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To Whom It May Concern:
Reference is made to the accompanying “Data and Analysis of Conditions Representing a ‘Blighted Area’ for
the I-170 Interchange Gateway District Redevelopment Area, prepared by the undersigned.
Please be advised that, based upon the results of the above referenced study, the undersigned have
determined that the area described in the study is a “blighted area” as such term is defined in Section
99.805(1) of the Missouri Revised Statutes, as amended (the “Act”).
This report describes and documents those conditions that, without TIF, will further erode the
Redevelopment Area’s viability and continue its status as an economic liability for the City of Olivette, its
residents, and the taxing districts that depend upon it as a revenue source.
The Redevelopment Area suffers from a multitude of physical and economic deficiencies, including defective
or inadequate street layout, unsanitary or unsafe conditions, deterioration of site improvements, and
conditions that endanger life or property by fire or other causes, which constitutes an economic liability and is
a menace to the public health, safety, morals, or welfare in its present condition and use.
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by:
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1.

INTRODUCTION

Overview of Study Area
The Gateway I-170 TIF Redevelopment Area (the “Redevelopment Area” or “Area”) is located
on the south side of Olive Boulevard, immediately west of its interchange with Interstate 170, at
the eastern edge of the city of Olivette, Missouri. The site enjoys excellent visibility from I-170
and Olive Boulevard, two of mid-St. Louis County’s major transit routes, and is a prime location
for intensive commercial development. Olive Boulevard connects the Redevelopment Area to
the City of St. Louis (approximately four miles to the east) and to affluent areas of west St. Louis
County, while I-170 connects it to downtown Clayton (two miles to the southeast) and Lambert
International Airport (five miles to the north). The Area is highly visible, well connected, and
centrally located for commercial uses.
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The boomerang-shaped Redevelopment Area contains approximately 14.8 acres of land, 10.3
of which is divided into parcels, and two right-of-way parcels consisting primarily of vacant land.
It is generally bounded by North Price Road to the west, Olive Boulevard to the north, I-170 to
the east, and the rear lot lines of homes fronting on Stoneleigh Towers Street to the south and
southwest.
(Appendix A provides a legal description of the Redevelopment Area.)
The Redevelopment Area currently contains seven single family homes, three commercial
buildings totaling approximately 32,000 square feet, and about 9 acres of vacant land. The
homes were built primarily during the 1920s and ‘30s, although one was added in 1956. The
commercial buildings were constructed in the 1960s and ‘70s.
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The Redevelopment Area is surrounded by commercial uses to the east and west, along Olive
Boulevard, and residential neighborhoods to the north and south. Just across North Price
Road, to the west of the Area, is a relatively new shopping center called Price Crossing; this
center, which features various retail and dining options, has been a successful and welcome
addition to the commercial corridor along Olive Boulevard. To the Area’s northwest, across
Olive Boulevard, are several light industrial parks, which are home to advanced manufacturers
including Intelligrated Systems, ISTO Technologies, and Buffalo Corp., in addition to distribution
centers, warehousing, and storage facilities.

