
 
 
 
 

 
                     File No. PDA-003-18-RDR  

 
 

To: City of St. Louis Planning Commission 
 
From: Don Roe, Executive Director 

 

Subject: Chapter 99 Blighting Study and Redevelopment Plan  
   (Forest Park Scattered Sites V Redevelopment Area – LCRA 2259)  

 
Date: February 2, 2018 

 

 

Summary  

 
Submittal:  Resolution proposes Chapter 99 Blighting Study and Redevelopment Plan for Planning Commission 
review and recommendation. 
 
Area:  The scattered site project area consists of 55 vacant buildings and lots totaling approximately 5.1 acres in 
the Forest Park Southeast Neighborhood.  (See the Locator Map on the following page). 
 
Existing Uses:  Out of the 55 scattered sites making up the project area, 37 sites are vacant lots, while the 
remaining 18 lots contain unoccupied structures (primarily single family homes). 
 
Proposal:  After acquiring the properties, the prospective developer is seeking to demolish the remaining 
unoccupied structures and construct 52 single family homes and possibly 12 townhomes.   
 
Prospective Developer:  The prospective developer is Unify Grove Development LLC 
 
Eminent Domain:  The plan does not provide the use of eminent domain. 
 
Support Letter:  Alderman Joseph Roddy (17th Ward) wishes to supports this development with 10-year tax 
abatement. 
 

 

Recommended Action 

 
That the Planning Commission finds said Blighting Study and Redevelopment Plan for the Forest Park Scattered 
Sites V Redevelopment Area to be recommended declared as blighted and the proposed redevelopment plan is in 
conformity with the Strategic Land Use Plan’s Neighborhood Preservation Area (NPA) and therefore 
recommends approval to the Board of Aldermen of the City of St. Louis. 

 



Forest Park Scattered Sites V Redevelopment Area 

Locator Map 

 

 

 
 

 

 

 

 

 

 



1.0 Background 
 

• The Forest Park Scattered Sites V Redevelopment Area (4405, 4409-19, 4451-53 & 4420-34 Norfolk 
Ave.; 4401-29, 4437-39, 4453-67, 4473-77, 4485, 4478-92, 4400-4440 Vista Ave.; 1411-13 S 
Newstead Ave; and 4401, 4413 & 4449-61 Hunt Ave) consists of approximately 5.1 acres in City 
Blocks 3975, 3980 and 3981, which contain 55 vacant buildings and lots. The areas is located in the 
Forest Park Southeast Neighborhood in the 17th Ward. 

 

• The prospective redeveloper, Unify Grove Development LLC, purchased the properties for $358,000 
and plans and plans on building 52 single family homes and possibly 12 townhomes for the 
approximate cost of $17 million.  The 2,000 sq ft, 3-bedroom single-family homes will be marketed for 
approximately $390,000 each and have a detached two car garage or garage port at the rear of the 
residence.  The townhomes will have one parking space for each townhome residence.  The first two 
residences of this project, located on Vista Ave, have already been nearly completed.  
 

• Scattered amongst the same three city blocks where this redevelopment plan’s 55 sites are located is a 
concurrent residential infill development that is being undertaken by Rise Community Development.    
 

• The project provides for no use of acquisition of property by eminent domain and is supported by a 10-
year tax abatement based on 85% of the assessed value of the incremental improvements.  A 
Community Improvement District will be established for the area and the taxes abated will equal the 
amount of the CID special assessment.  If the CID special assessment generates more revenue than 
expected, tax abatement would end early when the CID rate is fully repaid.  (See Exhibits A, B & C) 

 

• The project area is located in the Market Type-G category of the Market Value Analysis (MVA) which 
typically has low value sales, coupled with high vacancy rates. 
 

• The primary objectives of this Plan are to eliminate blight within the Area and to facilitate the 
redevelopment of the Area into productive residential uses.   

