
 

 
File No. PDA-096-16-RDR 

 

 

To: City of St. Louis Planning Commission 
 

From: Don Roe, Director 
 

Subject:  Chapter 99 Blighting Study and Redevelopment Plan 
 (5006-5030 Daggett Ave. Redevelopment Area) 

 LCRA Plan #2168 

 

Date: December 2, 2016 
 

Summary 

 

Submittal: Chapter 99 Blighting Study and 

Redevelopment Plan for Planning Commission 

review and recommendation. 

 

Site: Approximately 11-acre site, consisting of a 

single parcel -- 5006-30 Daggett Ave. -- that is 

generally bounded by Daggett Ave., a Union 

Pacific Railroad line, Bischoff Ave. and 

Hereford St. and located in The Hill 

neighborhood. 

 

Existing Uses: A vacant industrial complex of 

multiple industrial buildings in poor condition, 

which occupies nearly the entire parcel. 

 

Proposal: Demolition of the existing industrial 

buildings and construction of a $50 million, 318-

unit residential development project, consisting 

of 20 detached single-family homes, 49 

townhome units in 9 townhome buildings, 24 condominium units in a single condominium building and 225 

apartments in an apartment building. 

 

Prospective Developer: DK Acquisitions LLC, which is associated with Draper and Kramer, a Chicago-based 

firm. 

 

Eminent Domain: Does not provide for eminent domain. 

 

Support Letter: Submitted by Alderman Joseph Vollmer (10th Ward). 

 

 

 

 

 



 

Recommended Action 

 

That the Planning Commission finds the Chapter 99 Blighting Study and Redevelopment Plan for the 5006-5030 

Daggett Ave. 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 -- provided that the Planning Commission 

approves amending the Strategic Land Use Plan for the parcel from the Business/Industrial Preservation Area 

(BIPA) to the Neighborhood Development Area (NDA) prior to the review of this Redevelopment Plan -- and 

recommends approval to the City’s Board of Aldermen. 

 

 

1.0 Background 
 

 The 5006-5030 Daggett Ave. Redevelopment Area consists of a single parcel -- 5006-30 Daggett Ave. -- 

that is approximately 11 acres in size. It is generally bounded by Daggett Ave., a Union Pacific Railroad 

line, Bischoff Ave. and Hereford St. and is located in The Hill neighborhood. The attached LCRA Fact 

Sheet summarizes this proposed Chapter 99 Blighting Study and Redevelopment Plan. (See Exhibit “A”.) 

 

 The Redevelopment Area currently consists of a vacant industrial complex -- made up of approximately 

12 adjoining industrial buildings -- which occupies nearly the entire parcel. The site is located along a 

Union Pacific Railroad line, which once provided two spurs to the industrial complex. The parcel is 

currently owned by Berry Grant Company. Photos of the Redevelopment Area are included in Exhibit 

“E”. 

 

 Based on PDA staff’s visual survey, the Redevelopment Area is in poor condition. Although the various 

buildings that make up the industrial complex appear to be structurally sound, there are many indications 

of deferred maintenance: numerous broken windows, boarded-up windows and doors, missing and 

deteriorated bricks, fire damage, rusty metal fixtures and widespread graffiti. The Redevelopment Area is 

in poor condition, according to the Redevelopment Plan. (A copy of the complete Chapter 99 Blighting 

Study and 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 “The property is unoccupied. Portions of it are subject to illegal dumping, rat infestation, and use 

by transients. It is also a fire hazard.” 

o “Mortar is missing, the roof needs replacement, as do all mechanical systems.” 

 

 The Redevelopment Area’s adjacent properties include a wide variety of land uses. In addition to the 

Union Pacific Railroad line, the remainder of the block includes a warehouse occupied by Alfa Pet, Inc. 