Historical Development
The Redevelopment Area is located within the City of Olivette in St. Louis County, Missouri at
the southwestern quadrant of the interchange of Interstate 170 and Olive Boulevard, Missouri
State Highway 340. Olive Street Road (now Boulevard) was created in 1851 by the Central
Plank Road Company and ran along a ridge, connecting a Mississippi River landing in St. Louis
to a Missouri River landing opposite St. Charles County. The Area was rural and agricultural in
nature prior to the arrival of the St. Louis, Kansas City & Colorado Railroad (later the Rock
Island) in the late 1890s. Single family homes were constructed along the Olive Street Road,
Price Road, and Locust Lane frontages during the 1920s and railroad-served industries were
established east of the tracks and south of Olive. The City of Olivette was incorporated in 1930,
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the combination of several older communities including Central, Olive, and Stratmann. In 1967
Missouri Route 725 (now Interstate 170) was opened for traffic between US Highway 40 and
Page Avenue, and the industrial uses in the Redevelopment Area changed over to a mix of
retail and office commercial uses. The residential properties along Olive Boulevard were
replaced by commercial uses by this time, as well.
The Redevelopment Area experienced its initial growth during the decades just before and after
World War II, and by 1955, Polk’s Directory listed three businesses in the 9000 and 9100 blocks
of Olive, including the Imperial Service Station at 9000, Beyers Lumber Company at 9020, and
Otto Ranke Auto Repair at 9132 Olive Boulevard. It appears, from reviewing aerial photography,
that the railroad tracks were removed and cut back to the north side of Olive in the early 1960s.
In 1965 the Utility Mine Equipment Company was occupying a portion of the former Beyers
Lumber property at 1010 Collingwood and Acme Restaurant Equipment was located at 9102
Olive. The commercial development pattern for the Area was established by 1970 and the
aforementioned opening of Route 725 and the reverse directory for that year indicated the
structure at 1010 Collingwood had been expanded and contained a Lee’s Carpet location and
several professional offices. The Olivette Service Station at 9142 Olive was listed in the
directory at this time. By 1990, a small office building occupied 9120 Olive and Bizmart,
forerunner of OfficeMax, was in place at 1010 Collingwood.
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Existing Development
The Redevelopment Area currently contains seven single family homes, three commercial
buildings totaling approximately 32,000 square feet, and about 9 acres of vacant land. The
homes were built primarily during the 1920s and ‘30s, although one was added in 1956. They
range in size from 720 to 1560 square feet, and are generally in fair condition. The three
commercial buildings were constructed in the 1960s and ‘70s and are in fair or poor condition.
EXISTING DEVELOPMENT IN THE
I-170 INTERCHANGE GATEWAY DISTRICT
REDEVELOPMENT AREA
LAND USE

Acreage

% of Total Acreage

Residential

2.37

16%

Commercial

3.34

23%

Vacant Land

9.12

61%

14.83

100%

TOTAL

Source: Development Strategies field survey and records of St. Louis County

I-170 Interchange Gateway District Redevelopment Area Blight Analysis

5

Existing Zoning
The majority (74%) of the Redevelopment Area is zoned “MU Mixed-Use Gateway”. Olivette’s
zoning code indicates that, “the intent and purpose of the “M-U Gateway District is to ensure the
coordinated redevelopment of the land area adjacent to the I-170/Olive Boulevard interchange
to develop a mixed-use gateway to the City of Olivette in substantial compliance with the the
Olivette Strategic Plan, all regulations and standards in this Article (Article XXII), and all other
applicable or informative land use regulations of the Olivette Municipal Code”.
An additional 18% of the Area is zoned “SR Single Family Residential with the balance (8%)
having no zoning designation.

Data Gathering Methodology
This study has been designed and conducted to comply with the specific requirements of
Section 99.805(1) RSMo. The study and the requisite fieldwork were performed in November
2016. The parcels and buildings were inspected and rated by personnel experienced in such
evaluations. Also, a visual inspection was made of all parking areas, driveways, curbs, and
sidewalks within the Area. In addition, data regarding ownership, parcel size, building square
footage, occupancy and date of construction were obtained from information available from St.
Louis County. Appendix B contains parcel information.
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Real estate tax assessments for 2006, 2011 and 2016 were obtained from the records of the St.
Louis County Assessor’s Office. This allowed individual tax assessment changes to be
calculated for the Area.
Finally, photographs were taken of representative blighting conditions in the Redevelopment
Area (see Appendix C).
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2.