 

• All of the lots and buildings in this redevelopment area are unoccupied, and as such, they have been 
subject to illegal dumping, rat infestation, and use by transients. Additionally, the existence of 
deteriorated property constitutes an economic and social liability to the City and presents a hazard to 
the health and well-being of its citizens.  (See attached Exhibit D for the Blighting Report).  

 

• The Sustainability Impact Statement (SIS) reports this project meets a number of objectives of the 
City’s Sustainability Plan including objectives dealing with urban character, empowerment, health, and 
prosperity. (See Exhibit E) 

 

• Alderman Roddy (Ward 17) has provided a letter of support for the redevelopment project (See 
Exhibit F).  

 

• Photographs are included of the Redevelopment Area and its vicinity (See Exhibit G). 
 
 

2.0 Comments                                         

PDA Staff has reviewed the scattered sites making up the Blighting Study and Redevelopment Plan for the 
Area with the City’s Strategic Land Use Plan’s Neighborhood Preservation Area (NPA), which encourages the 
preservation of existing residential buildings and infill residential development.  These scattered sites are part 
of a residential area that lies just south of the thriving Grove Entertainment District and the long-standing 
industrial area associated with the nearby rail yards.  The scattered sites located on Norfolk Ave and Vista Ave 



are currently zoned “B” Two Family Residential, while those located on Hunt Ave are zoned “J” Industrial.  
Areas to the west and south are primarily zoned “J” Industrial and “K” Unrestricted, while areas to the north 
and east are zoned “B” Two Family Residential.  Areas zoned “J” Industrial or “K” Unrestricted will have to be 
evaluated as to what procedures or changes will come in to play to allow residential.  Additionally, the area of 
these scattered sites is surrounded by a combination of Business/Industrial Preservation Areas (BIPA) to the 
west and south, Specialty Mixed Use Area (SMUA) to the north and Neighborhood Preservation Area (NPA) to 
the east.   See the Strategic Land Use Map on the following page. 

The Strategic Land Use Plan designates the redevelopment area as a Neighborhood Preservation Area (NPA). 
This Strategic Land Use Category is defined as: “Areas where the existing housing and corner commercial 

building stock will be preserved and augmented with new infill residential and corner commercial development 

physically integrated with, and primarily serving the immediate neighborhood. These areas generally consist of 

stable residential areas of the City, including but not limited to historic districts, where the character of the 

neighborhood is currently well preserved with relatively few vacant lots and abandoned buildings. The Plan 

contemplates continued preservation and improvement, with quality rehabilitation and infill new construction 

that is sensitive to the character of existing residences. Commercial and institutional uses catering to the 

immediate needs of the neighborhood are acceptable and reflect the traditional role such activity has played in 

the history of the City.” 

 
Since the Neighborhood Preservation Area (NPA) designation emphasizes the augmentation of new infill 
residential with the existing housing stock, such as that which is being proposed for this redevelopment area, 
PDA Staff finds the plan in conformity with Strategic Land Use Plan’s NPA and therefore recommends 

approval. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 



Strategic Land Use Map 

 

 
 

 

 

 



2.1 Public Input 

 
The Neighborhood Development Committee of the Board of Alderman has conducted a public hearing as part 
of the legislative process.   

 

2.2 Previous Commission Action 

 
None. 
 

2.3 Requested Action 

 
City of St. Louis Ordinance #64687, Section 8, Sub-Paragraph 6 and 8 requires that Chapter 99 Blighting 
Studies and Redevelopment Plans be submitted to the Planning Commission for recommendation as to 
conformity with City’s Comprehensive Plan and any applicable Neighborhood Plan.  

______________________________________________________________________________ 

Requested Recommendation 

 
That the Planning Commission finds said Blighting Study and Redevelopment Plan for the Forest Park 
Scattered Sites V Redevelopment Area to be recommended declared as blighted and the proposed 
redevelopment plan to be in conformity with the City’s Strategic Land Use Neighborhood Preservation Area, 
which encourages new residential infill with existing housing stock, and therefore recommends approval to 
the Board of Aldermen of the City of St. Louis. 
______________________________________________________________________________ 

 
NOW, THEREFORE, BE IT RESOLVED BY THE CITY OF ST. LOUIS PLANNING COMMISSION AS 
FOLLOWS: 
 
1.  The Chapter 99 Amended Blighting Study and Redevelopment Plan for the Forest Park Scattered Sites 

V Redevelopment Area is hereby found to be recommended declared as blighted and the proposed 
Redevelopment Plan is in conformity with the City’s Strategic Land Use Plan. 

