
 

City of Springfield 
 

Agenda 
 

Land Clearance for Redevelopment 
Authority 

 

 

 

February 6, 2024 4:00 PM 
Conference Room 2 - West 
Busch Municipal Building 

840 N Boonville Avenue, 
Springfield, MO 

 
Rules and procedures can be found on the Agenda Center. 
 
1. CALL TO ORDER. 
    
2. ROLL CALL. 
    
3. APPROVAL OF MINUTES. 
    
  3.1. Approval of Minutes of October 18, 2023 and January 9, 2024 Meetings. 
    

 

      
4. NEW BUSINESS.  
    
  4.1. Request to recommend the Commercial-Pacific Street Redevelopment Area be 

declared a blighted area pursuant to Chapter 353, RSMo, the Urban Redevelopment 
Corporations Law; Commercial-Pacific Street Redevelopment Corporation, applicant. 

    
 

      
5. OTHER BUSINESS. 
    
6. ADJOURN. 
  

 

    
 
 
 
 
 
In accordance with Americans with Disabilities Act (ADA) guidelines, if you need special accommodations when 
attending any City meeting, please notify the City Clerk’s Office at 417-864-1651 as soon as possible to ensure 
our ability to accommodate your needs.  
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Springfield Land Clearance for Redevelopment Authority
Wednesday, October 18, 2023, at 4:00 PM

Conference Room 2-West
Busch Municipal Building

840 N Boonville Ave, Springfield, MO 

Minutes

1. Call to Order

2. Roll Call

Present:  Ryan Cosby, Ben Edmondson, and Stephanie Shadwick (Zoom)
Others Present:   Conan Dougherty and Austin Arnold
Staff:  Amanda Ohlensehlen, Matt Schaefer, Bill Weaver, Danny Perches, and Jill 
Burris

3. Approval of Minutes – December 6, 2022, and May 2, 2023

Ben Edmondson made a motion to approve the December 6, 2022, minutes and 
Stephanie Shadwick seconded the motion.  Motion was approved (3-0)

Ben Edmondson made a motion to approve the May 2, 2023, minutes and 
Stephanie Shadwick seconded the motion.  Motion was approved (3-0)

4. New Business

a. Request for Real Property Tax Abatement for redevelopment project 
inside the Kearney Street Corridor Redevelopment Area located at 2355 
North Glenstone Avenue: Chick-fil-A Inc., Applicant.

Stephanie Shadwick made a motion to approve.  Ryan seconded the 
motion.  Motion was approved (3-0)

5. Other Business

6. Adjourn 

Ben Edmondson made a motion to adjourn.  Stephanie Shadwick seconded the 
motion.  Motion was approved (3-0).
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Springfield Land Clearance for Redevelopment Authority
Tuesday, January 9, 2024, at 4:00 PM

Conference Room 2-West
Busch Municipal Building

840 N Boonville Ave, Springfield, MO 

Minutes

1. Call to Order

2. Roll Call

Present:  Ryan Cosby, Ben Edmondson, and Stephanie Shadwick
Others Present:   Kristin Marquess (O’Reilly), Christian Carroll, and Conan 
Dougherty
Staff:  Amanda Ohlensehlen, Matt Schaefer, Bill Weaver, Laura Vales, and Chris 
Hoeman

3. New Business

a. Request for Real Property Tax Abatement for redevelopment project 
inside the Downtown Redevelopment Area located at 430 South Avenue; 
South Street Developer, LLC, Applicant.

Note:  Ben Edmondson stated that he was the appraiser that ordered the 
appraisal and reviewed the appraisal on this project.

Ryan Cosby made a motion to approve.  Stephanie Shadwick seconded 
the motion.  Motion was approved (3-0)

4. Other Business

5. Adjourn 

Ryan Cosby made a motion to adjourn.  Ben Edmondson seconded the motion.  
Motion was approved (3-0).
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EXPLANATION TO REQUEST TO RECOMMEND THE COMMERCIAL-PACIFIC 

STREET 
  
FILED: 02/02/2024 
  
ORIGINATING DEPARTMENT: Economic Vitality 
  
TITLE:  
  
PURPOSE:  
  
BACKGROUND INFORMATION:      
   
Submitted By:  
  
Authorized for inclusion on the agenda pursuant to City Code section 2-33:  
   
Attachments: 1. Blight Report and Redevelopment Plan for the Commercial-

Pacific Street Redevelopment Area 
2. Exhibit E.1 - Pacific South Project Area Blight Report 
3. Exhibit E.2 - 540 E Commercial Project Area Blight Report 
4. Exhibit E.3 - Pacific North Project Area Blight Report 
5. Exhibit E.4 - Missouri Hotel Project Area Blight Report 
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BLIGHT REPORT 

& 

REDEVELOPMENT PLAN 
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 Blight Report 

I. General:

First enacted in 1943, Chapter 353 of the Missouri Revised Statutes is designated as “The 

Urban Redevelopment Corporations Law” (“Chapter 353”).  The purpose of Chapter 353 is to 

involve private enterprises in the task of eliminating “blighted areas.” Under Chapter 353, 

municipalities are authorized to provide twenty-five year tax abatements in exchange for the 

redevelopment of “blighted areas” under approved plans. Redevelopment under Chapter 353 may 

include reconstruction or rehabilitation of blighted areas for industrial, commercial, residential or 

public structure use. 