(the southwest corner of S. Kingshighway Blvd. and Daggett Ave.), U-Haul Moving & Storage On The 

Hill (the northwest corner of S. Kingshighway Blvd. and Bischoff Ave.), and six single-family homes and 

a mixed-use building (the southeast corner of Hereford St. and Daggett Ave.). Similarly, the varied 

properties that line the streets across from the parcel include a mix of low-density residential buildings, a 

smaller vacant industrial complex (owned by the same entity as the 5006-30 Daggett Ave. parcel), three 

restaurants (including Dominic’s On The Hill and Rigazzi’s), a few commercial and industrial uses, the 

St. Ambrose Place residential subdivision (constructed about 20 years ago), and the St. Ambrose Church 

and School complex. Photos of adjacent properties are included in Exhibit “E”. 

 

 The Redevelopment Plan proposes the use of demolition on this large site of multiple buildings to 

facilitate redevelopment. It implies, but is not specific as to whether all of the approximately 12 buildings 

should be demolished. The specific development project under consideration is a residential development 

project named The Hill, which consists of detached single-family homes, townhomes, condominiums and 

apartments. A conceptual site plan and rendering of the proposed residential development project are 

included in Exhibit “C”. The approximately 318-unit development project, with a total development cost 

of $50 million, would include the following residential unit breakdown and other elements: 



 

o 20 detached single-family homes. The homes would be located along the perimeter of the site -- 

along Daggett Ave., Hereford St. and Bischoff Ave.  

o 49 townhome units in 9 townhome buildings. The townhome buildings would be located behind 

the single-family homes and would be accessible by new streets constructed within the site. 

o 24 condominium units in a single condominium building. The building would be located along 

the eastern end of Daggett Ave. 

o 225 apartment units in an apartment building. The building would be located in the middle of the 

site. 

o New entry/exit streets along Daggett Ave., Hereford St. and Bischoff Ave. and interior streets 

within the site. 

o A pocket park at the eastern end of the site. 
 

 The prospective developer is DK Acquisitions LLC, which is associated with Draper and Kramer, a 

Chicago-based firm. The firm has the property under contract and is also currently proposing to redevelop 

the BMO Harris Bank (formerly Southwest Bank) complex at 2301 S. Kingshighway Blvd., which is 

located a few blocks away from the Redevelopment Area. The firm’s website states that it is one of the 

largest privately-held, full-service real estate firms in the country. 

 

 The Redevelopment Plan’s Sustainability Impact Statement reports that this development project will 

meet 10 objectives of the Sustainability Plan. 

 

 The Redevelopment Plan does not provide for the use of eminent domain. It does provide for 10 years of 

tax abatement. 

 

 The Redevelopment Plan is supported by Alderman Joseph Vollmer (10th Ward). (See the attached 

support letter in Exhibit “D”.) 

         

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

2.0 Comments 

 

The City’s Strategic Land Use Plan designates the 

entire Redevelopment Area as a Neighborhood 

Development Area. This is provided that -- 

although the SLUP Map to the right shows that the 

parcel is designated as a Business/Industrial 

Preservation Area (BIPA) -- the Planning 

Commission approves amending the Strategic Land 

Use Plan for the parcel to the Neighborhood 

Development Area (NDA) prior to the review of 

this Redevelopment Plan. 

 

The NDA Strategic Land Use Category is defined 

as: “Residential and non-residential areas with 

substantial amounts of vacant land and abandoned 

buildings suitable for new residential construction 

of scale/associated neighborhood services, 

respecting stable properties that may be 

considered as part of any development. 

Opportunities for new housing 

construction/replatting at a critical mass scale 

defining a new neighborhood character over time.” 

 

The proposed Redevelopment Plan would facilitate 

the redevelopment of the parcel into a $50 million 

residential development project consisting of 318 

residential units. This large-scale development 

project clearly matches the intent of the NDA Strategic Land Use Category, which provides for “Residential and 

non-residential areas with substantial amounts of vacant land and abandoned buildings suitable for new residential 

construction of scale …”. Thus, the proposed Redevelopment Plan is in conformity with the City’s Strategic Land 

Use Plan. 

