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Springfield Land Clearance for Redevelopment Authority
Tuesday, October 2018 at 4:00 PM

Conference Room 2-West, Busch Municipal Building

Minutes

1. Call to Order

2. Roll Call

Present:  Allen Grymes, Steve Jackson, Nancy Herchenroeder, and Dan Scott
Absent:  Ryan Cosby
Others Present:    None
Staff:  Sarah Kerner, Matt Schaefer, Bill Weaver, Judy White, and Tom Rykowski

3. Approval of Minutes

a. Minutes – July 10, 2018

b. Minutes - August 7, 2018

Dan Scott made a motion to approve the minutes from July 10, 2018n and 
August 7, 2018.  Nancy Herchenroeder seconded the motion.  Motion was 
approved (4-0).

4. New Business

a. Request to declare the property at 616 South Market Avenue free of blight; City 
of Springfield, applicant

Allen Grymes made a motion to approve the request to declare the property at 
616 South Market Avenue free of blight.  Nancy Herchenroeder seconded the 
motion.  Motion was approved (4-0).

b. Request to repeal the Redevelopment Plan for the Monroe Redevelopment Area;



City of Springfield, applicant

Nancy Herchenroeder made a motion to approve the request to repeal the 
Redevelopment Plan for the Monroe Redevelopment Area.  Dan Scott seconded 
the motion.  Motion was approved (4-0).

5. Other Business

Tentative addition to discuss Mr. Scott’s proposed resolution subject to 
approval to amend the agenda

Dan Scott made a motion to add to this or future agendas topics related to the 
questions regarding certain points raised by Mr. Scott on the Workable 
Program.  Motion was denied due to a lack of second.

6. Nancy Herchenroeder made a motion to adjourn.  Allen Grymes seconded the 
motion.  Meeting was adjourned at 5:01 p.m.
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0 See Ordinance No. 3645 (adopted on July 22, 1985).  In connection with the establishment of the UCD,
the City adopted the Rountree Area Neighborhood Plan (dated July 1985) (such document, as amended by the

Redevelopment Plan

I. Introduction:

Say You Can, LLC, a Missouri limited liability company (the ''Developer”), has prepared
the following plan (the “Redevelopment Plan”) for the redevelopment of 0.5 acres in
Springfield, Missouri. The Redevelopment Plan proposes to completely redevelop the
Redevelopment Area (as defined below), eliminating an existing blighted area and replacing it
with an attractive and well-constructed pocket neighborhood development consisting of a six (6)
residential units (the “Project”). Each residential unit will include two (2) to three (3) bedrooms
and up to two and a half (2.5) bathrooms and will have the appearance of single family structures
through thoughtful design that considers the character of the existing neighborhood.  The Project
will provide housing for approximately six (6) to twelve (12) individuals.  Real property tax
abatement will be utilized to encourage such redevelopment. The Developer will be investing
equity of 15% of the estimated $1.4 million cost of this Project to redevelop the Project site.
But-for the provision of tax abatement this Project and/or similar development project activity to
revitalize this blighted area would not be financially feasible.

II. Background:

There are two (2) residential structures in the Redevelopment Area.  One residential
structure is commonly identified as 1361 E. Cherry Street (the “1361 House”) and the other
residential structure is commonly identified as 1365 E. Cherry Street (the “1365 House” and
collectively with the 1361 Houses, the “Houses”).  The Developer acquired both the 1361 House
and the 1365 House in early 2016.  

III. Description of the Project

A. Boundaries of the Redevelopment Area

The area being redeveloped contains approximately 0.5 acres and is situated north of E.
Cherry St. between Kickapoo Avenue and Pickwick Avenue in the City of Springfield, Missouri
(the “Redevelopment Area”). A map identifying the Redevelopment Area is attached hereto and
incorporated herein as Exhibit “A,” and the Redevelopment Area is legally described on Exhibit
“B,” which is attached hereto and incorporated herein.

B. Need for Redevelopment

1. Rountree Urban Conservation District; Growth Management and     
Land Use Plan

The Redevelopment Area is located in Area E of the Rountree Urban Conservation
District (the “UCD”).  The UCD was approved by Springfield City Council in 1985 to allow the
neighborhood to identify and solve problems associated with trash, noise, and safety.0 The UCD
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Rountree Neighborhood Plan Addendum, dated May 14, 2001) is referred to as the “UC Plan”).  According to
Section 4-2302, the purpose of the UC Plan and the UCD, include but are not limited to the following: 

B. To maintain neighborhood character and integrity by focusing special attention on the
maintenance of the physical environment; the enhancement of physical, social and economic
resources and the accommodation of desirable change; C. To prevent economic obsolescence and
to promote reinvestment by fostering stable property values through a high level of economic
activity, maintenance of essential urban services and by focusing financial assistance and other
economic development programs; D. To promote the efficient use of urban lands, including the
encouragement of compatible infill development on vacant and passed-over parcels; E. To
encourage and to support rehabilitation of the physical environment and programs for the
conservation and revitalization of urban areas; F. To foster harmonious, orderly and efficient
growth, development and redevelopment; and G. To aid in the prevention or elimination of slums
or blight. 

1 The UCD may impose regulations in addition to those of the underlying zoning district.  See Section 4-2300 of the
City of Springfield, Missouri zoning code. 

