T e |
=) RS

ToOWER

GROYVE FARK

ne of the greatest perceived advantages «

city living is the potential for

neighborhood gathering areas, where the
sense of community and security can be
encouraged through the increase in recognition
and familiarity. The Garden District Plan
provides a district gathering area in the center
of McRee Town while identifying eight locations
for the introduction of rhood amenities.
These are linked by the major district feeder
streets. A broad range of functions can serve this
purpose, including coffee houses/bakeries,
restaurants, playgrounds, laundromats,
groceries and professional offices.

Implementation will depend on the level of
community interest, and the ability of the

neighborhood and district to encourage and
support these enterprises
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Active and Passive Greenspace in McRee Town

- - - -
P Tl e e e e e e

stimulus to the proposed new housing, the

plan calls for a 10 acre active and passive
iGreenspace in the center of McRee Town, The
request for Greenspace was a consistently stated
objective of the neighborhood, and the space is
anticipated to add natural beauty, communal
gathering and recreational opportunities.

5 5 a benefit to the entire district, and a

evelopment of District Recreation Center

& a further stimulus to stabilize

neighborhoods and encourage families

to live in the city, the plan participants
expressed a strong inberest in the development
of & community recreation center. While it is
believed that such a center will serve a
population beyvond the Garden District, the
propesed location on 39th Street, adjacent to
the Greenspace, will prove a major asset for
the District.

Currently, the center is anticipated to be similar
to other community recreational centers
throughout the metropolitan area, a wellness
center, counseling rooms and locker roomis.
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McRee Town Eevitalization
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District Wide Design Guideline
Development and Enforcement

approximately 125 new single family homes

to be developed in McRee Town, half of
which will be concentrated betwesn Folsom,
Blaine, 39th and Thurman. The plan also calls
for 75 townhouse units and approximately 60
units of new elderly housing. The townhomes
are purposely located on the feeder streets and
will extend beyond Hwy 44 to Shaw.

This development is anticipated to be a major
stabilizing strategy for the entire district area.
The area identified for the housing, while having
considerable vacancy will require some
relocation, and the plan will be phased to allow
for relocation in renovated and in-fill housing in
McRee Town and Tiffany.

ThE neighborhood plan calls for

The first phase of implementation included
creation of a development plan and market
feasibility. Concurrently, a housing corporation
has been established for McRee Town,

and upgrading the District’s

architectural quality, the plan calls for the
development of over-all district design
guidelines, directed primarily at residential
properties. The review of existing guidelines
revealed that the Shaw guidelines offered the
best model for the district, and that current
guidelines in McRee were too demanding,
discouraging development.
The proposed guidelines reflect the residents’
stated objectives of reducing density, preserving
the historic character and maintaining an over-
all unified design appearance. Goals for the
guideline program include establishing
reasonable standards for new development and
raising expectations for the standards of home
maintenance, particularly targeting negligent
absentee ownership.

Inkaepm;udthuugumﬂuhiecﬁmnf

Implementation of the guidelines will require
a thorough professional review, acceptance by
the district residents and presentation to the
Board of Aldermen. City authorities and the
Garden District Commission will share

responsibility for enforcement. —
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Conservation and Renovation
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eighborhood stabilization depends on the

concerted effort of the community to

reclaim derelict and abandoned properties.
In the Garden District this relates both to
residential areas and to industrial areas.

The District currently includes several
successful, but under-funded housing
corporations. The plan identifies seven zones
where it is believed additional intervention will
have the greatest effect on the overall
neighborhood. The Garden District Commission
has created a specific development plan for these
areas, wherever possible working with existing
established neighborhood organizations and
housing corporations,

The District has a rich variety of industrially
designated enterprise zones ready for an
upgrade in use. The Garden District
Commission will work with public and private
sources to attract high-quality employment to
these sites.
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GARDEN DISTRICT COMMISSION

St. Louis Planning & Urban Design Agency
Comments on the Garden District Plan

1. Farmation of the Garden District

* Stakeholders involved in the
Garden District planning process
are inclusive.

* Stated purpose of the Garden District
Commission is clear and appropriate.

* The use of Danforth Foundation
funding for the planning process has
set a precedent for greater reliance on
private funding.

2. Development of
District Greenways

* Opening of Thurman Avenue
{Highway 1-44 underpass should be
coupled with additional security
measures, e.g. police patrol or
monitoring. Police Department
should be involved in review.

» Removal of lanes on Vandeventer to
provide wider greenway paths and
landscaping may be impractical, due
to heavy industrial traffic.

* Streets Department should be
involved in reviewing and
commenting on this
recommendation.

* Private bond issue or

hmd.h'l.gl, 2l
used for demolition of any derelict
structures, due to the greater
restrictions on the use of federal
funds and the historic district
standing of these neighborhoods.

* Commercial buildings along the
rights of way are defined as
contributing buildings in the historie
district designations; an alternative to
demiolition would be to rehabilitate

* Entry gates should be at appropriate

t and street corner locations
that won't block sight distance for
oncoming vehicles and should be

12

3. Development of Gathering Places

* Appropriate City Departments
should be involved in decisions
regarding street furniture and
maintenance.

» Proposed location of neighborhood
gathering places and amenities is
reasonable because within walking
distance of residences; however, their
establishment should happen
incrementally to build patronage.

* Will existing service establishments
in neighborhoods be replaced by
proposed ones? Where are existing

ones located? Will adjacent
commiercial and institutional uses
be encouraged to stay open in
the evening?

4. Active and Passlve Greenspace
in McRee Town

* The proposed Greenspace is
appropriately located and fairly
accessible for the community. It does
not compete with the Missouri
Botanical Garden or Tower Grove
Park which also serve residents in the
southern and western portions of the
Garden District.

* Type of uses proposed in Greenspace
is compatible with residential uses
nearby.

* Size of Greenspace is of community
scale and suitable.

* Physical relationship between uses
within Greenspace and the proposed

recreation center is appropriate.

5. Development of District
Recreation Cenler

* Recreation Center should be planned
to include services to the residents of
the proposed elderly building.

* Creating walkways and increasing
landscape buffer would enhance
access from the elderly building.

* Design of the new street shown on
map adjacent to the recreation center
should be evaluated, to avoid poten-

tial adverse impact on the elderly
building, such as traffic hazards,

* While services to youth,
elderly, and other residents, the
facility could also be designed to
appeal to hospital and medical school
community on Grand.

* By strengthening the ties of these
institutions to the community, more
employees might choose to live in the
Garden District Neighborhoods.

* Although there is a YMCA currently
located on Grand, that institution is
moving west to the Hill
Meighborhood. A new recreation
facility like the one proposed will
help meet the needs of the Garden

* The site plan for the proposed elderly
should take into consideration the
surrounding historic district context.

G, McCree Town Revitallzatlon

* Creation of a development plan for
McRee Town is crucial to the Garden
District Plan.