 

 2.1 Public Input 
 

The Board of Aldermen will conduct 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-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 5006-5030 

Daggett Ave. 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 -- provided that the Planning Commission 

approves amending the Strategic Land Use Plan for the parcel from the Business/Industrial Preservation Area 

(BIPA) to the Neighborhood Development Area (NDA) prior to the review of this Redevelopment Plan -- 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 5006-5030 Daggett Ave. 

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 -- provided that the 

Planning Commission approves amending the Strategic Land Use Plan for the parcel from the 

Business/Industrial Preservation Area (BIPA) to the Neighborhood Development Area (NDA) prior to the 

review of this Redevelopment Plan -- and is recommended for approval to the City’s Board of Aldermen. 

 

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

Aldermen of its recommendation. 

 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 

Exhibit “E” 

 

Photos of 

5006-5030 Daggett Ave. Redevelopment Area 

 

 

  
 

1) Redevelopment Area 

Eastern elevation 

(Looking northwestward) 

 

 

2) Redevelopment Area 

Southern elevation 

(Looking northwestward) 

 

  
 

3) Redevelopment Area 

Southern elevation 

(Looking northeastward) 

 

 

4) Redevelopment Area 

Western elevation 

(Looking eastward) 
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Exhibit “E” 

 

Photos of 

5006-5030 Daggett Ave. Redevelopment Area 

 

 

  
 

5) Redevelopment Area 

Western elevation 

(Looking eastward) 

 

 

6) Redevelopment Area 

Western elevation 

(Looking eastward) 

 

  
 

7) Redevelopment Area 

Northern elevation 

(Looking southward) 

 

 

8) Redevelopment Area 

Northern elevation 

(Looking southward) 
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Exhibit “E” 

 

Photos of 

5006-5030 Daggett Ave. Redevelopment Area 

 

 

  
 

9) Redevelopment Area 

Northern elevation 

(Looking southward) 

 

 

10) Redevelopment Area 

Northern elevation 

(Looking southeastward) 

  
 

11) Redevelopment Area 

Northern elevation 

(Looking southward) 

 

 

12) Redevelopment Area 

Northern elevation 

(Looking southward) 
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Exhibit “E” 

 

Photos of 

5006-5030 Daggett Ave. Redevelopment Area 

 

 

  
 

13) Adjacent properties 

U-Haul Moving & Storage On The Hill, 2101 S. 

Kingshighway Blvd. 

(Looking northwestward) 

 

14) Adjacent properties 

6 1-family buildings, 2004-14 Hereford St. 

(Looking northeastward) 

 

  
 

15) Adjacent properties 

Imo Meat & Sausage, 5040 Daggett Ave. 

(Looking southeastward) 

 

 

16) Adjacent properties 

Alfa Pet, Inc., 4914 Daggett Ave. 

(Looking southeastward) 
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Exhibit “E” 

 

Photos of 

5006-5030 Daggett Ave. Redevelopment Area 

 

 

  
 

17) Adjacent properties 

1-family buildings (St. Ambrose Place 

subdivision), 5000 block of Bischoff Ave. 

(Looking southeastward) 

 

18) Adjacent properties 

St. Ambrose Church & School complex, 5100-

40 Wilson Ave. 

(Looking southwestward) 

  
 

19) Adjacent properties 

Dominic’s On The Hill, 5101 Wilson Ave. 

(Looking northwestward) 

 

 

20) Adjacent properties 

4 1-family buildings, 2019-25 Hereford St. 

(Looking westward) 
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Exhibit “E” 

 

Photos of 

5006-5030 Daggett Ave. Redevelopment Area 

 

 

  
 

21) Adjacent properties 

Vacant industrial complex (owned by Berry 

Grant Company), 5019-21 Daggett Ave. 

(Looking northeastward) 

 

22) Adjacent properties 

Rigazzi’s, 4945 Daggett Ave. 

(Looking northeastward) 

 

  
 

23) Adjacent properties 

R&J Sign Supply, 4931 Daggett Ave. 

(Looking northward) 

 

 

24) Adjacent properties 

S. Kingshighway Blvd. viaduct (under 

construction), along Daggett Ave. 

(Looking eastward) 
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