2 See Art. III, §8(A) of the District Regulations.

3 Id.

4 See Art. III, §8(B)(4) of the District Regulations.

5 See Page 9 (Objective 3) of the Rountree Neighborhood Plan Addendum.

6 See Figure 18-5 of the GMLUP.

7 See Figure 18-7 of the GMLUP.

8 See Figure 18-5 of the GMLUP.

is a zoning district with special standards that may exceed that of the city, recognizing and
protecting the unique nature of the area (the “District Regulations”).1  Area E (also known as the
Cherry Street Corridor Area) serves as home to many MSU students and contains a mixture of
multi-family and single family housing stock.2 The District Regulations governing Area E are
intended to, among other things, “promote the mixed residential nature of the area to provide
housing opportunities for students and to protect adjacent single-family areas from the adverse
effects of higher intensity development.”3  Multi-family dwelling is a permitted use under the
District Regulations.4 Commercial uses are not permitted under the District Regulations.  In
addition, the Rountree Neighborhood Plan Addendum stresses how “[d]ilapidated, vacant and
abandoned houses and other structure affect not only their own viability but lend an air of neglect
to adjacent properties” creating safety hazards and making them less valuable.5  As noted in the
Blight Report, one of the properties in the Redevelopment Area has been vacant for some time,
thus increasing the need for need for redevelopment.  The City’s Growth Management and Land
Use Plan (“GMLUP”), is a component of the Vision 20/20 Springfield-Greene County
Comprehensive Plan.6 The GMLUP was adopted in November 2001 in order to provide broad
guidance for private and public physical development of the region.  Although the GMLUP
seems to indicate the area is appropriate for Low-Density Housing, the GMLUP indicates areas
directly to both the west and east of the Redevelopment Area are appropriate for Medium or
High Density Housing.7  Given the close location of the Redevelopment Area to these adjacent
areas, in addition to the location near the Missouri State University Activity Center,8 it follows
that the Redevelopment Area is appropriate for Medium or High Density Housing. 

2. Current Condition of Redevelopment Area.
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9 See Page 9 (Objective 3) of the Rountree Neighborhood Plan Addendum.

10 See Section 4-2302 of the City of Springfield, Missouri Zoning Ordinance.

As discussed in the preceding Blight Report, notwithstanding the Developer’s
commercially reasonable efforts to maintain the Redevelopment Area, the Redevelopment Area
suffers from much physical deterioration, insanitary and unsafe conditions, and is afflicted by
conditions which may endanger life or property.  Specifically, the 1361 House has been vacant
for some time and the 1365 House is vacant also.  Substantial capital investment will be needed
to fully rehabilitate and revitalize the Redevelopment Area, which further compounds the
economic obsolescence of the Redevelopment Area.  The Developer will be investing 15%
equity of the estimated $1.4 million Project cost.

Further, the Redevelopment Area is not capable of providing housing accommodations to
its utmost potential. The buildings in the Redevelopment Area only contain a total of three (3)
small rental units. This severely limits the number of individuals who can live in the
Redevelopment Area. The configuration of the Redevelopment Area does not allow it to support
its highest and best use, which is medium to high density housing. This underutilization prevents
the Redevelopment Area from generating taxes to its utmost potential and from fully
contributing to the potential vitality of the UCD and surrounding areas.

3. Conformance of Redevelopment Plan with the UCD and GMLUP.

The Redevelopment Plan provides for the construction of a pocket neighborhood
consisting of six (6) residential units, which will be located in the vicinity of MSU's campus,
within three (3) blocks of the Greater Downtown District and within a block of various
commercial uses located around E. Cherry Street and S. Pickwick Ave. Each of the residences
will contain two (2) to three (3) bedrooms and up to two and a half (2.5) bathrooms and possess
the appearance of a single family residence. The pocket neighborhood will also have a six (6)
unit detached garage with an assigned parking space for each residence.  In total, the project will
accommodate six (6) to twelve (12) individuals.  The Project will include landscaping and
architectural/design elements consistent with the UCD and surrounding properties as well as
incorporate modern farm house design features such as a front porch and a picket fence garden.
The new construction will remedy blight by creating a desirable living environment for residents,
increasing the taxes generated by the Redevelopment Area, and encouraging further investment
in the area.  In particular, the redevelopment of a vacant property will cure the “air of neglect to
adjacent properties” which creates safety hazards and makes nearby land less valuable.9  As
reflected on the preliminary site plan in Exhibit   “C” attached hereto and incorporated herein, the
site will be redeveloped to utilize the Redevelopment Area to its full potential. Preliminary floor
plans for the pocket neighborhood residential units are attached hereto as Exhibit   “D” and
incorporated herein. This will increase density by providing housing for approximately six (6) to
twelve (12) individuals, which will in turn increase the area's pedestrian traffic and level of
activity. 

The Redevelopment Plan is consistent with the intent of the UCD, in that it will: (i)
promote the efficient use of urban lands, (ii) encourage and support rehabilitation of the physical
environment, and (iii) aid in the prevention or elimination of slums or blight.10  In particular, the
Redevelopment Plan will remove two vacant homes from the Redevelopment Area.  The
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Redevelopment Plan is harmonious with surrounding uses and the development will consist of
landscaping and architectural/design elements consistent with the UCD – including those
depicted on “Exhibit D” attached hereto and incorporated herein.  Specifically, the Developer
will incorporate features such as front porches, corbels, shutters, window boxes, landscaping,
and the planting of saplings near sidewalks.  In addition, the Developer has already incorporated
suggestions of the neighborhood into the design, including the reduction in height of the
residential units to two stories.  Although the Redevelopment Area is zoned R-HD, the
Redevelopment Plan acknowledges and respects the residential nature of certain portions of the
surrounding area through the provision of off-street parking, limited building height, and density
well below the applicable zoning limits and is consistent with the intent of the UCD.

