
 

 
File No. PDA-038-19-RDR 

 

 

To: City of St. Louis Planning Commission 
 

From: Don Roe, Executive Director 
 

Subject:  Chapter 99 Blighting Study and Redevelopment Plan 
 (Cass Ave./N. 14th St./O’Fallon St./Hogan St. Redevelopment Area) 

 LCRA Plan #2333 

 

Date: May 31, 2019 
 

Summary 

 

Submittal: Chapter 99 Blighting Study and 

Redevelopment Plan for Planning Commission 

review and recommendation. 

 

Site: Approximately 31.32-acre area -- 

consisting of four parcels -- bounded by Cass 

Ave., N. 14th St., O’Fallon St., and Hogan St. in 

the Carr Square neighborhood. 

 

Existing Uses: Preservation Square, formerly 

known as O’Fallon Place, a 675-unit rental 

housing development. 

 

Proposal: A $100 million four-phase 

redevelopment project that calls for the 

demolition or renovation of the existing multi-

family buildings, as well as the construction of 

new multi-family buildings. Upon completion, 

Preservation Square will consist of 555 housing 

units, all of which will be renovated or newly constructed, as well as related physical improvements. Funding for 

the redevelopment project will come from a variety of sources, including a Choice Neighborhood Implementation 

Grant from the U.S. Department of Housing and Urban Development (HUD). 

 

Prospective Developer: McCormack Baron Salazar, Inc. 

 

Eminent Domain: Does not provide for eminent domain. 

 

Support: The prospective developer is seeking the support of Alderwoman Tammika Hubbard (5th Ward). 

 

 

 

 



 

Recommended Action 

 

That the Planning Commission finds the Chapter 99 Blighting Study and Redevelopment Plan for the Cass 

Ave./N. 14th St./O’Fallon St./Hogan St. Redevelopment Area to be recommended declared as blighted and the 

proposed Redevelopment Plan to be in conformity with the City’s Strategic Land Use Plan and two Adopted 

Plans -- the Downtown Development Action Plan and A Plan for the Neighborhoods of the 5th Ward -- and 

recommends approval to the City’s Board of Aldermen. 

 

 

1.0 Background 
 

 The Cass Ave./N. 14th St./O’Fallon St./Hogan St. Redevelopment Area consists of four parcels. The 

approximately 31.32-acre is bounded by the same four streets and is located in the Carr Square 

neighborhood. The attached LCRA Fact Sheet summarizes this proposed Chapter 99 Blighting Study and 

Redevelopment Plan. (See Exhibit “A”.) 

 

 The Redevelopment Area’s existing use is Preservation Place, a 675-unit rental housing development. 

The development, formerly known as O’Fallon Place, was built between 1981 and 1984 in three phases. 

The housing units are located in two- or three-story, multi-family buildings that line the development’s 

perimeter streets, as well as its interior streets. The interior streets include one north-south street -- N. 

16th St. -- which connects with the City’s existing street grid at Cass Ave., and two east-west streets -- 

Cochran Pl. and Preservation Pl. -- both of which terminate with in culs-de-sac and do not connect with 

the City’s existing street grid. Currently, the only vehicular entry/exit point for Preservation Place is N. 

16th St. at Cass Ave. The apartment complex also includes interspersed off-street parking lots, a leasing 

office and some recreation facilities, such as a swimming pool, tennis courts and a basketball court. 

Photos of the Redevelopment Area are included in Exhibit “D”. 

 

 Based on PDA staff’s visual survey, the Redevelopment Area is in fair condition. A few boarded-up 

doors and windows are present, many porches are deteriorating, and some street lights and sidewalks need 

attention. But the apartment complex appears to be in reasonably good condition. A copy of the 

Redevelopment Plan, which was prepared by St. Louis Development Corporation (SLDC) staff, is 

attached as Exhibit “B”. The Redevelopment Plan’s Blighting Report includes the following comments: 

o “Some of the property is unoccupied because of unsanitary and unsafe conditions. 

o “Portions of the property are dilapidated, deteriorated and obsolete.” 