Tax abatement is only available to for-profit Urban Redevelopment Corporations 

organized pursuant to Chapter 353 and can only be extended to real property that has been found 

to be a “blighted area” by the municipality. 

Once a municipality approves tax abatement under Chapter 353, the abatement is available 

for a period of twenty-five years provided blight is remediated and the redevelopment area is 

redeveloped in accordance with a redevelopment plan approved by the municipality.  During the 

first ten years, the property is not subject to real property taxes except in the amount of real 

property taxes assessed on the land, exclusive of improvements, during the calendar year preceding 

the calendar year during which the Urban Redevelopment Corporation acquired the property.  

During the next fifteen years, the real property may be assessed at up to fifty percent of its true 

value.  “True value” is defined as the assessor’s assessed valuation of the property, based upon its 

fair market value at the time.  After this twenty-five year period, the real property will be subject 

to assessment and payment of all ad valorem taxes based on the true value of the property. 

II. Introduction:

This Blight Report for the Commercial-Pacific Street Redevelopment Area (this “Blight 

Report”) is made for the purpose of documenting the blighted conditions affecting the proposed 

Redevelopment Area (as hereinafter defined).  This Blight Report demonstrates (i) that the 

Redevelopment Area is a “blighted area” under Chapter 3531 due to its insanitary or unsafe conditions, 

deterioration of site improvements, or the existence of conditions which endanger life or property by 

fire and other causes, and (ii) because of the aforementioned conditions, the Redevelopment Area has 

become an economic and social liability, as well as a menace to the public health, safety, or welfare in 

its present condition.  These conditions make the Redevelopment Area  conducive to crime and creates 

an inability to generate reasonable taxes.  Professionally prepared Chapter 353 Qualification Studies 

from PGAV Planners for the parcels contained in the Redevelopment Area are attached hereto as 

Exhibit E (the “Blight Reports”).  This Blight Report summarizes certain high level conclusions of the 

1 Per RSMo §353.020(2), "Blighted area", an area which, by reason of the predominance of insanitary or unsafe 

conditions, deterioration of site improvements, 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, or welfare in its present condition 

and use. 
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Blight Reports while offering the Blight Reports themselves as direct support for the determination that 

the Redevelopment Area meets the statutory definition of being a “blighted area.” 

III. Redevelopment Area Description:

The Redevelopment Area consists of seventeen individual parcels of land, including the 

entire block located at the southeast intersection of E. Commercial St. and Jefferson Avenue, 

bounded on the north by E. Commercial St., to the west by Jefferson Ave., to the south by Pacific 

St. and to the east by N. Benton Ave., as well as adjacent properties to this described block located 

south of Pacific St. and also certain parcels located near the southwest corner of E. Comemrcial 

and N. Benton Ave.  The parcels are commonly known as 438, 434, 424-432, 412-420, 410, 500, 

540, 530, and 536 E. Commercial Street, as well as 1727 N. Washington Street, 1635 N. Benton 

Ave., 1630 N. Jefferson Ave., 1717 N. Benton Ave., 1703 N. Benton Ave., 1706 N. Jefferson Ave., 

420 E. Blaine St., and 421 E. Pacific, all in Springfield, Missouri (the “Redevelopment Area”).  

There are currently multiple vacant buildings in the Redevelopment Area, with only the buildings 

at 420 E. Blaine, 1717 N. Benton, and a portion of 424-432 E. Commercial Street being used in a 

limited capacity for storage.  The remainder of the Redevelopment Area consists of vacant 

buildings and unimproved land. 

The Redevelopment Area is depicted in the maps attached hereto and incorporated herein 

as Exhibit A, and is legally described on Exhibit B attached hereto and incorporated herein. 

IV. Blight Defined:

Chapter 353 defines “blighted area” as “an area which, by reason of the predominance of 

insanitary or unsafe conditions, deterioration of site improvements, 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, or welfare in its present condition and use.”2 

V. Evidence In Support of Blight:

See the Blight Reports contained in Exhibit E attached hereto for the parcels contained in 

the Redevelopment Area. These reports and descriptions clearly indicate the Redevelopment Area 

suffers from a predominance of blight. 

Additionally, it is necessary to consider Economic Underutilization. In Tierney v. Planned 

Industrial Expansion Authority of Kansas City, 742 S.W.2d 146, 151 (Mo. 1987), the Supreme 

Court of Missouri stated that “the concept of urban redevelopment has gone far beyond ‘slum 

clearance,’ and the concept of economic underutilization is a valid one.”  Accordingly, it is proper 

for a city to base its determination of blight on property being economically underutilized and 

otherwise not adding to a city’s vibrancy. The Redevelopment Area consists of aging buildings in 

seriously poor condition and in need of extensive replacements and repair.  Per the Blight Reports 

provided, the predominant majority of the properties located in the Redevelopment Area are 

insanitary, unsafe, and deteriorated to the point that they are menace to public health, safety, and 

2Mo. Rev. Stat. § 353.020(2) (2021). 
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welfare.3  Additionally, the Redevelopment Area is an economic liability where the City is 

foregoing maximizing potential tax revenue that could be generated from the redevelopment of the 

properties if the blight is eliminated and a redevelopment project supported.  The prosecution of 

this Redevelopment Plan will allow the entire Redevelopment Area to be used for its highest and 

best use, including a mix of commercial projects and residential housing facilities and as a result 

eliminate insanitary and unsafe conditions that predominantly exist throughout the Redevelopment 

Area that currently present a menace to public health and safety.  