 
2.   The Executive Director of the Planning and Urban Design Agency is hereby directed to notify the 

Board of Aldermen of the City of St. Louis of this recommendation. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



EXHIBIT A 

 
 



 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Exhibit B 

 



Exhibit C 

 





EXHIBIT D 

 

Blighting Report for the  

Forest Park Scattered Sites V Redevelopment Area 

 
As outlined below, the Area suffers from a multitude of physical and economic deficiencies including defective 
and inadequate streets, insanitary or unsafe conditions, deteriorating or inadequate site improvements, improper 
subdivision or obsolete platting and conditions which endanger life or property by fire or other causes. 
 
As a result of these factors the preponderance of the property in the Area is an economic liability for the City, 
its residents and the taxing districts that depend upon it as a revenue source, as well as a public, health and 
safety liability.  It, therefore, qualifies as a “blighted area” as such time is defined in Section 99.320(3) of the 
Missouri Revised Statute (2000) as amended. 
 
Subject Property is:  __X  vacant land ___X  unoccupied residential 
      ___  occupied and unoccupied residential 
       
Subject Property is:  __X  secured ___  unsecured  
 
The subject property    X  has    has not a predominance of defective or inadequate streets 
If answer is yes, explain:            
 
The subject property  X  has    has not insanitary or unsafe conditions 
If answer is yes, explain:  The property is unoccupied.  Portions of it are subject to illegal dumping, rat 
infestation, and use by transients.      
 
The subject property  X  has    has not deterioration of site conditions 
If answer is yes, explain:   The property is unoccupied.  Portions of it are subject to illegal dumping, rat 
infestation, and use by transients.      
 
The subject property    has  X  has not improper subdivision or absolute platting 
If answer is yes, explain:            
 
The subject property  X  has    has not conditions which endanger life or property by fire or 
other cause.  If answer is yes, explain:  The property is unoccupied.  Portions of it are subject to illegal 
dumping, rat infestation, and use by transients.      
 
The subject property    does  X  does not retard the provision of housing accommodations 
If answer is yes, explain:            
 
The subject property  X  does    does not constitute an economic liability 
If answer is yes, explain:  The property is unoccupied.  Portions of it are subject to illegal dumping, rat 
infestation, and use by transients.      
 
 
The subject property    does  X  does not constitute a social liability 
If answer is yes, explain:            
 
The subject property  X  is    is not a menace to the public health, safety, morals or welfare 
in its present condition and use.  If answer is yes, explain:  The property is unoccupied.  Portions of it are 
subject to illegal dumping, rat infestation, and use by transients.      
 



The subject property  X  is    is not detrimental because of dilapidation, deterioration, age 
or obsolescence.  If answer is yes, explain:  The property is unoccupied.  Portions of it are subject to 
illegal dumping, rat infestation, and use by transients.      
 
The subject property    is  X  is not detrimental because of lack of air sanitation or open 
space.  If answer is yes, explain:           
 
The subject property    is  X  is not detrimental because of high density of population. 
If answer is yes, explain:            
 
The subject property    is  X  is not detrimental because of overcrowding of buildings, 
overcrowding of land.  If answer is yes, explain:          
 
The subject property  X  has    has not a combination of factors that are conducive to ill 
health, transmission of disease, infant mortality, and juvenile delinquency.  If answer is yes, explain:  The 
property is unoccupied.  Portions of it are subject to illegal dumping, rat infestation, and use by transients.      

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 

 

 

 

 

 

 

 

 

 

 

 



Exhibit E 

 
 



 
 



 



Exhibit F 

 

 



EXHIBIT G 

 

Photos of the Forest Park Scattered Sites V Redevelopment Area 
(Chapter 99 Area) 

 

 
1)  4401-09 Norfolk Ave. 