 

 The Redevelopment Area is located in a primarily residential area. Nearby residential developments 

include Mullanphy Square, Carr Square and Murphy Park Apartments. Other nearby uses include 

Jefferson Elementary School, Murphy Park and the proposed National Geospatial-Intelligence Agency 

(NGA) campus. The proposed Northside-Southside light rail route would also run along the 

Redevelopment Area’s N. 14th St. frontage. Photos of adjacent properties are included in Exhibit “D”. 

 

 The Redevelopment Plan proposes a $100 million four-phase redevelopment project that calls for the 

demolition or renovation of the existing multi-family buildings in Preservation Square, as well as the 

construction of some new multi-family buildings. Upon completion, Preservation Square will consist of 

555 housing units, all of which will be renovated or newly constructed. Phase 1 calls for the demolition of 

78 units, the construction of 45 new units and the renovation of 86 existing units at a cost of $26 million. 

The remaining phases include 158 renovated or new housing units in Phase 2, 152 renovated or new 

housing units in Phase 3, and 114 renovated or new housing units in Phase 4. (Phase 5 calls for 114 

renovated or new housing units that would occur outside of the Redevelopment Area at the nearby The 

Brewery Apartments.) The renovated Preservation Square development will also be integrated into the 

street grid by removing the existing culs-de-sac along Cochran Pl. and Preservation Pl. and opening these 

two streets at Hogan St. and N. 14th St., removing the barricades along N. 16th St. at O’Fallon St., and 

constructing a new north-south street between Hogan St. and 14th St. Other physical improvements will 



 

include new street lights, new landscaping and improved recreation facilities. Existing and proposed site 

plans of the entire Preservation Square development -- as well as Phase 1 of the redevelopment project -- 

are included in Exhibit “C”. 

 

 The prospective developer is McCormack Baron Salazar, Inc., an experienced mixed-income 

development firm. An affiliate of the firm will continue to serve as the property manager for Preservation 

Square. 

 

 The Redevelopment Plan does not provide for the use of eminent domain. It does provide for 15 years of 

tax abatement based on 75% of the assessed value of the incremental improvements. 

 

 The prospective developer is seeking the support of Alderwoman Tammika Hubbard (5th Ward). 

         

 

2.0 Comments 

 

The City’s Strategic Land Use Plan designates the 

Redevelopment Area as a Neighborhood 

Preservation Area (NPA). 

 

The NPA Strategic Land Use Category is defined 

as: “Areas where the existing housing and corner 

commercial building stock will be preserved and 

augmented with 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.” 

 

The proposed Redevelopment Plan would facilitate 

a $100 million redevelopment project that, upon 

completion, would result in a complete 

transformation of Preservation Square, including 555 renovated or newly constructed housing units, as well as 

related physical improvements. 

 

The proposed Redevelopment Area is also located within the boundaries of two Adopted Plans. 

 

The Downtown Development Action Plan was adopted as a Neighborhood Plan by the Planning Commission on 

December 15, 1999. The plan’s recommendations for the Murphy Park neighborhood, which includes the 

proposed Redevelopment Area, include the revitalization of this residential neighborhood. 

 



 

A Plan for the Neighborhoods of the 5th Ward was adopted as a Neighborhood Plan by the Planning Commission 

on March 6, 2002. The plan’s recommendation for the Carr Square Focus Area’s CR-2 Development District, 

which includes the proposed Redevelopment Area, is for no changes to occur. This recommendation, in effect, 

calls for retaining the residential character of what was then called O’Fallon Place. The plan recognizes the 

presence of the existing O’Fallon Place development (as it was called at that time) and recommends no changes to 

this area. 

 

The proposed $100 million redevelopment project will revitalize a large apartment complex by renovating or 

constructing 555 housing units, in addition to related physical improvements. Thus, the proposed Redevelopment 

Plan is in conformity with the City’s Strategic Land Use Plan and two Adopted Plans -- the Downtown 

Development Action Plan and A Plan for the Neighborhoods of the 5th Ward. 

 

 2.1 Public Input 
 

The Board of Alderman will conduct a public hearing as part of the legislative process. 

 

 2.2 Previous Commission Action 
 

At its December 15, 1999 meeting, the Planning Commission adopted the Downtown Development Action 

Plan as a Neighborhood Plan. 

 

At its March 6, 2002 meeting, the Planning Commission adopted A Plan for the Neighborhoods of the 5th 

Ward as a Neighborhood Plan. 