* The degree of decay in this area is
extremne; the decision to relocate

residents to safer housing
in the District is appropriate.

* Map shows 50 new houses in a
concentrated area. Provide
information about the location of the
other 50 new proposed houses.

* Plan should address the condition of
adversely affect the marketability of
the new, infill houses.

* Current use{s) of the area north of
Folsom is industrial; potential new
subdivision site may be incompatible
with existing industrial use. At a
minimum, a buffer should
be incorporated into the plan and the
street pattern should be such that
truck traffic and residential traffic

are segregated.



TENDING THE GARDEN DISTRICT: A FIRST YEAR REPORT
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» The proposed market study will help
clarify whether the proposed
townhouses are feasible. The study
should also address the potentially
significant expense involved in
possible relocation of some
commiercial property owners.

* While the townhouses might
visually unite the two neighborhoods,
the proposed market study should
also address the proximity to
Highway 44 and its prominent
underpasses, a potentially divisive
neighborhood issue.

* The number of demolitions
within the North I-44/Tiffany
Mational Register District should be
identified as soon as possible, in
order to reconcile this need with the

ts of the Historic District

designation. Losing historic district
mumwuﬂdmnrﬁ:iﬂlsmém
1evelopers could not use

w_otate and Federal Tax Credits for
Historic Preservation. These tax
credits will be very helpful in closing
the funding gaps for rehabilitation of
existing bulldings in both McRee
Town and Shaw Neighborhoods, and
CDA and Planning and Urban
Design Agency staff can assist with
tax credit applications.

* Private funding, bond issue or
general revenue funds should be
used for any demolitions, due to the
greater restrictions on the use of
federal funds.

7. District Wide Deslgn Guldeline
Development and Enforcement

* Proposed specific changes to the
design guidelines will need input
from Cultural Resources Staff
(formerly Heritage and Urban
Design), as well as the community
Southwest Garden Neighborhood can
be included in a Design Review
Thstrict without being designated a

" rlistoric District. However, listing the

ares in the National Register of

Historic Places would help fund

expensive conversions of high
density bulldings into homeowner
townhouses and condominiums by
providing tax credit dollars. Unified
guidelines for the entire District
should be developed and

* Site design criteria, such as front set-
backs and landscaping, should be
specified in the guidelines.

&. Conservatlon and Renovatlon:
A. Resldentlal

* West McRee Town infill and
renovation will be critical to the
success of the overall plan. Careful
evaluation of staffing and goals of the

McRee Housing
Corporation will be important.

* 4100 Block DeTonty is a key target
area for the Shaw Neighborhood.
Deciding on replacement housing or
green should be a joint decision
of neighborhood and Garden District
Commission to enhance cooperation
on design and goal-setting. The
marketability of any future housing
given the site's relationship to [-44.

* DeTonty /Lawrence is part of the
previous target area. Recommend
ornitting this as a separate item.

» Shaw Blvd Improvements is an
impaortant ongoing goal. Selected
buildings have been renovated over
the past few years as a part of the
program called "Gateway to Shaw™.

* 4100 Blocks are identified for
renovation and lowering density
through conversion of multi-family
buildings wherever possible. By
targeting the 4100 blocks, more
impact will be seen in the short term.

* 4000 Shenandoah is a critical target
block for the Shaw Meighborhood, as
its condition is much worse than
other blocks.

* Maury,/Flora is the area west of the
Garden, targeted because of its high
density rental units and absentee
ownership. This is an area needing
concentrated planning efforts, code
enforcement, and rehabilitation.

B. Eetall and Industrial

* Vandeventer /Chouteau Industrial
Area is an established use; current
business owners should be in-
formed of benefits from Enterprise
Zone, 5o that area remains stable
and offers employment opportuni-
ties to residents.

#= Bi-State Site can be an important
enhancement to the medical and for
educational institutions. The impact
of development here will be felt in
Tiffany chiefly and should be a
stabilizing force.

* Vandeventer/44 has new highway
ramps and therefore retail potential
A market study to assess the value of
retail uses and highway services
should be conducted, as
recommended. Suggestion of a
potential elementary school is
problematic: although convenient to
the highway, the site is remote from
residential neighborhoods and from
proposed Recreation Center, Tower
Grove Park, and Missouri Botanical
Garden. Walking to school might not
be practical or safe. Highway noise
would add to problems for schools,
Recognizing there are several historic
schools currently in use in the
neighborhood, the need for
additional schools should be
carefully examined.
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GARDEN DISTRICT COMMISSION

Home Fair May 20

Tactics for the
Successful

Homeowner
* How to buy a home

* Improving your property
» Landscaping & gardening
* Safety inside & out.

Saturday, May 20, 2000

10 am to 4 pm

Missouri Botanbcal Garden
Ridgway Center

4344 Shaw Blwd

For more Information
call 314-TT76-64 70,

HO

Next Commission Meeting May 16

You are invited
to attend the next

Public Meeling

May 16, 2000
7:00 pm

Monsanto Cenler
Missouri Bolanical Garden

4500 Shaw Boulevard
e T

TENTATIVE
AGENDA FOR
MAY 16TH MEETING

The Garden Distric! Commission
Agenda for May 168 shall include:

Intreduction of Cagtain Dave Huath,
newly appointed District Commandar of
the Third District, 51. Louts Metropalitan

Police Daparimant
Presentations by Aldermen

Steve Conway and Joa Roddy en
status of neighborhood projects

Dizeussion of Tax Incramanl Fnancing
{TIF} to tund infrastructurs improvements

Open Quesiions and Answers on (e
Statuz of Garden Diskrict Inftiative

MeRee Totiw
Sharir

Tiffany

Grarden District Commission = PO Bax 299

Sosthivest Garden

« 5&. Lowis, MO 63166-0299
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US Postage
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St. Louis, MO
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The Garden
District Plan:

Third Report to
the Community

District-wide Improvements &
McRee Town
Redevelopment Plan
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GARDEN DISTRICT COMMISSION

Letter from the Commission

Dear Garden District Meighbor,

@ are writing to bring you up

to date on our plan to

strengthen and revitalize the

communities in the Garden
District as mixed-income, stable,
diverse neighborhoods. We've been
presenting this report to neighborhood
organization meetings in Shaw, McRee
Town, Tiffany and Southwest Garden,
We hope that as many of you as
possible will attend a Garden
District-wide meeting at 7 p.m.,
August 14 in the Monsanto Center,
4500 Shaw Boulevard.

We have faced many challenges and we
will face many more in the months
ahead in implementing the plan that so
many of you participated in forming.
We have had to recommend some
changes to make it viable and to meet
our goals, but it is basically the same
plan on which there was consensus two
Years ago.