Without the comprehensive renovation and rehabilitation of the Redevelopment Area, its
physical condition will continue to deteriorate and detract from the area.  Thus, implementation
of the Redevelopment Plan is needed to remediate blight in the Redevelopment Area, to create a
safe and desirable living environment that more fully utilizes the property, increase the taxable
revenues to the City.

C. Redevelopment Plan Objectives and Strategies

The primary objective of the Redevelopment Plan is to remove blight and to redevelop
the area for use as higher density housing. The Project involves the construction of a pocket
neighborhood consisting of six (6) residential units. Each of the units will contain two (2) to
three (3) bedrooms and up to two and a half (2.5) bathrooms and will be limited to two (2) stories
in height.  Each unit will possess the appearance of a single family structure through thoughtful
design.  In total, the project will accommodate up to approximately six (6) to twelve (12)
individuals.  The Project will also provide on-site parking (in the form of a six (6) unit detached
garage with dedicated spaces) and will utilize outdoor lighting as needed with the intent to create
a safe living environment for the residents. The Project will include landscaping and
architectural/design elements consistent with the UCD and surrounding properties as well as
incorporate modern farm house design features such as a front porch and a picket fence garden.
The Project is anticipated to be built using certain “green” building standards to maximize
energy savings.

IV. Land Use Plan:

A. Former and Existing Land Use

The Redevelopment Area currently consists of two (2) houses. The 1365 House is
currently divided into three (3) multi-family dwelling units, is vacant.  The 1361 House, a single-
family residential structure, is vacant.  The Developer recently acquired the Houses in early
2016.  

B. Proposed Land Use

The proposed land use for the Redevelopment Area is as a pocket neighborhood
consisting of six (6) residential units.  Each residence is intended to contain two (2) to three (3)
bedrooms and serve as a residence for one (1) to two (2) individuals.  All the units in the pocket
neighborhood will be limited to two (2) stories in height and each unit will be designed with the
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11 Note, the preliminary site plan includes the residential units and associated garage structure.

12 Note, 1365 E. Cherry is currently owned by an affiliate of the Developer, 311 S. Hampton, LLC.

character of a modern farm house to include a front porch and picket fence garden, thereby
possessing the appearance of a single family structure. All of the living space will be on the
ground floor except for one (1) to two (2) bedrooms and one (1) bathroom on the second floor. A
preliminary site plan reflecting the proposed land use in Redevelopment Area is attached as
Exhibit “C” and incorporated herein.11

C. Existing and Proposed Zoning

The existing zoning for the Redevelopment Area is High-Density Multi-Family
Residential District (R-HD). Moreover, the Redevelopment Area is located in the Rountree
Urban Conservation District. There is no new zoning proposed for the Redevelopment Area.
The Project is consistent with zoning requirements. 

D. Regulations and Controls

Redevelopment of the Redevelopment Area shall be subject to all applicable Springfield,
Missouri Codes and Ordinances, including the District Regulations.

V. Execution of the Project:

A. Execution

The Developer or its successors in interest shall be responsible for executing the
redevelopment of the Redevelopment Area in accordance with the Redevelopment Plan.

B. Land Acquisition

There will be no land acquisition required to implement the Redevelopment Plan, as the
Developer owns the land within the Redevelopment Area.12

C. Financing

The Developer is utilizing conventional financing to finance the Project.  Developer will
contribute 15% of the estimated $1.4 million cost of development.

D. Disposition of Property

No land is proposed to be disposed of within the Redevelopment Area.

E. Plan for Relocation Assistance

Both the 1361 House and 1365 House are vacant.

F. Redevelopment Schedule and Estimated Dates of Completion
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13 Previous traditional financing sources have required Loan-to-Value ratios not to exceed 75% and Debt-Service ratios

not less than 1.20.

The Developer estimates that each stage of the Project will be completed in accordance
with the following schedule:

 Pre-Construction (Inspections/Permits): Completed by September 2018
 Site Work (Demolition): Completed by October 2018
 Construction of Building: Completed by June 2019

G. Taxation

The Developer or its successors in interest may apply to the Land Clearance for
Redevelopment Authority for tax relief pursuant to Sections 99.700 to 99.715 of the Missouri
Revised Statutes, 2000.

H. Covenants

The Redevelopment Plan shall run with the land and require the Developer and any
successors in interest to redevelop the real property within the Redevelopment Area in
accordance with the specified uses in the Redevelopment Plan if they wish to benefit from tax
relief available under Sections 99.700 to 99.715 of the Missouri Revised Statutes, 2000.

VI. Other Provisions:

A. Compliance with General Plans

As discussed in Article III, Section B above, the Redevelopment Plan for the
Redevelopment Area conforms to the Rountree Neighborhood Plan and the District Regulations.

B. Compliance with Workable Program

Pursuant to Section 40-13(a)(1) of Article II of Chapter 40 of the Springfield City Code
(the “Code”) the Project described in this Redevelopment Plan would not be financially feasible
“But-for” the allowance of tax abatement.  An estimated Project budget evidencing the funding
sources and supporting this conclusion is attached as Exhibit E.   Exhibit E also includes pro
forma financial statements which additionally support the conclusion that “But-for” the tax
abatement provided to the Project that the development of this high quality and attractive pocket
neighborhood providing housing for six (6) to twelve (12) individuals that eliminates existing
blight would not be feasible.