SUMMARY AND CONCLUSION

Summary
Existing conditions within the Redevelopment Area clearly meet the definition of a “Blighted
Area” as outlined in Section 99.805(1), RSMo.
“Blighted area”—an area which, by reason of the predominance of defective or inadequate
street layout, unsanitary or unsafe conditions, deterioration of site improvements, improper
subdivision or obsolete platting, or the existence of conditions which endanger life or property by
fire and other causes, or any combination of such factors, retards the provision of housing
accommodations or constitutes an economic or social liability or a menace to the public health,
safety, morals, or welfare in its present condition and use.
The Area qualifies as blighted under this definition because of a predominance of factors which,
in combination, constitute an economic and social liability and a menace to the public health,
safety, morals, and welfare. Examples of these blighting factors are summarized below:
1)

Defective or Inadequate Street Layout resulting from:

Confusing and inadequate vehicular circulation

2)

Unsanitary and Unsafe Conditions resulting from:

Deteriorated street conditions on Locust Lane

Potential environmental contamination

Lack of adequate sidewalks in parts of the Area

3)

Deterioration of Site Improvements resulting from:

Deferred maintenance of structures

Age of the structures

Deteriorated site improvements

4)

Conditions which Endanger Life or Property by Fire or Other Causes, as reflected by:

Vacant property

Potential fire hazard resulting from age of structures

Presence of potentially hazardous building materials

Presence of likely environmental contamination
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As a result of the blighting factors previously mentioned, the Redevelopment Area constitutes
an economic and social liability and is a menace to the public health, safety, morals, and welfare
in its present condition and use. Examples of such conditions existing in the Redevelopment
Area are summarized below:
Economic Liability reflected by:
 Economic loss from declining assessed values
 Economic loss from extensive amount of vacant land
 Underutilization of a prime highway interchange
 Inability to provide tax revenues for needed services
Menace to Public Health, Safety, Morals and Welfare reflected by:
 Safety concerns associated with parcel vacancy and deteriorated conditions
 Presence of potentially hazardous building materials
 Presence of likely environmental contamination
As indicated by the Blighting Conditions map on the following page, these blighting factors are
present and pervasive throughout the Redevelopment Area.

Finding of Blight
As summarized above, and discussed in detail in the balance of this report, the data strongly
demonstrates that conditions in the Redevelopment Area exceed established minimum
threshold standards qualifying the Area as “blighted” under the TIF Act. The data supports a
finding that physical, economic, and social blighting conditions exist throughout the
Redevelopment Area.
The high cost of demolition, remediating environmental hazards, and providing needed site
improvements and transportation infrastructure effectively precludes investment in
redevelopment that capitalizes on the locational assets that the Area enjoys. Without access to
the redevelopment incentives under the TIF Act, the Area will continue to be economically
underutilized and will fail to produce fiscal and economic benefits essential to sustaining a vital
community.
Looking beyond the individual factors of blight described here, it is important to understand the
collective impact of these factors. The Redevelopment Area is a strategic part of the City that is
not contributing to the economic welfare of the City and its residents in proportion to its size,
location, and potential. Instead, it is an area marked by physical, economic, and social
underutilization and deterioration.
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3.

BLIGHTING FACTORS

As described below, the Redevelopment Area suffers from multiple blighting factors, including
unsanitary and unsafe conditions, deterioration of site improvements and conditions that
endanger life or property by fire and other causes. (Appendix C provides photographs of
typical blighting conditions in the Redevelopment Area.)
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Defective or Inadequate Street Layout
Confusing and Inadequate Vehicular Circulation -- The Redevelopment Area’s street and
circulation pattern clearly is not meeting the needs of its existing commercial businesses and
residential occupants. Collingwood Drive consists of a signalized intersection with Olive
Boulevard and a hard left hand turn into a driveway for the Office Max location. Past the
driveway to Office Max, Collingwood ends abruptly. Locust Lane runs east off of Price Road and
is the sole means of vehicular access for a half dozen single family homes. No cul-de-sac or
turn-around is provided for automobiles or emergency vehicles.