 

 2.3 Requested Action 
 

City of St. Louis Ordinance #64687, Section 8, Sub-Paragraphs 6 and 8 require that all Chapter 99, 100 and 

353 Blighting Studies and Redevelopment Plans be submitted to the Planning Commission for its 

recommendation as to conformity with the City's Comprehensive Plan and any applicable Neighborhood 

Plan. 

 

 

 

Requested Recommendation 
 

That the Planning Commission finds the Chapter 99 Blighting Study and Redevelopment Plan for the Cass 

Ave./N. 14th St./O’Fallon St./Hogan St. Redevelopment Area to be recommended declared as blighted and the 

proposed Redevelopment Plan to be in conformity with the City’s Strategic Land Use Plan and two Adopted 

Plans -- the Downtown Development Action Plan and A Plan for the Neighborhoods of the 5th Ward -- and 

recommends approval to the City’s Board of Aldermen. 

 

 

 

NOW, THEREFORE, BE IT RESOLVED BY THE CITY OF ST. LOUIS PLANNING COMMISSION 

AS FOLLOWS: 
 

1. The Chapter 99 Blighting Study and Redevelopment Plan for the Cass Ave./N. 14th St./O’Fallon 

St./Hogan St. Redevelopment Area is hereby found to be recommended declared as blighted and the 

proposed Redevelopment Plan is in conformity with the City’s Strategic Land Use Plan and two Adopted 

Plans -- the Downtown Development Action Plan and A Plan for the Neighborhoods of the 5th Ward -- 

and is recommended for approval to the City’s Board of Aldermen. 

 



 

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

of Aldermen of its recommendation. 

 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 

Exhibit “D” 

 

Photos of 

Cass Ave./N. 14th St./O’Fallon St./Hogan St. Redevelopment Area 

 

 

  
 

1) Redvelopment Area 

Apartment buildings, southwest corner of N. 

14th St. & Cass Ave. 

(Looking southwestward) 

 

2) Redevelopment Area 

Apartment buildings & off-street parking lot, 

Preservation Pl. 

(Looking southward) 

  
 

3) Redevelopment Area 

Apartment building with boarded-up door and 

boarded-up window, 1430-34 N. 16th St. 

(Looking northeastward) 

 

4) Redevelopment Area 

Apartment building with boarded-up windows, 

1408 Hogan St. 

(Looking eastward) 
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Exhibit “D” 

 

Photos of 

Cass Ave./N. 14th St./O’Fallon St./Hogan St. Redevelopment Area 

 

 

  
 

5) Redevelopment Area 

Apartment building with deteriorated porch, 

1400-06 N. 16th St. 

(Looking eastward) 

 

6) Redevelopment Area 

Preservation Square Leasing Office, 1405 N. 

16th St. 

(Looking northwestward) 

  
 

7) Redevelopment Area 

Swimming pool, Preservation Pl. 

(Looking northward) 

 

 

8) Redevelopment Area 

Tennis courts, Cochran Pl. 

(Looking southward) 
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Exhibit “D” 

 

Photos of 

Cass Ave./N. 14th St./O’Fallon St./Hogan St. Redevelopment Area 

 

 

  
 

9) Adjacent properties 

Preservation Pl. cul-de-sac (near Hogan St.) 

(Looking westward) 

 

 

10) Adjacent properties 

Preservation Pl. cul-de-sac (near N. 14th St.) 

(Looking eastward) 

  
 

11) Adjacent properties 

Blocked N. 16th St. entrance/exit at O’Fallon 

St. 

(Looking southward) 

 

12) Adjacent properties 

Off-street parking lot (to be replaced with new 

north-south street) 

(Looking southward) 
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Exhibit “D” 

 

Photos of 

Cass Ave./N. 14th St./O’Fallon St./Hogan St. Redevelopment Area 

 

 

  
 

13) Adjacent properties 

Basketball court & off-street parking lot (to be 

replaced with new north-south street) 

(Looking northward) 

 

14) Adjacent properties 

Mullanphy Square, Cass Ave. & Hogan St. 

(Looking northward) 

  
 

15) Adjacent properties 

Carr Square, 1500 block of O’Fallon St. 

(Looking southeastward) 

 

 

16) Adjacent properties 

Jefferson Elementary School, 1301 Hogan St, 

(Looking northwestward) 
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