Neighborhood Programs

At the same time, the Garden District
Commission has undertaken,
supported, or stimulated a number of
other projects in the Shaw, Tiffany,
Souithiwest Garden and MeRise Town
neighborhoods. There has been broad
engagement in these efforts that range
from beautification to education to
increased communication with and
focus on crime prevention and property
stabilization. We are grateful for the
participation and cooperation of our
neighborhood organizations and
institutions and for your criticisms and
suggestions, which have helped us
shape our vision.

We are not taking credit for any of this.
Other persons and other groups
initiated many projects, and certainly
none of what we have tried to
accomplish would be possible without
your participation.

Planning Document

The major part of this report will
address the planning document, which
the McRee Town Redevelopment
Corporation, with our support, is
submitting to the Board of Aldermen
through Aldermen Steve Conway and
Joe Roddy. The ondinance that results
will provide condemnation authority
for the sixteen acres of McRee Town
between 39th Street and Thurman,
Lafayette to Folsom. West of Thurman,
the ordinance will cover some site-
specific areas, excluding owner
occupied properties maintained in
good condition and up to all the City’'s
codes, as well as other properties that
meet the same criteria,

We are committed to a relocation policy
that uses the Federal Urban Relocation
Standards as the minimum standard
and to addressing each household's
needs individually. Members of the
McRoee Town Redevelopment
Corporation have agreed to serve as an
advisory committee and review panel
for any affected resident. Each
household will have personal visits
from the firm and social service
agencies we retain to perform this task.

It is our hope that any family that
wishes to remain in McRee Town or in
other areas of the Garden District will
be able to do so, depending on the
availability of suitable housing for

e
them, The federal standards set a very
high minimum for relocation, enough
that a family or individual will have
great flexibility in making a decision of
where to relocate. The firm we retain
will assist in that relocation, and, as we
indicated, there will be a community
taskforce to address questions and
complaints,

Redevelopment Objectives

Take a look at the outline for the
redevelopment objectivis for McRee
Town. The two-yvear community-based
planning process made this the highest
priority for the Garden District.
Another change you'll see is that the
proposed housing for older persons
also has been moved from where it was
sited in the original document. This
project will depend on financing we
have yet to identify.

Kemembaer, our commitment is bo joi-
with you to rebuild strong, mived- o
income communities with a high
proportion of owner-occupied housing,
Wi believe building new housing of
high quality will determine the future

and destiny of our neighborhoods.
Sincerely,

Dell Breeland Darryl T. Jones
President Wice-Presideod



Garden District Commission

e
he Garden District Commission
is a not-for-profil corporation
established to help stabilize
and strengthen the Shaw,
McRee Town, Tiffany and Southwest
Garden neighborhoods. It is also
intended to provide services to
organizations and institutions within
these neighborhoods as part of a
planned approach to neighborhood
stabilization and improvement.

The Garden District Commission board
members are volunteers who serve one,
two and three year terms, with their
successors appointed by the remaining
board. Neighborhood residents wheo
wish to nominate future board
members should contact any current
board member,

The Commissioners

T Breeland
hf:sidiml
McRiee Town Resident
Chair, McRee Town
R-E'Iiﬂ\-'l‘."!l‘l-l.'-ll'l'ﬂ."ﬂl Corp.
President, McRee Town
Neighborhood Association

Eeverend kenneth Brown (on leaved
Shaw Resident
Pastor, St. Margaret's of Scotland Parish

Darnetta Clinkscale

Tiffany Resident

President,

Tittany Neighborhood Association

Carey Cunninghiim
Southwest Garden Resident

Ahin Dsirden
McRee Town Resident
Board Member, McRee Town

Redevelopment Corp.

Fragddie Dunlap
ny Resident
Past President,
Tiffany Neighborhood Association

Leslie Hammons
Shaw Resident

Crystal Hasnes
Chief Operation Officer,
Tenet- St. Louis University Hospital

Hab Herleih
Shaw Hesident
Vice President, A.G. Fdwards & Sons

Flder Eric Jackson

Pastor, Christian Care
Fellowship Church

Board Member, McRee Town
Redevelopment Corp.

Darmd T, Jones
Vice President
Shawe Resident

domalhan Klelnbarid
Treasiirer

Shaw Resident

Board Member, MeRee Town
Redevelopment Corp.

Sherrl kel
2nd Vice President
Tiffany Resident

Fatricla Melbaniel
Assistant Treasurer
Shaw Resident

John Vierideth

Secretary

Shaw Resident

Past President, Shaw Neighborhood
Improvement Association

John Norcker

Shaw Resident

Director, Midtown Medical
Redevelopment Corporation

Board Membsr,

MeRee Town Redevelopment Corp.

Bennds 0V Conmor, LI,
S5M-Cardinal Glennon
Children's Hospital

Pam Palleii
Southwest Garden Resident

Daorks Revnolds-Johnson
Shaw Resident

Reverend Elmer E, Wilson, Jr.
Parliamentarian

McKee Town Resident

Pastor, Blaine Avenue Church of God
Board Member, McRee Town
Redevelopment Corp.

Past President, McRee Town
Neighborhood Association

Flovad Wrlght

Southwest Garden Resident
President, Southwest Garden
Property Owners Association
Member, Southwest Garden
Meighborhood Association

The Staff

George W. Robnell, Jr,
Execubive Director
email: grobnett@netzero.net

Kirk Himiler
Community Development Coordinator
email: hunterrd@sluedu

4069 Shenandoah Avenue
St. Louis, Missourd 63110
phone 314-776-6476

fax 314-776-6115



EXECUTIVE SUMMARY

Report from the Executive Director

will highlight hene some of our
41;'4:;1n1'|:|-]|:»:!|m1_~11|:.-.. Maost of this is
covered 1 greater detail elsewherne
in this report. 1 urge all of you to
come to the annual discussion mmling
to talk about the plan and the next
steps we will be taking. If you have
any questions, please call - 776-6476.

As many of you know, there is a McEee
Towen H{!ﬁ_‘hﬂ\'{*lnpnw:ll L'-.wpwalinn
made up langely of members of the
Carden District Commission who live
in MR Town, with a fese outside
miembers, The Mokee Town
REedevelopment Corporation has
submittisd the redevelopment plan for
the McRee Town neighborhood to the
City of 5t Louis for its review and
consideration. The plan is based on the
18 months of community-based
planning our four neighborhoods
undertook together, refimements
proposed by the Garden Diistrict
Commission and a review by
Development Strategies, Inc. and other
consultants to ensure that the plan s
financially viable. We presented the
final version at neighborhood
association meetings and other

public sessions in the past six weeks
We have a plan, | believe, that we

can implement. The objectives of

the communities to lower density,
create a higher proportion of
owner-occupied housing and, in the
end, to have sustainable mived-income,
diverse Garden District neighborhoods
are achievable

Lt me cuthine other actions
amd initiakives:

Property Acquisition:

Garden District Commission has
.1-:1_'|I|.:|:in_~|.,1 in excess of 100 properties in
the McRee Town neighborhood for
gither demaolition or renovation.