The Base Pro-Forma estimates rents per unit of $2,000/month with a 5% vacancy
allowance.  The Base Pro-Forma also estimates total expenses are estimated to be approximately
25% of gross income and includes an estimated tax abatement figure of 65%.  Total Net
Operating Income after debt-service would be approximately $18,000/year.  This Base Pro-
Forma establishes an estimate of financial ratios (including a 74.55% Loan-to-Value and 1.21
Debt-Service) that are traditionally acceptable ratios in the financing of development projects.13
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If no tax abatement were provided and rents were reduced by $150/month, everything else
remaining equal, the Loan-to-Value ratio would increase to 89.19% and the Debt-Service ratio
would drop to 1.01.  These figures would make it impossible to develop this project through
traditional financing methods.  Even if rents were maintained at $2,000/month and no abatement
was provided, Loan-to-Value would be 80.61% and Debt-Service 1.12.  It is evident that this
Project could not be developed but-for the allowance of tax abatement.

The Project will be subject to the property taxes due to the Greene County Assessor
based upon their assessed valuation of the completed Project.

C. Compliance with State and Local Law

The Redevelopment Plan shall be implemented in conformance with the requirements of
state and local law. 

D. Compliance with Redevelopment Agreement

Prior to application for Certificate of Qualification for Tax Abatement (the “Certificate”)
issued in connection with this Project, a redevelopment Agreement must be executed between
the applicant for the Certificate and the City.  The provisions of the Redevelopment Agreement
between the City and the applicant are essential provisions of the Redevelopment Plan and
violations of the Redevelopment Agreement shall also constitute violations of the
Redevelopment Plan. The Redevelopment Agreement shall at a minimum address the
requirements specified in Section 4-14 of the Code.

E. Population Density

The Project will provide six (6) housing units on a 0.5 acre site (12 du/acre).  Each
residence will include two (2) bedrooms and two (2) bathrooms.  In total, the Project will provide
housing for twelve (12) to eighteen (18) individuals.

F. Public Facilities

It is not anticipated at this time that the Project will require any additional public facilities
or utilities. 

VII. Procedure for Changes or Modification of Plan

Upon application by the Developer or its successors in interest, the Redevelopment Plan
may be amended or modified by the Land Clearance for Redevelopment Authority with the
consent of the Planning and Zoning Commission. When the proposed amendment or
modification substantially changes the Redevelopment Plan, the City Council must also approve
the amendment or modification.

VIII. Chapter 99 Scorecard

A. Development in Financially Distressed Areas
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14  https://www.springfieldmo.gov/DocumentCenter/View/17058/Median-Household-Income-Map-2009-2013

15  http://www.city-data.com/poverty/poverty-Springfield-Missouri.html

16  Id.

17 See Sec. 36-482 - Landscaping and bufferyards, of the City of Springfield, Missouri Zoning Ordinance.

The Project is being constructed in the UCD.  According to data from the 2009-2013
American Community Survey provided for the U.S. Census Bureau related to the City of
Springfield, the average median income for the area was $23,321-$31,146.14  Data sources
indicate that the poverty rate in the Redevelopment Area is 35.7% and households maintain a
median income of $11,250.15  However, the Project will serve populations in the vicinity of
Missouri State University that indicates an 81.4% poverty rate with a median household income
of $7,467.16  The poverty rate is unsurprising as much of the available housing in the vicinity of
the Redevelopment Area supports housing for a student population due to the proximity of
Missouri State University.  Based on the existing poverty rate, the Chapter 99 Scorecard will
allow an additional 5% -7% abatement.

B. Community Benefit

The Redevelopment Plan provides for the construction of a pocket neighborhood 
consisting of six (6) residential units with a single family structure appearance.  The 
Redevelopment Plan does not provide for the construction of any retail projects resulting in the 
creation of full-time employment or tax generation.  It is not anticipated that additional tax 
abatement under this category will be applicable although the approximately six (6) to twelve 
(12) individuals tenants of the units will certainly contribute to the local retail economy.

C. Community Image/Design

The Project design calls for the units in the pocket neighborhood to share similar height, 
bulk plane, set back, and proportion.  The design also calls for articulated building facades and 
has landscape features such as a front porch, picket fence gardens, trees, planters, and a 
courtyard that will cumulatively exceed any landscaping requirements required of the Project 
under any landscaping plan required by the Municipal Ordinance Code of Springfield, MO for 
review and approval by the director of building development services.17  Accordingly, the 
Chapter 99 Scorecard credits these design features of the Project with an additional 6% 
abatement.

D. Enhanced Public Safety

The Project intends to install wireless security cameras that monitor activity in the more 
open areas of the Project, such as alleyways, courtyard, and garage areas.  This will add 
enhanced safety to the residents of the pocket neighborhood and to the public generally.  These 
cameras will be registered with the Springfield Police Department to assist with crime 
prevention.  Accordingly, the Chapter 99 Scorecard credits these design features of the Project 
with an additional 3% abatement.

E. Environmental Stewardship

https://www.springfieldmo.gov/DocumentCenter/View/17058/Median-Household-Income-Map-2009-2013
http://www.city-data.com/poverty/poverty-Springfield-Missouri.html
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18 See Article II, Sec. 40-15(a)(1) of the City of Springfield, Missouri Municipal Code.

19 See General Ordinance 6437, City of Springfield, Missouri, March 27, 2018, Exhibit A - Chapter 99 Scorecard.

The Project being constructed is not subject to Brownfield remediation.  The Project will 
be constructed with high quality materials and comply with all required building and design 
requirements established by the City of Springfield, MO.  Where possible and feasible, green 
materials and materials that add to the efficiency of energy savings will be utilized.  The Project 
does not anticipate utilizing construction materials containing PAH (coal tar).  Accordingly, the 
Chapter 99 Scorecard credits this commitment not to utilize these types of construction materials 
with an additional 2% abatement.