View of occupied and unoccupied homes on north side 
of Norfolk Ave. 

C.B. 3975 

 
2)  4409-19 Norfolk Ave. 

View of vacant homes and vacant lots on north side 
of Norfolk Ave. 

C.B. 3975 

 

 
3)  4451-53 Norfolk Ave. 

View of vacant lots on north side of Norfolk Ave. 
(currently being used as construction storage) 

C.B. 3975 

 
4)   4420-34 Norfolk Ave. 

View of vacant lots on south side of Norfolk Ave. 

C.B. 3980 

 

 
 
 
 



EXHIBIT G 

 

Photos of the Forest Park Scattered Sites V Redevelopment Area 
(Chapter 99 Area) 

 

 
5)  4411-15 Vista Ave. 

View of the first two homes completed on the north side 
of Vista Ave. 

C.B. 3980 

 
6)  4411-15 Vista Ave. 

View of the first two homes completed on the north 
side of Vista Ave. 

C.B. 3980 

 
7)  4453 Vista Ave. 

View of vacant building on north side of Vista Ave. 

C.B. 3980 

 
8)   4463-67 Vista Ave. 

View of vacant buildings on north side of Vista Ave. 

C.B. 3980 

 

 
 
 
 



EXHIBIT G 

 

Photos of the Forest Park Scattered Sites V Redevelopment Area 
(Chapter 99 Area) 

 

 
9)  4465-67 Vista Ave. 

View of vacant homes on the north side of Vista Ave. 

C.B. 3980 

 
10)  4400-40 Vista Ave. 

View of vacant lots on the south side of Vista Ave. 

C.B. 3981 

 
11)  4484-90 Vista Ave. 

View of vacant buildings on south side of Vista Ave. 

C.B. 3981 

 
12)   4401 Hunt Ave. 

View of vacant lot on north side of Hunt Ave. 

C.B. 3981 

 

 
 
 
 



 
EXHIBIT G 

 

Photos of the Forest Park Scattered Sites V Redevelopment Area 
(Chapter 99 Area) 

 

 

13)  4413 Hunt Ave. 

View of vacant home on the north side of Hunt Ave. 

C.B. 3981 

 

14)  4449-55 Hunt Ave. 

View of vacant lots and buildings on the north side of 
Hunt Ave. 

C.B. 3981 

 
15)  4449 Hunt Ave. 

View of vacant buildings on north side of Hunt Ave. 
(left building) 

C.B. 3981 

 
16)   4461 Hunt Ave. 

View of vacant home on north side of Hunt Ave. 

C.B. 3981 

 

 
 
 



EXHIBIT G 

 
Photos of the Forest Park Scattered Sites V Redevelopment Area 

(Vicinity) 
 

 

1)  North side of Norfolk Ave. 

View of new construction by Rise Community 
Development 

C.B. 3975 

 

2)  South side of Norfolk Ave. 

View of occupied homes (to remain) on the south 
side of Norfolk Ave. 

C.B. 3980 

 

 
3)  North side of Vista Ave. 

View of occupied homes (to remain) on the north side of 
Vista Ave. 

C.B. 3980 

 
4)   South side of Vista Ave. 

View of new construction by Rise Community 
Development 

C.B. 3981 

 

 
 
 



EXHIBIT G 

 
Photos of the Forest Park Scattered Sites V Redevelopment Area 

(Vicinity) 
 

 

5)  South side of Vista Ave. 

View of new construction by Rise Community 
Development 

C.B. 3981 

 

 

6)  West side of Taylor Ave. 

View of industrial use across Taylor Ave. 

C.B. 5048 

 
7)  South side of Hunt Ave. 

View of industrial buildings on the south side of Hunt 
Ave. 

C.B. 3986 

 
8)   South side of Hunt Ave. 

View of industrial buildings on the south side of 
Hunt Ave. 

C.B. 3986 

 
 

 