The Commission has an opion contract
with the Land Reutilization Authority
for acquisition of seventy propertics in
the: MeRie Town neighborhood.

—

The Commission acquired four
properties in the Shaw neighborhood
for renovation and for conversion to
owner-nocupicd housing and is
negotiating B acquisition of
numerous other properties.

The Commission s acquiring
properties in thie Taffany 1mighl'mr]uni
for rehabilitabion for singbe-family
homweownership as well.

This Commiission conlinues to

pursee acquisition of problem
properties to assist in the stabilization
and possible creation of more owner-
occupied housing throughout the
Garden District neighborhoods

Property Demolition:

Mumerows properties within the McRer
Town neighborhood which created
potential public safety hazards have
been demolished by the City. Many
more are scheduled for demolition b
the Land Reutilization Authority,

The Commission is fo imiteate
demolition within the MeRee Town
neighborhood within the next
sixty days.

Jilo6 F-'l[ﬂq'q'i' Areirne
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Developer:

The Commission has entered into

a Letter of Intent with The Jomes
Company as the primary developer
of nw construction in the

McHee Town neighborhood,

The Commission is determined to use
minority and women-owned
businesses as a high priority to develop
and for serve as subcontractors where
possible. Any agreement with The
Jones Company about its portion of
work will establish such standands as
criteria, as it will with any parcel
agreement elsewhere in the
revitalization program.

Beautification Granis/Projects:

The Commission has awarded in excess

of $14,000 in the year 2000 for

beautification projects throughout the

Garden District neighborhoods and in
-ess of $5,000 for the 1st quarter

2001,

Larden District Markers are being
planned for various locations
throughout the four neighborhoods.

AD-Hoc Commilttee on
Neighborhood Conditions:

A committee of residents from the four
neighborhoods meets with the 3rd
Diistrict Police Department on a bi-
monthly basis to discuss crime and
related issues affecting residents. With
the overall objective to stop crime
before it occurs,

Education Commities:
Carey Cunningham, a resident of
Southwest Garden and a teacher at
Mullanphy School, has breathed new
life into the Commission’s Education
Committes as ik chalrman, This
commes at a Wme of assuranoe from the
St Loz Publie Schools of a set azide
program for neighborhood children at
lanphy and the development of a

W1 1o cluster the other schoals serving

the four neighborhoods,

Community Interest
Events and Seminars:
The Commission continues its series
of community interest events and
seminars during 2001, Some of the
upcoming cvents include:
Homeownership Seminars
Tenant Rights Seminars
Landlord Rights and Effective
Property Management Techniques
Lead Base Paint Testing
Home Improvement Programs

For more detatls on thiese events
and others please call 776-6476.

Miscellaneous:

The Commission has engaged
Covenant House Garden Rangers to
provide some lawn maintenance and
landscaping. A program designed and
run by youth participants of Covenant
House of Missouri,

The Commission is working with
employers, including the Garden,
to initiate Employee Assisted
Housing Programs focused on
creating homeownership in the
four neighborhoods.

The Commission has held a number
of discussions with representatives
of Forest Park Southeast to seck
areas where the communities could
collaborate on various projects,
including schooling, youth activities,
and the redesign and renovation of

Toweer Grove Avenuoe,

We are half way in our efforts to

finance the initial phases of acquisition,

relocation and site development of the
project in McRee Town:

Missoun Botanical Canden wias
awarded 5285 million in a

Neighborhood Initiative Grant from the

Department of Housing and Urban
ent o assist with the

revitalization of McRee Town through

the initiative of Senator “Kit™ Bond.

Missouri Botanical Garden Board of
Trustees allocated up to $3 million o
assist the Garden District Commission
with implementation of its plan to
stabilize the four neighborhoods which
comprise the Garden District.

The City of 5¢. Louis has committed $3
million over the next four fiscal years
for the same purpose.

Earlier, the Danforth Foundation
provided a grant of $1.5 million
o the Missoun Botanical Carden
to establish the Commission and
implement the plan.

Everyone is invited to attend the
Garden District Commission business
mietings held on the second Saturday
of each month at %15 a.m. in the
Monsanto Center, 4500 Shaw
Boubeviarnd.,

Most importantly, come to the open
public discussion meeting at 7 p.m.,
Tuesday, August 14 at the Monsanio
Center, 45300 Shaw Boulevard,

-
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DEVELOPMENT CONTENT

McRee Town Redevelopmenl Area
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PARTNERSHIFS

Gommunity Support

-
Beaulilication Projects

| ver the past two years, the
Carden District Commission
has supported a number of
I propects in all four
neighborhoods. Our Beautification
! Committee, chaired by Floyd Wright,
is broadly representative of all
four neighborhoods.

|

| Look around you.

| Last summer, we provided funds
and volunteers to work with all the

‘ neighborhood organizations with
beautification and clean-up projects
performed by Lutheran youths and
Washington University students.

Cur former president, Eddie Roth,
advocated many of these projects,
including the printing of neighborhood
meeting signs.

S 2150 provided startup funds for
Covenanl House's Garden Rangers,

In Tiffany, we helped with the
landscaping of Tiffany Park. In Shaw,
landscaping of the 4200 Botanical cul-
de-sac, the Thurman,/Shaw Garden
project, and the Cleveland Place Garden
in Southwest Garden.

Also, in Shaw we've provided the
fence for the rear of the Cleveland /
Shenandoah Park lot, landscaping

for the 3600 block Cleveland cul-de-sac,
and the restoration of the storefront
window for Bicycle Works.

While not quite a beautification
project, we've provided bridge
support for the Southwest Garden
police substation on Maury.

Education

In addition to the Garden School,

the charter school that is being

planned by a committee of residents,

the Commission has been meeting

with 5t. Louis Public School officials

to obtain a set aside at the Brian
Mullanphy Magnet School for children
from the Garden District neighborhoods.

At present, less than 5 per cent of

the children in the school come from
our neighborhoods. We have been
informed that the public schools have
agreed to increase this by 5 per cent in
each of the next seven years until it
reaches 35 percent. As many of you
know, the Missouri Botanical Garden
is under contract with the Board of
Education to provide programs in
science, ecological and environmental
education at Mullanphy.

In addition, we have proposed
clustering the other primary schools

tor which children from the Garden
Dristrict are bussed in a coherent
program for all of them. We have also
discussed the catchment arca and
programming of Southwest High School
when it is reopened, planned for the
autuammn of 23,

We have sought a cooperative
relationship with the Forest Park
Southeast Garden community and
McCormack Baron on the reopening of
the Adams School and its community
center so that it might serve our children
as well.

Transition

The Garden District Commission elected
new leaders this year, Dell Breeland, a
long-time resident of McRoee Town,
becama resident and Daryl T. Jones, a
Shaw resident, Vice-President.