F. Total Abatement

“The minimum level of authorized Tax Abatement for projects with an approved 
Redevelopment Plan shall be 50%.”18  The Tax Abatement level can be increased up to 75% 
utilizing the approved Tax Abatement Scorecard.19  Based upon the Project description as set 
forth herein, the Redevelopment Plan would qualify for an additional Tax Abatement of 16-18%.
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Exhibit A

Map of Redevelopment Area
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Exhibit B

Legal Description of Redevelopment Area

ALL OF LOTS THIRTEEN (13) AND FOURTEEN (14), AMENDED PLAT OF RALPH
WALKER’S SECOND SUBDIVISION, IN THE CITY OF SPRINGFIELD, GREENE
COUNTY, MISSOURI.
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Exhibit C

Site Plan
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Exhibit D
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Exhibit E
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1See MO. REV. STAT . § 99.320(3).
2See Land Clearance for Redevelopment Auth. of City of St. Louis v. Inserra, 284 S.W.3d 641, 647-48 (Mo. Ct. App.
2009).

Blight Report
East Cherry Pocket Neighborhood Redevelopment Area

I. General:

The Land Clearance for Redevelopment Authority Law (the “LCRA Law”) is set forth in
Sections 99.300 through 99.660 of the Missouri Revised Statutes and was enacted in 1951 to
help local municipalities eradicate “blighted areas” in the community and to encourage
rehabilitation and redevelopment of those areas by private enterprise. Through the LCRA Law,
municipalities and private citizens are able to work together to achieve the goal of fostering
economic opportunities and improving property values in cities throughout Missouri.

The LCRA Law defines “blighted area” as an area which, by reason of the predominance
of (1) defective or inadequate street layout, (2) insanitary or unsafe conditions, (3) deterioration
of site improvements, (4) improper subdivision or obsolete platting, or (5) the existence of
conditions which endanger life or property by fire and other causes, or any combination of such
factors, (a) hinders the provision of housing accommodations, (b) constitutes an economic or
social liability, or (c) constitutes a menace to the public health, safety, morals, or welfare in its
present condition and use.1 Missouri courts have determined that a finding of blight is proper
where, when considering an area in its present condition and use, the first five factors listed in
the first half of Section 99.320(3) above, whether individually or in combination, produce one of
the circumstances named in the second half of this Section.2

A. Introduction:

This Blight Report for the East Cherry Pocket Neighborhood Redevelopment Area (this
“Blight Report’) is being submitted by Say You Can, LLC, a Missouri limited liability company
(such entity, or its successors and assigns, is referred to as the “Developer”), for the purpose of
demonstrating that the Redevelopment Area (as defined below) should be declared blighted
pursuant to the LCRA Law. This Blight Report will demonstrate (i) that the Redevelopment Area
is a “blighted area” under the LCRA Law due to the predominance of (1) deterioration of site
improvements, (2) insanitary and unsafe conditions, (3) obsolete platting, and (4) the existence of
conditions which endanger life and property by fire and other causes, and (ii) because of the
aforementioned conditions, the Redevelopment Area hinders the provision of housing
accommodations, constitutes an economic and social liability, and is a menace to the public
health, safety, morals, and welfare in its present condition and use.  Importantly, the
determination of blight focuses on whether the Redevelopment Area, as a whole (and not
individual lots), suffers from a predominance of the aforementioned conditions.  

B. Background:
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3 Note, the 1365 House is currently owned by an affiliate of the Developer, 311 S. Hampton, LLC.

The Developer shall remediate blight and redevelop the area in accordance with the
Redevelopment Plan following this Blight Report.

There are two (2) residential structures in the Redevelopment Area, all of which were
built on two (2) long and narrow parcels of land which are located on the north side of East
Cherry Street.  One structure is commonly known as 1361 E. Cherry Street (“1361 House”) and
the other is commonly known as 1365 E. Cherry Street (“1365 House” and collectively with the
1361 House, the “Houses”).  The Developer acquired both Houses in early 2016.  The 1365
House3 which has been divided into three (3) multifamily dwelling units is now vacant and the
1361 House has been vacant for some time.

II. Redevelopment Area Description:

The Redevelopment Area includes approximately 0.5 acres of real property located on
the North Side of East Cherry Street between South Kickapoo Ave. and Pickwick Avenue in the
City of Springfield, Missouri (the “Redevelopment Area”). A map identifying the
Redevelopment Area is attached hereto and incorporated herein as Exhibit    “A” and the
Redevelopment Area is legally described on Exhibit    “B” attached hereto and incorporated
herein.

III. Evidence In Support of Blight:

The LCRA Law provides municipalities with a tool to encourage the redevelopment of
areas within a city by private developers, which facilitates the renewal of downtrodden portions
of a city without necessitating excessive expenditures of public funds. The City of Springfield
(the “City”) has utilized this tool over the past few decades in blighting large tracts of property to
the west of the Redevelopment Area. 

The property within the Redevelopment Area, which is quickly nearing the end of its
economic life, is of comparable age and in substantially similar condition to many of the blighted
properties within these adjacent areas. 

The key factors evidencing the Redevelopment Area as a “blighted area” under section
99.320(3) of the Missouri Revised Statutes are discussed in detail below. Photographs
demonstrating some of these factors are included in the Property Inspection Reports (defined
below). 