Unsanitary or Unsafe Conditions
Deteriorated Street Conditions -- The paved surface of Locust Lane is narrow, deteriorated,
and ends abruptly in the driveway of a private home at 9109 Locust Lane. The surface area is
not sufficiently wide enough for vehicles to pass each other. No sidewalks or storm water
drainage are provided.
Lack of Adequate Sidewalks and Accessible Routes to Building – The Redevelopment
Area’s buildings are not sufficiently accessible due to a lack of public and private sidewalks
leading to entrances providing access to persons with disabilities. Although sidewalks are
present at the Area’s northern and western edges (along Olive Boulevard and Price Road) there
are no connecting sidewalks to Office Max and no connection to the disabled-accessible entry
to the building. There are no sidewalks provided on Locust Lane on either side of the pavement.
Environmental Contamination Concerns – All of the Area buildings were constructed well
over thirty-five years ago, when installation of asbestos-containing building materials and use of
lead-based paint was common. Building materials potentially containing asbestos at the time
included floor tiles/mastic, pipe insulation, drywall, and acoustical tiles.
In addition, inspection of older aerial photos and reverse directories dating back to 1955 indicate
the presence of two service stations and an auto repair business in the Area and, therefore, the
significant potential for contamination from gasoline, motor oils and fluids at that site. The
former location of the Beyers lumber yard within the Redevelopment Area raises concerns as to
the potential presence of contaminants resulting from the cutting and treating of wood products.
The building at 9100 Olive, at one time the location of Acme Restaurant Equipment, appeared
to have been constructed for a heavier industrial use and, therefore, the location of potential
environmental contamination. Lastly, the former Rock Island Railroad right-of-way transecting
the Area would also be an environmental concern.
(Appendix D provides a Phase 1 Environmental Site Assessment)
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Deterioration of Site Improvements
Deferred Maintenance of Structures – All of the structures in the Redevelopment Area are
classified as showing some signs of moderate deterioration. Buildings classified in this manner
have multiple deficiencies in secondary building components or a problem with a structural
building component that would be corrected with moderately costly repair work. In particular,
deterioration was noted in regard to roofing, siding, gutters, paint, windows, doors and exterior
steps of the various structures. The former service station at 9142 Olive shows signs of deferred
maintenance and poor housekeeping in general.

Age of the Structures – All of the buildings in the Redevelopment Area are over 40 years old.
Buildings over thirty five years old are generally considered at risk for structural and mechanical
problems, unless they are well-maintained and regularly updated. The residential structures in
the Redevelopment Area are all over sixty years old.
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Deteriorated Site Improvements – The commercial area parking lots and various components,
such as light standards, signage, striping, and curbs, were found to be in a deteriorated
condition. Landscaping is generally poor or non-existent, not having been renewed in the
recent past. The vacant parcels at 1020 Collingwood and 9090 and 9100 Olive contain large
areas largely neglected and overgrown with volunteer vegetation including large stands of the
invasive bush honeysuckle. The rear of the parcel at 1010 Collingwood apparently has been
used for dumping of trash and contains a large amount of debris. That parcel and the adjoining
parcel at 9090 Olive have perimeter fencing along the east property lines in a deteriorated
condition. The loading dock area at the Office Max location is not well maintained and shows
evidence of neglect.
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Conditions Which Endanger Life or Property by Fire or Other Causes
Vacant Property – The vacant portion of the Redevelopment Area contains a good deal of
damaged fencing and overgrown vegetation creating a situation where trespassing individuals
can be harmed by the deteriorated site conditions. Over half of the land area within the
Redevelopment Area is vacant.
Potential Fire Hazard Resulting from Age of Structures – Given their age, the
Redevelopment Area buildings are assumed to contain some components of outdated electrical
wiring and supply. These conditions place the structures at a higher risk for accidental fire.
Presence of Potentially Hazardous Building Materials – Development Strategies’ site
inspection and research concludes the possibility of numerous potentially hazardous building
materials. These materials, including floor tiles/mastic, ceiling tiles, drywall, and pipe insulation,
are known to have generally contained asbestos at the time they were installed, and require
special testing, handling, and disposal. Furthermore, buildings constructed prior to 1980 likely
contain significant quantities of lead-based paint.
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Presence of Likely Environmental Contamination – Development Strategies’ review of
historic aerial photographs and reverse telephone directories revealed the Redevelopment Area
was the location of filling stations, auto repair facilities, a manufacturing concern, and a lumber
yard where wood treatment was performed on-site. The research concludes the possibility of
the contamination of soils in areas where these operations were located.
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4. RETARDATION OF PROVISION OF HOUSING
ACCOMMODATIONS, ECONOMIC OR SOCIAL LIABILITY, OR A
MENACE TO THE PUBLIC HEALTH, SAFETY, MORALS, OR WELFARE
As a result of the blighting factors previously mentioned, the conditions in the Redevelopment
Area create an economic liability and are a menace to the public health, safety, morals, and
welfare in its present condition and use.