The Commission honored Eddie Rotl,
founding president, for two years of

determined, dedicated service,
acknowledging his long-term
contribution to community life in
the City of 54 Louis and his concern
for fairmess,

Other officers of the Commission ane
Sherri Koehm, Tiffany, Second Vice-
President; John Merideth, Shaw,
Secretary; Jonathan Kleinbard, Shaw,
Treasurer; Pat McDaniel, Assistant
Treasurer; the Rev. Elmer Wilson, McRee
Town, Parliamentarian.

Tower Grove Avenue

The Washington University Medical
School and the Mizsouri Botanical
Garden funded a planning exercise that
considered ways of making Tower
Grove Avenue from [-40 to [-44 an
attractive entryway to Forest Park
Southeast, McRee Town and Shaw:

This project is especially important pow
since the Tower Grove Avenue access
and bridge is scheduled to be the initial
project for the 140 renovation, planned
to begin 2003,

McRee Town
Redevelopment
Corporation

The MeRee Town Redevelopment
Corporation elected Dell Breeland
President. Other members are Mr. Alvin
Darden, McRee Town; the Rev. Eric
Jackson and Carol Jackson of the
Christian Care Fellowship Church;
Jonathan Kleinbard, Shaw; John
Noecker, Shaw; George Robnett,
Executive Director of the Garden District
Commission; the Rev. Elmer Wilson, of
the Bluine Avenue Chureh of God.

The Corporation will implement the
redevelopment plan, referring paolicy
recommendations for approval to the
Garden District Commission, which
retains oversight responsibility for
the program.



SUMMARY

Summary of McRee Town Redevelopment Plan

he following summary pro-

vides a brief overview of

existing conditions, redevel-

opment objectives, develop-
ment program and implementabion
strategy for the proposed McRee
Redevelopment Area. The Arca contains
approximately %0 acres (including street
and alley rghts-of-way) in a 14 city
block area bounded by Folsom Avenue,
39th Street, Lafayette Avenue, and

Vandeventer Avenue.

EEDEVELOPMENT ORBJECTIVES

The En:r'l'lw.ri.n!:‘ :_:l'rj-l.ﬂ."li.'n.'r.‘ﬁ wire estab-

lished for the Redevelopment Arca:

& Assemble land bo create new
opportunities for investment in
the anea.

# Retain and reinforce existing
owner-oocupied residential units
where feasible

* Create opportunities for new owner-
occupied single-family residential
units (attached and detached).

* Incorporate a component of
affordable housing for existing and
mirey residenis.

* Provide an opportunity for new
elderly housing,

# Retain and reinforce existing
viable businesses.

* Create opportunities for the
construction of new office and
research & development facilities in
the western portion of the
Redevelopment Area,

¢ Enhance the visual image of the
Redevelopment Area,

Project Areas / McRee Town Redevelopment Area

Wew Housing
Bz Preservation, Infill & Rehab
[ ]3a/38 Community Center / Sehool

lH':I:.-ir_l.r'!-!-

L=

FROPISED DEVELODPMENT
PROGEAM FOR MeEEE TOWY

The proposed development program for
McRee Town emphasizes residential
rehabilitation and new construction to
the east of Tower Growve Avenue and
business, manufacturing / research facili-
ties to the west of Tower Grove Avenue,
Additional detail regarding the type of
development proposed for the Area is
described below:

Residential Development

* When redevelopment of the McRee
Town neighborhood is completed.
Approximately 300 residential units
will be available for occupancy.

» Approximately 120 to 150 new owner-
occupied single-family residential
units are o be constructed in the six
block area to the east of Thurman.

s Bebween Thurman Avenue and Tower
Grove Avenue, approximately 60 exist-
ing residential units will be conservs
or rehabilitated and roughly 40 new
single-family or duplex infill units will
be constructed.

B 4448 Office, Research & Development, Indusiry
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SUAMARY

s Approximately 1530 new elderly hows-
ing units may be constructed in the
partion of the Redevelopment Area
between Thurman Avenue and
Elemim Avenue.

Mew Business, Manufacturing,

and Research Park

= The triangular area bounded by
Viindeventer Avenue, Tower Grove
Avenue, and Lafavette Avenue should
be conserved or redeveloped for
business, manufacturing, or research
facilities. [f Kascoo remains, approxi-
mately § acres will be available for this
type of development. If Kasco closes
its pperation at this location, up to 12
acres will be available,

Commumnity Center

* |t is proposed that a community center
be developed along the cast side of
Tower Grove Avenue between Folsom
Avenue and McRee Avenue, An anca
east of Thurman Avenue 15 an alterna-
tive location for a community center.

IMPLEMENTATION STRATEGY

¢ Hedevelopment Corporation bo serve
as “umbrella developer.”

Proposed “parce] development
agreement” for improvements by

owners of property to be conserved
or rehabalitated,

* Proposed tax abatement for up to 25
vears for eligibde property

= [ mymers maintain eminent domain

available except for owner-occupied
residential units, in portion of
Redevelopment Area between
Thurman Avenue and Tower Grove

Avenue, provided property is in a safe

and sound condition and in acoor-
dance with the Redevelopment Plan.
10-vear time frame for completing
development program

Term of plan is 25 years.

Change base zoning for residential
area to east of Thurman Avenue

te a modified “A" Single-Family
that would permit attached single-
family units,

* Change zoning west of Tower Grove
ko facilitate development of business
park uses,

Potential vacation of MoRoee bebween

Vandeventer and Tower Grove, and
.||.|1"_l.'1. or steeets to east of Thurman,

L"m1-,|.||:||r:|1.||. nul]wnil'l;._" of Thurmwin
at [..1|:.|}'u|:!;_'.

Provide bufier |.1|'n,|~..;.|pi11i.; .I!II‘"F
Foleom Avenie amd [-44,

I:'r\-:wn,!.._' '-"E"'-"-""'I I..I.l'ld'ﬁ-u_'.ll'll.l‘l;l.: ..'||;:ln;.;
Vandeventer, Tower Grove, La rqlr.'l.'“.I.'.
Thurman and 3#h Street,

City responsibilities to include con-
vievance of all Redevelopment Area
I.n'ui vacating right-of-way as neces-
sary and provision of 53 million in
CDBG funds over four YEars as a part
of a private/ public }urlm-:-«.hup with
the federal governmenit, the state gov-
ernment and the Garden.

-

* McEee Town Eedevelopment Plan
replaces existing redevelopment plar
(Samee] MeBEee, Midtown Maodical,
and smaller plans near Vandeventer
anid Lafayette).