A. Deterioration of Site Improvements.

In general, deterioration refers to any physical deficiencies or disrepair in buildings or
site improvements requiring treatment or repair. Deterioration may be evident in basically sound
buildings containing minor defects, such as lack of painting, loose or missing floor tiles or
ceiling panels, or holes and cracks over limited areas. Deterioration which is not easily curable
and which cannot be accomplished in the course of normal maintenance includes defects in
primary and secondary building components. Primary building components include the
foundation, exterior walls, floors, roof, wiring, etc. Secondary building components include
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4The Property Inspection Reports are attached hereto and incorporated herein as Exhibit “D.” The Property 
Inspection Report for the 1361 House is attached to Exhibit D as Figure 1 (the “1361 Report”) and the Property 
Inspection Report for the 1365 House is attached to Exhibit D as Figure 2 (the “1365 Report”).  Note: When used in 
the Property Inspection Reports, the word “common” is meant to indicate that a condition is widespread or 
frequently occurring (i.e., common cracks).
5See page 4 of the 1361 Report.
6See page 5 of the 1361 Report.
7 See page 7 of the 1361 Report.
8See page 7-8 of the 1361 Report.
9 See page 22 of the 1361 Report.
10 See page 9 of the 1361 Report.
11See page 9-10 of the 1361 Report.
12 See page 11 of the 1361 Report.
13 See page 21 of the 1361 Report.
14 See page 25 of the 1361 Report.
15See page 28 of the 1361 Report.

doors, windows, frames, fascia materials, etc. Deterioration of sidewalks, parking areas, and
other similar site improvements is evidenced by settled areas, gravel sections, cracks,
overgrowth, or depressed curb areas.

As reflected by the Property Inspection Reports dated August 18, 2016 and prepared by
A-1 Home Inspection (the “Property Inspection Reports’’),4 the Redevelopment Area as a whole
suffers from deterioration, which is exhibited by defects in both primary and secondary building
components. 

1. The 1361 House.

The 1361 House is a residential structure with frontage on East Cherry Street. The
sidewalk serving the 1361 House is uneven, resulting in a tripping hazard and needs significant
repair or replacement. 5 The exterior stairs to the structure exhibit cracks and deterioration and
either lack or need repaired a handrail for safety.6  In addition, the exterior walls of the 1361
House show flaking paint and deterioration on trim, which requires repair and/or repainting.7

Moreover, holes in asphalt paper can be observed on gables and the 1361 House’s guttering
rusted through, damaged, and requires replacement.8  Also, many of the exterior windows of the
structure are missing or need replacement.  In fact, the 1361 Report notes that four broken
windows are notes on the main level of the home, requiring replacement, and the dining room
and three basement windows are missing and will need to be replaced.9  Broken window glass is
a hazard.

The foundation of the structure also exhibits evidence of past/present water damage and
needs to be fully evaluated.10  Other evidence of deterioration of site improvements in the 1361
House include the location of a large hole in the concrete floor and a poorly supported basement
stairway – which will need to be replaced.11  In addition, the stairway covering is damaged and is
leaning, posing a danger to occupants of the property.12

The front door of the 1361 House is missing glass and is in other disrepair which will
require replacement.13  In addition, the floors are sloped and uneven.14  The kitchen is in disarray
and the plumbing has been disconnected.15  The ceilings are sagging and damaged, exhibit
moisture stains and cracks, and have missing plaster.16  As discussed below, no smoke detectors
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16 See page 24-25 of the 1361 Report.
17 See page 26 of the 1361 Report.
18 See page 16 of the 1361 Report.
19 See page 17 of the 1361 Report.
20 See page 8 of the 1365 Report.
21 See page 4 of the 1365 Report.
22 See page 10 of the 1365 Report.

are located on the main level and gas logs lack modern features, which all of which is a safety
hazard.17  On top of all of the factors noted above, the 1361 House’s furnace has been removed,
utilities been inactivated18, and lacks air conditioning units.19

2. The 1365 House.

Although to a much lesser extent than the 1361 House, the 1365 House also exhibits a
deterioration of improvements.  

The 1365 House is a small residential structure located east of the 1361 House.  The
sidewalk has common cracks and a deteriorating surface and requires repairs.  The foundation of
the 1365 House exhibits cracks, deterioration and displacement and requires further evaluation.20

Moreover, signs a settlement and loose footing can be observed in the exterior stairs, which may
require evaluation and repair by a qualified contractor.21  In addition, some spotty mold growth
and damaged sub-floor was located in a portion of the basement.22

When looked at as a whole, the Redevelopment Area contains a preponderance of a
deterioration of site improvements, under LCRA Law’s definition of a “blighted area”.  

B. Insanitary/ Unsafe Conditions.

In addition to the general physical deterioration discussed above, the Redevelopment
Area is also afflicted with a variety of insanitary and unsafe conditions. There is evidence of
water damage in all of the Houses, particularly the 1361 House.  The dampness and moisture
evidenced by the stains inside the Houses have likely facilitated the growth of mold.  All sources
of water should be identified and addressed. In additionally, gutters should be cleaned, repaired
and replaced, as applicable. Thereafter, mold remediation will be required at the locations that
show signs of water damage.

As noted above and in the Inspection Reports, many of the sidewalks and exterior and
interior stairs in the Redevelopment Area either lack railings or have insufficient railings, which
create a trip and fall hazard. To remedy this issue, appropriate railings should be added as
applicable. Moreover, uneven surfaces on the interior and exterior of the Houses should be
repaired.  Smoke detectors are missing in the 1361 House and need to be added to improve fire
safety and gas logs lack modern safety features and need to be replaced.  To become habitable,
among other things, the 1361 House will need to be repaired to include a furnace, air
conditioning, connection of plumbing, and kitchen appliances. 