Economic Liability
As a result of the blighting factors previously discussed, the Redevelopment Area constitutes an
economic liability. Olivette is a mature city, which is unable to expand beyond its existing limits;
thus, the primary opportunity for economic growth is through redevelopment of existing sites.
Given the longstanding vacancy of much of the property, the Redevelopment Area is clearly
underutilized and falls significantly short of the economic benefit it could provide for the City of
Olivette and other taxing jurisdictions.
Economic Loss from Declining Assessed Values - Over the last five years, the assessed
value of the Redevelopment Area has declined by more than 12% while over the same period,
total assessed value for all properties in the City of Olivette increased by approximately 2%.
Economic Loss from Extensive Amount of Vacant Land – The Redevelopment Area, in its
current state, produces limited real estate tax revenue. Despite the site’s prime location, much
of the Area remains vacant (over 50%) or underutilized. The Area is best suited for retail and
dining commercial development – such a use would generate significant tax revenue for the
City. Instead, the revenue-producing potential remains unrealized.
Underutilization of a Prime Highway Interchange – As discussed above, the Redevelopment
Area occupies one of the best potential redevelopment sites in the City of Olivette, yet has failed
to produce results. The Area’s blighted condition and difficult nature have discouraged
prospective redevelopers from taking advantage of the property’s prime location.
Inability to Provide Tax Revenues for Needed Services - As previously discussed, the
Redevelopment Area is located at the heart of St. Louis County, just north of the Clayton
business district, easily accessible from Lambert-St. Louis Airport, and adjacent to high value
residential communities. The Redevelopment Area clearly represents one of the best
redevelopment opportunities in urbanized St. Louis County. However, in its current condition the
Redevelopment Area is significantly underutilized and has failed to produce needed tax
revenues for the City of Olivette and hampers its ability to deliver needed municipal services for
its residents and businesses as reflected in the decline of 12% in Area assessed value over the
past five years.
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Menace to the Public Health, Safety, Morals and Welfare
As a result of the previously discussed blighting factors, the Area is also a menace to the public
health, safety, morals and welfare.
Safety Concerns Associated with Parcel Vacancy and Deteriorated Conditions – The
parcels adjacent to the Office Max location south of Olive Boulevard have been vacant or
underutilized since the construction of Interstate 170 (as Missouri Route 725) in 1967. The
prime corner at Olive and Price has been vacant or underutilized since the closure of the filling
station at that location. These vacant properties and the overgrown vegetation, creates a
situation where trespassing individuals can be harmed by deteriorated conditions or harmed by
other trespassing persons.
Presence of Potentially Hazardous Building Materials – Development Strategies’ site
inspection revealed numerous building materials that likely contain asbestos and/or lead due to
the age of the structures and instances of deferred maintenance.
Presence of Likely Environmental Contamination – The Redevelopment Area was the
location of filling stations, auto repair facilities, a manufacturing concern, and a lumber yard
where wood treatment was performed on-site. Research concludes the possibility of
contamination in areas where these operations were located.
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APPENDIX A
Legal Description

APPENDIX B
Parcel Information and Map
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APPENDIX B- 1