RELMCATION

Residential displacement is anticipated
as a result of the implementation of the
Redevelopment Plan. The Redevelop-
ment Plan retlects recognition of the
meed to minimise such displacement,
especially uprooting of long-term resi-
dents and homoeowners. I is also an
pbjective of the plan to encourage those
likely to be affocted by the plan o
remain in the area and participate where
possible in the revitalization of the area
Where this is not possible, every effort
will be made to identify relocation
opportunities within the adjacent Shaw,
Southwest Garden, and Tiffany neigh-
borhoods, However, existing residents
may choose to move elsewhere, or it
may not be possible to provide appro-
priate housing within the Garden
District neighborhoods for every dis-
placed resident

Az a minimurm, thee Bedoy 1_‘-]|.'\IF!-I11|.'I:I|
Corporation will ﬂunpl:; with thi
Federal Urban Eelocation Act and provi-
LTS 11.‘|11E1I:|.'\v|.| '|1'|. thie ity of a1, Lowis
mbaod b i Hl.'l.-m.'|1||:1r| | Yol ¥
(Ordinance 6281, approvied 'IE." 20,91
More specifically, the Redevelopment
Corporation will work in disseminating
information o benants and homeowners
within the Eedevelopment Area regand-
ing real estabe activities and will provide
counseling services to residents regard-
ing rehabilitation activities.

* The Redevelopment Corporation will
make available relocation counseling
and technical assistamce.

* The Redevelopment Corporation will
provide a referral system utilizing the
housing resources within and around
the area for the placement of families
displaced within the Bedevelopment
Area. Every effort will be expended to
assist such residents in relocating
within or near the Redevelopment o
Area. Lists of properties for rent or
sale in other areas of the City of 51
Louis will alse be provided



# [n cases where displacement is
unavoidable in carrving out
he Redevelopment Plan, the
Redevelopment Corporation
shall fully comply with all of the
requirements specified in the
Relocation Pelicy.

Overview of
Fxisting Conditions

Lamd Use

* Twoethirds of the land in the arca s
oocupicd by residential buildings, pri-
marily located cast of Tower Grove
Avenwe, 15% of the land 1= vacant,
Industrial uses occupy approximately
13% of the land, primarily to the wiest
oof Towwer Grove Avenue, Commiencial
uses (2% and institutional uses (15)
cccupy the balance of the laind in the
Redevelopment Area

- "n.".:.,'.n'lq:;- 23 of all land contains
buildings that ane fotally vacant. In
mddition, as previously mentioned,
18% of the land is q;l,lrr-_':lll;l:-' wvacant,
Thus, ovver 41% of all bind i the

sededevelopment Area is either vacant
OF conflaing vacanl |'||.|.i|q.1|1'||.:;_-..

L .-\.Hr ol HIJ”L!:IIEH"-- 939% ol all |.'l1.1|l-|.|||:|1;~\.
ir the HI."l.I.L"l.'t'ElII]'IHH.'I'Il AFEA WiETe OOT-
structed prior to 1931, In the Last 30
vears only one new building (located

on Vandeventer) has been constricked.

GARDEN DISTRICT COMMISSION

GCommunity KKvents

# Building Condition- Over half of the
buildings (533%) are classified as being
in “poor” condition (requiring magor
nepairs) or are dilapidated. Only 9% ol

the buildings are considered in “good”

condition (requining minor repairk.

.

42003 Blaire Avenie

Sponsered by Uhe Garden IHstelel Comnilssion

Il events are free and open
to the public. Dates will be
fimalized at least one month
in advance, and
advertised publicly. Call 776-7120
for more information.

\ug. 8
Cearden Dastrict Landiord Mesting
hosted by Southwest Garden
Property Chwiniers
Missouri Botanical Garden,
Missouri Boom (4300 Shaw Blvd.)
Pat Guy, protessional property
Huhmrnwnt consultant will lead the
discussion “How Owners May
Professionally Manage Their Property.”
Mr. Jim Norton, Mortgage Production
Manager of Midwest Bank Center will

pm

| provide details on the products and

services they offer, and their desire to
make real estate and home improve-
ment loans in our anea.

By paving the organization’s $25
annual fee you will be able to acoess the
apartment rental hotline service which
provide the names of prospective
tenants. Call Flowd Wright, 771-3271,
tor more information,

g, 14

Garden Dhstrict Commission
Public Meeting

Monsanto Center (4500 Shaw Blvd.)

g, 25 10am = 2pm
McRee Town Meighborhood Party
& Lead Screening Event

Empty lot at 39th & Blaine

fpm

#* Decline in Total Assessed Value-
Between 1990 and 2000 the total
assessed value of property in the
Redevelopment Area declined by
ME in actual dollars and 50% in

constant dollars.

1 Rovwclad paper

Aug 249 fpm
McEee Toawn Tenant Rights Seminar
McRee Town Hall

sepl. 12

Financing Home Improvement
Monsanto Center (4500 Shaw Blvd.)
1. 10 pm
Carden District Home Buying Seminar
Monsanto Center (45300 Shaw Blwd.)

pm

Ol 31 ipm
Garden District Halloween Party

& Lead Screening Event

location TBA

NON, ipm

Effective Property
Management Seminar
Monzanto Center (4300 Shaw Blvd.)

11



APPENDIX II



2 EEEF iFIE Il

JHHMH

s s

e || By

Baez| BEE s

R HHHE L HHU L

1
|

S




LT
L g4l a ey Snl | GO SO0 ] ¥
i i o] ‘v o |0 3
1 [TT] 4] -y "] FIT g §
L ] a iy S| O
] m ey Sl | g R E-LEOF Omes T3 QO A 20
1 ] ‘g o | OG- 530 WAEYE] OOLAD B0
k a iy S | F-ETO T
LEAK w iy SLOF 1HH LGN T G
SOE T 1b8L ] )| we N OB 00
i lesi's EEBL ] e r OO0 60
OELF [1] By L | ' 0 CEir
&L GEAL i | %R _-_ﬂ-.d. L]
k 0k k i m | T [ail Q00 [ g
L E.ﬂ. a4 Sk ] ; Ml D0 [ Tl
I loesz LiL a ey eyl | AEIVHECTHO OG0 O Ehr
13 BELT wLlL I_u sy i) 3
5 F Sy § 1
%mm A F [T ST [T 3 i 500 O3 Ty
Q0§ A [T
s b ” iy =1 L S,
i o0 Bk ] i M L e T L] [ (G e
i LT 3 By SAGTY L [l
B By BRI | A —— Jommnifsa]
wp 3 ] e (s (]
a1 E 3 Ay SO | CHE bk st )
3 Ll Ly SO | | RS i bl
G0 b m ey SRV 4RO T i [
k ] H e dd Ui LY
L 2 e [ Wi Ot o
.1. o -y | LB Wl O0Fs 1 5
e ] iy ey | G EeE e, Ja =]
SEELL | el ] ” o[ EL L1ER iy o0
k o k O e b LB
i - ml o a1 L8
i [T F] LI T wild Al LY D B0
L o 4 IS WLSE 5 lSaL LRAE 00
b | LE8L [F] -y EE-O-Ui B T LMIPD TRA I OCH 1 00
b ] ey B T ]
Gort ot . =i o
Do @ FeEL | o By G | T i i 50
L= L a Ay i | el [ gl ]
L m._r.. .m sy [on o PHEHLITT (0131
m BoEL q may 3 | o FOFHHLLITY
BoBE | 1y | T e LG
[ 1T L m =y 5 | resi [l
LhE b a e i il O
W m iy 0 [r1]
a8 L — i -]
AN 5] ey e | WL Rl
F iy A R e
Lomn | [4] Ay i |t a0 03
¥ i] By L] | i EOL [
Vary wa oy | .
[ TN PR g Ay e Ra ey L bR de: ]