The wiring of the Houses also exhibit unsafe conditions.  In particular, in the 1361
House, improper wiring is noted23 and in the 1365 House, trees touch wires24 – both of which are
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23 See page 29 of the 1361 Report.
24 See page 21 of the 1365 Report.
25 See page 17 of the 1361 Report.
26 See page 14 of the 1361 Report.
27 See, e.g., Timothy Ehrhart, Vacant Property Presents Unique Hazards, Property Casualty 360 (May 11, 2009), 
available at http://www.propertycasualty360.com/2009/05/11/vacant-property-presents-unique-hazards.
28 Id.
29 Id.
30 Id.

fire hazards.  The 1361 House has holes, cracks other defects in the exterior walls, including
several missing windows. Dirt, insects, and vermin can enter the Houses through such openings,
creating insanitary conditions.  

C. Conditions that Endanger Life or Property by Fire or other Causes.

Endangerment by fire and other causes is typically due to the presence of structures
below minimum code standards. Such code standards include building, property maintenance,
fire, environmental or other governmental codes applicable to a particular property. The principal
purpose of such codes is to require buildings to be constructed and maintained so that they will
have the capacity to support the type of occupancy and necessary fire and similar hazard
protection or to establish the minimum standards essential for safe and sanitary use, occupation,
and/or habitation.

The Redevelopment Area exhibits several conditions that may endanger life or property.
Since the Houses were both constructed long before 1978 when the use of lead based paint was
banned in the United States, it is likely that layers of lead based paint are present.  Lead is a
highly toxic metal that may cause a range of health problems, especially in young children.
When lead is absorbed into the body, it can cause damage to the brain and other vital organs, like
the kidneys, nerves and blood.  All painted surfaces should be tested for the presence of lead
paint.  Applicable areas should be remediated by a licensed professional.

In addition, the 1361 House lacks fire detectors, which in the case of a fire will
significantly endanger life or property.  As discussed below, this threat is even more significant
given that the 1361 House is vacant.  Moreover, exposed wiring25  and uncapped gas lines are
noted in the 1361 House26, both of which are fire hazards.  Moreover, the gas logs in the 1361
House lack modern safety features and will require replacement.

As noted above, the 1361 House is vacant.  As a vacant property, this creates a number of
conditions which endanger life or property.27  Specifically, small hazards, such as an exposed
wire or a slow water leak, can go undetected and leader to much larger problems.28  As an
example, a minor water leak or other moisture issues can result in the accumulation of mold.29

In addition, “[v]acant properties may attract trespassers, arsonists, thieves or other criminals.”30

The prospect of these individuals entering the 1361 House may result in significant risks to not
only the Redevelopment Area as a whole, but also the surrounding neighborhood. 

D. Obsolete Platting

http://www.propertycasualty360.com/2009/05/11/vacant-property-presents-unique-hazards


7 WA 8599837.4

31See Section 4-1400 of the City of Springfield, Missouri Zoning Ordinance.   Commercial uses are limited in the R-
HD District.
32See Section 4-1404 of the City of Springfield, Missouri Zoning Ordinance.
33 See Ordinance No. 3645 (adopted on July 22, 1985).  In connection with the establishment of the UCD, the City 
adopted the Rountree Area Neighborhood Plan (dated July 1985) (such document, as amended by the Rountree 
Neighborhood Plan Addendum, dated May 14, 2001) is referred to as the “UC Plan”).  According to Section 4-
2302, the purpose of the UC Plan and the UCD, include but are not limited to the following: 

B. To maintain neighborhood character and integrity by focusing special attention on the
maintenance of the physical environment; the enhancement of physical, social and economic
resources and the accommodation of desirable change; C. To prevent economic obsolescence and
to promote reinvestment by fostering stable property values through a high level of economic
activity, maintenance of essential urban services and by focusing financial assistance and other
economic development programs; D. To promote the efficient use of urban lands, including the
encouragement of compatible infill development on vacant and passed-over parcels; E. To
encourage and to support rehabilitation of the physical environment and programs for the
conservation and revitalization of urban areas; F. To foster harmonious, orderly and efficient
growth, development and redevelopment; and G. To aid in the prevention or elimination of slums
or blight. 

34 The UCD may impose regulations in addition to those of the underlying zoning district.  See Section 4-2300 of the
City of Springfield, Missouri zoning code. 
35 See Art. III, §8(A) of the District Regulations.

An area is generally deemed to suffer from obsolete platting when the parcels are 1) of a
limited or narrow size and configuration or 2) of irregular size or shape that would be difficult to
develop on a planned basis and in a manner comparable with contemporary standards.

There are two (2) residential structures in the Redevelopment Area.  The lots on which
the 1361 House and 1365 House are situated are long and narrow.  As a result of the deep and
narrow configuration of the lots, it would be very difficult to redevelop the lots in a manner
consistent with applicable zoning codes and contemporary standards.

The deep and narrow configuration of the lots coupled with the location of the houses
hinders efficient use of the land in that it causes large portions of the Redevelopment Area to be
underutilized. The nature of the single-family houses compounds this problem due to the limited
number of individuals who may reside within the Redevelopment Area. This underutilization
conflicts with the intent of the area’s zoning.  The Redevelopment Area is zoned High-Density
Multi-Family Residential District (R-HD), which is designed for multi-family dwelling units and
other more intense developments.31  Importantly, the construction of new single family dwellings
is not permitted in R-HD to ensure that development of the property in this zoning district is not
preempted by less intense development.32