PARCEL INFORMATION
LOCATOR

OWNER

PROPERTY ADDRESS

ACRES

ZONING LAND USE

SITE
COND

BUILT

BLDG
SF

BLDG
2016
2011 TOTAL
COND TOTAL AV
AV
NOTES

17L620645 DRAPER DOUGLAS G LIVING TRUST

1010 COLLINGWOOD DRIVE

1.9

MU

RETAIL COMMERCIAL

POOR

1970

FAIR

378650

17L620689 BOLAND ROBERT L

1020 COLLINGWOOD DRIVE

2.18

MU

VACANT LAND

POOR

0

N/A

77470

103070

17L630105 VATTEROT CHRISTOPHER J

9141 LOCUST LANE

0.49

SR

SINGLE FAMILY RESL

FAIR

1956

1092

FAIR

33250

31760

17L630116 TABAKA EUGENE ETAL

9117 LOCUST LANE

0.59

SR

SINGLE FAMILY RESL

FAIR

1929

864

FAIR

50390

47360 MULTIPLE STRUCTURES

17L630710 VATTEROT CHRISTOPHER J

9109 LOCUST LANE

0.64

SR

SINGLE FAMILY RESL

FAIR

1928

770

FAIR

24700

27000

17L630721 TABAKA FRANCIS TRUSTEE

9111 LOCUST LANE

0.36

SR

VACANT LAND

FAIR

0

0

N/A

1810

12270

17L630903 BULLOCK RONALD J

1016 N PRICE ROAD

0.19

SR

SINGLE FAMILY RESL

GOOD

1935

720

FAIR

26390

15050

17L630912 KALLIONGIS MARJORIE H

1010 N PRICE ROAD

0.46

SR

SINGLE FAMILY RESL

FAIR

1925

1562

FAIR

33610

37540

17L630996 JORDAN L L C

9142 OLIVE BOULEVARD

0.75

MU

RETAIL COMMERCIAL

FAIR

1965

POOR

154620

156030

17L631007 JORDAN L L C

9142 OLIVE BOULEVARD A

0.18

MU

VACANT LAND

FAIR

0

N/A

37630

29500

17L631041 D E GREEN FAMILY LIMITED PARTNERSHIP

9120 OLIVE BOULEVARD

0.69

MU

RETAIL COMMERCIAL

FAIR

1975

FAIR

65220

115810

17L640027 OSAGE PROPERTIES LLC

9090 OLIVE BOULEVARD

1.85

MU

VACANT LAND

FAIR

0

0

N/A

90240

175230

N/A

N/A

9100 OLIVE BOULEVARD

3.42

MU

VACANT LAND

FAIR

0

0

N/A

N/A

N/A

N/A

9080 OLIVE BOULEVARD

1.13

NA

VACANT LAND

FAIR

0

0

N/A

N/A

14.83
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$973,980

368000 OFFICE MAX

$1,118,620

Appendix B-2

APPENDIX C
Photographs of Blighting Conditions

Poor street conditions and overgrown vegetation on Locust Lane

Residences over eighty years of age at 9117 Locust Lane
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APPENDIX C - 1

Deteriorated street surface – Locust Lane

Deteriorated site conditions at rear of 9142 Olive Boulevard
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APPENDIX C - 2

Accumulated trash and deteriorating fencing at 9142 Olive Boulevard

Building over forty years old in fair condition at 9120 Olive Boulevard
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Drainage problems, debris, and overgrown vegetation at 9090 Olive Boulevard

Dumping and overgrowth of vegetation at rear of 1010 Collingwood Drive
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APPENDIX C - 4

Poor condition of site improvements at rear of 1010 Collingwood Drive

Overgrown vegetation at 1020 Collingwood Drive
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APPENDIX C - 5

Overgrowth threatening power line at 1020 Collingwood Drive
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APPENDIX C - 6

APPENDIX D
Phase I Environmental Sites Assessment