FEERLYHLE M IR0

L

I

0050 O e

00 & 0 00

B0 0 00

LB

HEHHEHEE

D000 00

HEEE S
RERA

AHHEEHE
i

T

i

=1

DOLTD B

IO
3

‘1? BE[EE mﬁﬁiﬁﬂg.ﬁﬁ;%@ﬁ ;
SR A | SR kR o o Wesgele Eeeengsmengeman

i
o

HEHEHEHEHHHE R

Bl

L}

By § ROR

o —




:
|
E
:

LR
dully
[

I it

ol

A | ] IIII’
i 1% |5 L5 |5 %] 5|55 52

L

Hf_
AR

i
r ] .." 1y L Il
el sl ] ] D a
e b s s R L

z

%H

Sisanesiiate | ¢ | pliBgsussnns

L R

IEE!FJEF ?}E‘EE*EEIBWSL —FESSEE!EE'EIEEWQEEEE EREe

T, ) WE T NP T
[ | Wonan | w0 avve
wons | anomam |
T T T
o | womas [ iseoom
Csous | anoman | ishog
Sobs | BAORTE | Lo
Csou: | womm | iswon
oodl | BAdeE |
| wey |

.
p -




ik

Ll

sEaEEn

ol

y

2| |8 |eefelele ez

-Eﬁ5@%55@@E¥1@ﬁEE@%%Eﬁﬁﬁigﬁé%ﬁ%Eﬁ@iﬁﬁ

-I|I'-

hF”

Rt
.

Elsieteieny

§ [elefelellelelslslslefslsslslelslslsletsss

SIS SISEI8)

£
3

[

;

-




.

ajlo ﬁrﬂ-

|

2afife

Hp

:
=

M HO
" |
[ ] & ]
¥Rk MO
i
s g 0
woaiL “LEMIx a
; ]
——— . - -l a . .‘
o L LGN 3 4
"L BN ETE 4
caL i = Ty a
BoaL TLT ! = O LR EL ]
DSl L L ih b HETE] 0 Tl | M 3005 ¥ EE 5]
DENL [ RAOWYIHGL IH (A3 i3 e a
(EHL S L 3 | H H 11 31 1 P4 SLIE n "t i a
DL ko LR It H A ] MRS i ¥ 1o m
aéhk - 1G] w ﬂ
[Z 1) MIYLEH z [HLL 5N a
|F E-m I 3 A q a
—E E.E I 3 [HLL 51 A 15 a
“LENN PG TR D0 L i
L T PLT At G I W x 1MW
[ (3T S0 AN Y T AL PRLLN TS ] A, T LR F
MH "} MO SN 20 3 AR 40 T LG MOl 4
i Tl _lEul “AEMOT) MiaN HOb Y 5 I3 LSRN
Bl G ot Bl i ] HOHYIE S840 . O 4
I i Lo 13 Pl L 0H LA I s e AT - m.
[ o oL | mivilin | v ssod) 0% AW CRAL-R T ]
£ BRL ) RO L ASMCE) A L KL% I P DR A )
Lk DERL | ML L | M O s LN I AT TIONS-FIH &
vw E.r. _ MMLIH AN AHEENO] b FF - AT TIOMIS-S3H 2
DESL | SADWEY | 1SMOSD M TALHENE T LY 3 1S Gy 3
oot L= 13 DRDAIE | LEMOD AN Pl LW S A0 A Ol S B =]
ool't FLAL MY L IH Y AH RGN B T AW DRAL S T
BoaL | MNLEH L ATEEMND Tl LR 3 A 4 DAL ST &+
oo B8L | Sn0wian | LSMD EAFED] 51T B0 530 5
8L | MIW1TH L0 | N B0 T TLNENE I X CHS G I, ]
e ) st 11 P 3H A T B PR SRR e M
|_poat | WELRTE |4 MG T I MYV, ]
ﬂm_ls_m.mm.. BLEL | Incevaw | Lsmoo I EL] TWieiFrIID WY L3N F)
[ | BLAL | IADwaH | 3 LINTYd IS aaH] ¥ 5
e ) Ay Ealgl: b ]
gerc L oeut Iy 190 | N0 KR ﬁ! y ]
SEL_{MIVILIH L0 | MO B ALLWMHE
_.l M R LRSI ¥
= T8 -_-.-.E ) H A & ¥
mm- 11 L E EEE W
£ m- —m-._.ww L] W
i | WYL 140 | W A 4
; &
s

M




sl

Gadddaaaad

S B o o L B Bl o B Lo e o L L |

:-::J; SR

et

HEHLLL

2 53 =/3[e[s oo

L

JHEEHE

LU

e | el | s

&
=
1

alalalalalalalal=|=l=l-l-]= ==l ===




P |oow: [T . G W18E 5] 15 15R
L 4] st RO |
b —.ﬂ-um P oy wRowE | OLBE
L Lk ThaL A%0MEH | vy BEOR [RL T
b |owrs §T oy SW | 121K
] 1 & "L By A T
_H-.m riEl | 3A0mEN | rEey— T
(] Fill | Seowad | L8 oy SN | -2
ot Lviss 1 peovely L) ey AV BE O
b Jr§ ESty e = iy T i
DELT TR T S AT | FRE
berz  [vist | Wadediu | v s v
i jocy gl SOV L LE o T
L Lrigd 1 SAOWEH 1L ety e | i T
[N ¥i81 | SA0mEd | L o R | L
[ [T widi | aaoesd | ey SV |
[ 775 widh | Aoy | Sy Baw | o
. ol L. Sy e | T
T ] iy W |0
41 | SADR3Y |18 iy BV | ELBC
Wr__ Ji8E ik A |y s, % |00GE
¥r k AG pums, 5l rLD
i 191 ‘L ] B A |
Wr = L 2 oy B L
(14 Cal | dAomad | L 5 o LLFF
wr  ISiE ] sy woaEE | Bo
Wr_ WS E ool 3 Sy SgalEE |
w¢_ o [T T] : -] =
L. | — N 3 — L
¥ ID8h | aaDm3d | ] Ty Al | L
Wi L] 1% 1 A0 I ] iy g | LFCE
Wi JIOEE LR f ] -y (R0
i ¥ LERL ; b By B
¥ ¥ TH : 5 ey oA
¥ LgHE | FaoeEs | ]
¥ LEBE | SADm3s | ] [ [T
v syt | emn T s o
il ¥ LEBL ‘LS 3 iy
W oiss—oent | Snomou T 2
wr OfEL | @ADmad | ] [T L
W LF OfAL | BAomEs | o T TR ]
¥r_ [FELF b 3 way [IT=3 i
i y 5 n
H gL i H i
L G 1ZEL | @AC 1RO 4 _
wr_ |OWLC CIBk ﬁ T e Sy wr i
W leert ZziL | 3acewas | oy
wr Tk | asDmad | LSk oy 1 | b
¥ T T T 2 oy [15] o Lkry ] ]
v ZZHL | Aasomas | 3 iy BAOWY | LT W by W ] QOG0 00 P81
wr Tk | SAOm@d |l m ey Bayy FLTT] T
v 5] iy IOk T 0200 00 b8
T (] S syl TLa}
peiny (10 bgw| ey, P ey 1 Bk ey By o, Y EoR]