Moreover, The Redevelopment Area is located in Area E of the Rountree Urban
Conservation District (the “UCD”).  The UCD was approved by Springfield City Council in
1985 to allow the neighborhood to identify and solve problems associated with trash, noise, and
safety.33 The UCD is a zoning district with special standards that may exceed that of the city,
recognizing and protecting the unique nature of the area (the “District Regulations”).34  Area E
(also known as the Cherry Street Corridor Area) serves as home to many MSU students and
contains a mixture of multi-family and single family housing stock.35 The District Regulations
governing Area E are intended to, among other things, “promote the mixed residential nature of
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36 Id.
37 See Art. III, §8(B)(4) of the District Regulations.
38 See Page 9 (Objective 3) of the UC Plan.
39See Section 4-2302 of the City of Springfield, Missouri Zoning Ordinance.
40Based on 2016 data from the Greene County Assessor’s website.

the area to provide housing opportunities for students and to protect adjacent single-family areas
from the adverse effects of higher intensity development.”36  Multi-family dwelling is a
permitted use under the District Regulations and, as discussed in the Redevelopment Plan below,
consistent with surrounding uses.37 Commercial uses are not permitted under the District
Regulations.  In addition, the UC Plan stresses how “[d]ilapidated, vacant and abandoned houses
and other structure affect not only their own viability but lend an air of neglect to adjacent
properties” creating safety hazards and making them less valuable.38  The current configuration
of the Redevelopment Area is incompatible with the intent of the UCD, in that it does not: (i)
promote the efficient use of urban lands, (ii) encourage and support rehabilitation of the physical
environment, and (iii) aid in the prevention or elimination of slums or blight.39

The narrow size of the lots in the Redevelopment Area in conjunction with the
configuration of the Houses prevent the Redevelopment Area from being used for this purpose to
its full potential.  Thus, due to its size and the difficulty in fully developing it in its current
configuration, the Redevelopment Area suffers from obsolete platting.

IV. Impact of the Redevelopment Area’s Blighted Conditions:

Missouri law only requires that the current condition of a redevelopment area produce
one (1) of the three (3) following circumstances for a finding of blight: 1) it hinders the provision
of housing accommodations, 2) it constitutes an economic or social liability, or 3) it is a menace
to public health, safety, morals, and welfare. However, the combination of blighting factors
plaguing the Redevelopment Area creates all three (3) of these circumstances.

The Redevelopment Area’s obsolete platting causes it to be significantly underutilized,
which prevents the area from being used to increase the number of residents who may live in the
area. Because of the single-family and triplex houses located within the Redevelopment Area, it
is incapable of supporting its highest and best use, which due to its proximity to MSU and the
City’s downtown, is higher density housing. This hinders the provision of the housing
accommodations that the area is capable of supporting, which in turn creates an economic
liability for the City in that the Redevelopment Area is not generating the amount of taxes that it
could otherwise produce. It also drastically limits the number of residents who could otherwise
live within the area and contribute to the area’s level of activity and growth.

Because of its age, the Redevelopment Area is afflicted by deteriorating site conditions
and is nearing the end of its economic life. As a result, the buildings in the Redevelopment Area
are collectively appraised at approximately $189,500.00.40 In 2016, this valuation resulted in a
tax liability of approximately $2,329, which is nominal when compared to the taxes generated by
other property in the immediate area that is being more fully utilized by newer structures for
higher density residential housing.
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The insanitary/unsafe site conditions present in the Redevelopment Area, pose a serious
menace to public safety and health – especially considering the fact that the 1361 House is
vacant. Each of these factors contribute to the economic and social liability created by the area in
that they cause a risk of physical injury to the City’s citizens and damage to surrounding
property. Furthermore, the downtrodden and deteriorated site conditions and underutilization of
the Redevelopment Area diminish the public morale and welfare with respect to the perception
of this portion of the City.

Comprehensive redevelopment of the Redevelopment Area is necessary to foster
additional economic activity and contribute to the growth of the City. Remediating all of the
issues discussed above is economically infeasible, particularly in the 1361 House, since the
likely costs of the repairs far exceed the value of the Houses. Further, even if such repairs were
made, due to the age of the Houses they are becoming functionally obsolete.  

Due to the condition and layout of the Redevelopment Area, substantial capital
investment will be necessary to remove the Houses and redevelop the area. Without such an
investment, the Redevelopment Area will further deteriorate, and the 1361 House will continue
to be vacant, and its economic efficiency will continue to decline and become an even greater
liability to the economic independence of the City. This underutilization combined with the
unsafe conditions in the Redevelopment Area hampers the economic vitality of the City by
failing to generate property tax revenues for the City to its full potential and significantly
limiting the number of people who can reside in the Redevelopment Area.

V. Conclusion:

Due to the predominance of insanitary and unsafe conditions, deterioration of site
improvements, obsolete platting, and the existence of conditions that endanger life and property
by fire and other causes, the Redevelopment Area hinders the provision of housing
accommodations, constitutes an economic and social liability, and is a menace to the public
health, safety, morals, and welfare in its present condition and use. The Redevelopment Area
qualifies as a ‘‘blighted area’’ as defined in section 99.320(3) of the Missouri Revised Statutes.
Accordingly, the City of Springfield should utilize the tools granted under the LCRA Law to
declare the Redevelopment Area a blighted area which will in turn help to facilitate rehabilitating
and renewing this portion of the City.
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Exhibit A

Map of Redevelopment Area
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Exhibit B

Legal Description of Redevelopment Area

ALL OF LOTS THIRTEEN (13) AND FOURTEEN (14), AMENDED PLAT OF RALPH
WALKER’S SECOND SUBDIVISION, IN THE CITY OF SPRINGFIELD, GREENE
COUNTY, MISSOURI.



Exhibit C WA 8599837.3

Exhibit C

Property Inspection Reports
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