;t;:a
H Ak )

i-

.-EPW!— -

(sEEsmien) Eeleieelemmieieie] ol eileleilel [elekfelelelelelelefeiel

HHHEHE L HE

)
jii

=, A ] wy H ed
I B ]
T s : ELCIET
AT =] -y H Pty v
S k53 & m iy il.aln..ﬂ
LFNOD M ] ] u.mm_ AR
3% s T T ] aay ] [
o) SEorES A p - ah| A ] Wy 3 P ¥y e o e
FL1 h LN IS WY § CHAL-E N ] any AR
. L LA S T r] m [ [T
L KIi%i P 7] i 2 sy T 1 1 FA Tamum
L5000 ._.LFmH_ A7 FEanl_ v 3 Y £ im_
o e L WY MO b 2 ey e
LR ToLLA G T 516 E ] a3 way ﬁ
“.u. N T & IEE [ 3 NG W § W e
’ il I T [ E] iy e
et =, LE AR ] A (i A H ] g ]
AACMTE | Ey WRNETH ACT Q) ¥ 3 iy E]
RSO AT | AL L MnOd Sa] W F] [
Ancws | IENO0 AN IS T O3 W Ll ania i
BADIIE | 15800 MaN LN 3Ol Ay ¥ W o e
Eit E N, SE]E TLNENE I A QasEl v By [
ETe EC I WS TNIOEITH A L IeE ¥ m Ay
BTN R Tl LRI T ] O Al W E] By S 1R LR T LSRR
oo s0u s (A - -
3ronas [ iswooman] o T v o
201 BN VLN Tl 0 ] 2
AnOndn | 2SHOD AN EALCED X Wl 2
ﬁ “ESRCEN M| Tl LM I A 45 30 W a5 £l
" BN A TN L ] v 3
FADNTY | LGN AN LY 4 B ¥
SADNIE | LENDD AV BN ¥
IAORIH | LSNOD AT O] ¥ DHIDWHTS TIDNYR 3361
A0NEY | =TT e s ] (] F]
facwsn | TLLA S0 S W F] L wEapTL T 1l
BRI | LENDS TWLLM S0 7] W a
ADNEH | LENOD LR E] W ]
JA0AEH | LSk = i 53 A A 5 =2 el ¥ W
Hﬁ. GHIC A TWILNIOSE 3 A LT 3 i
Tl L M T T ik CaEaEl W 5 -l
| SACHTER] | LBHGD oL 3005 30 AWV i -]
E... LSRG NI Rk Iy o 5 ik W 3 oF M
Hﬁl TiiN A DAALFaN] W o g | e
AT AD “EL- | - a
ELN e LW ;31 W ]
| SACATR] | AT 1 I ] I35
| AACE] A Lo ] ¥ 2
|_SALWTRY | AWy BN ST ¥ 3
ECLE I 7] ¥ ]
| A | A - i T
AL | Y DA EIE] W 2
ACHEH | L APV N0 E3E|] ¥ a
Loy
o’ | gy




OEE
EI Th ¥ 3
[T el v 3
i T 13

z .@ (1Y ¥ 2

i [ v ]

I |eery el | W 3

H Fie | ¥ 2

e WV a
Wiy W ]
L J ]

] ol W i

A e o -]
L] B E]
El_ EE— 3 u

4 LI W :

A iy | m
ey Iy ! M m
e 183 'L £ M = |
B -

[ T 2

A [ Ty ' 5

T |oocs 3

T |oore 18L_| WL L 3

LEL | SAORER | ]
T e ]
Lo =]
0L [T a
0 | A
] u

H i 2

z ] -
[ FrT] M 3
[ . = 5
[T "B ]

Toas :
Iras | LR m
¥ AR . M HO =]
i ] gE = a
L] L BN B a
If8L | 3aomas B
T ITAL | aaomas | ]
WLFE FIaT] _ HAAEE | W 5

E WLFE AR IR L T LD | MO =]
i EEHR_ | WOV LT " L) o
ALFE TEL | VLT Lo0 -
Birs R8s IWALTR LaCH| M 2
ULFE “L5! =]

T |riek . 3

i |owrs 5

I T T 5

iy =g SRy | Beguny |
peltd |14 bgw| s | Suseng




i Land Use Aea Bubdeg | Year _..___.3 | Projec
Eshing Action Action Bult A
G AL CONSERVAT |  RETAM VN ¥
[+ FeF GADE N THAL REHAH DA M | RETAM | i3 ]
o REBDEMTAL A LT+10 ET ) H

[+ & Ll rall
[ T H ﬁ
[ RESIDEMTIAL 18
[ FIE BN TIAL AN | 183 LA
[ RETAN i |
[ L AL] ]
[ BESIDENTLAL (I3 ]
C F BERCEMTIAL L] 1818 aies X
[4 Y RETAN [ i
[ ' RETAN | 1018
[ i ¥ T. 7915 | ]
[ A |RES-BINGLE ¥ RESIDENTIAL . ELEEN
[ A SINGILE FAMILY " AN | 199
[ A SLE Fbin ¥ A T30S
[ SMGLE TAd RETAIN__| 1918
[ FRIGALE FANILY ] WH_ | 1WA
] [EETEL i 5
C A |REB-SMGLE FAMILY RESIDENTIAL T T
& |RES-BGLE FAMLY RESIDEN WAL ‘ [TL} F]
A |RESEena E F ik H BB TAIN]| 1818 Fi
m: rlnl..H : -ﬂﬂ“__.l -E.m ]
G L T ARL AR | 1 ]
[ - L W | OFT. RETAIN] 1018 i 1
[ A FARILY RESIDENTIAL T| RETAN | 1018 F
[ & |RES-BEGLE FAMILY FEBIDEMTIAL T wEtan | 1818 L
F oo &  wsGan : =111 I
¥ ORI | REMOVE |t | 2
¥ A | | REMOWE | Ris ETCEd

DEVELDFMENT STRATEGES 1" [ e 1]