VI. Impact of the Redevelopment Area’s Blighted Conditions 

See also the Blight Reports attached. 

Due to the predominance of blighting factors the Redevelopment Area constitutes a 

significant social and economic liability. These include insanitary and unsafe conditions4, 

economic underutilization, and a significantly degraded appearance that discourages new 

investment and development in the Redevelopment Area.  This results in social and economic 

liability not just for the Redevelopment Area but for the perception of the City as well.  

Furthermore, in its current condition, the Redevelopment Area is incapable of supporting its 

highest and best use and the cost of blight remediation and redevelopment is prohibitive towards 

supporting redevelopment.  To overcome the economic and social liability created by the 

Redevelopment Area and enable the Redevelopment Area to fully contribute to the community, 

the blight must be remediated and the Redevelopment Area rehabilitated. 

The current condition of the Redevelopment Area also impedes the economic vitality and 

independence of the City by failing to generate sufficient tax revenue and discouraging reinvestment 

in, or maintenance of, the Redevelopment Area and the areas that surround it. In its current condition, 

the entire Redevelopment Area is comprised of seventeen independent parcels currently assessed at 

$914,130.5 However, after rehabilitation, the Redevelopment Area will generate significant increases 

in assessed values resulting in the receipt of increased property taxes in the long-term in addition to an 

increase in activity that will generate additional sales tax revenue and redevelopment within and near 

the Redevelopment Area.  For example Pacific South Project Area (the first phase of development 

planned for the Redevelopment Area) is alone estimated to have an assessed value of $2,983,950 when 

complete.6 The increase in assessed valuation for the Pacific South Project Area alone is estimated 

to generate an estimated $1,218,4577
 in additional property tax revenue to the taxing jurisdictions over 

the course of the full 25-year Redevelopment Plan period. Thus, the Redevelopment Area's present 

physical condition and underutilization preventing the development of the Redevelopment Area 

diminishes its potential to generate property tax revenues for the City up to its full potential. Without 

the comprehensive redevelopment of the Redevelopment Area, its physical condition will continue to 

deteriorate and its economic efficiency will suffer. Further, due to the current state of the 

Redevelopment Area, substantial capital investment will be required to remove the blight and 

 
3   See Blight Reports referenced in Exhibit G.  In addition to the Blight Reports, the City’s Building Services 

Department has had multiple communications with representatives of the Developer in regards to scheduling 

existing buildings in the Redevelopment Area for demolition. 
4 The City’s building services department has sought to schedule demolition of existing structures within the 

Redevelopment Area. 
5 See Greene County Assessor's Office Information parcel information. 
6 See Greene County Assessor parcel information and Tax Impact Analysis contained in Exhibit F of the Redevelopment 

Plan. 
7 Id. 
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redevelop the area so it can be utilized for its highest and best uses, serving as a mixture of residential 

and commercial development. Without approval by the City of an economic development incentive 

program, it is unlikely that a developer will invest in the Redevelopment Area due to the prohibitive 

costs associated with the redevelopment. 

VII. Conclusion

As discussed in this Report and demonstrated in the attached Blight Reports, the 

Redevelopment Area, by reason of its insanitary or unsafe conditions, deterioration of site 

improvements, or the existence of conditions which endanger life or property by fire and other 

causes, and because of the aforementioned conditions, the Redevelopment Area has become an 

economic and social liability, which is a menace to the public health, safety, or welfare in its 

present condition.  The Redevelopment Area qualifies as a “blighted area” as defined in section 

353.020(2) of the Missouri Revised Statutes.  Accordingly, the City of Springfield should 

determine that Redevelopment Area is blighted. 
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Redevelopment Plan  

I. Introduction 

Commercial-Pacific Street Redevelopment Corporation (the “Developer”) has prepared the 

following plan (the “Redevelopment Plan”) for redevelopment projects within the Redevelopment 

Area (as hereafter defined).  These redevelopment projects will be developed in multiple phases, 

the first of which, the Pacific South Project, is described in detail within this Redevelopment Plan. 

Subsequent phases will be activated through future amendments to this Redevelopment Plan or 

separate redevelopment plans, both of which shall be accompanied by redevelopment agreements 

and be subject to City Council approval. 

The current project is the redevelopment of 1630 N. Jefferson Avenue and 1635 N. Benton 

Avenue, adjacent parcels, both located in Springfield, Missouri, into a seventy-two (72) unit 

residential housing development (the “Pacific South Project”).  This project is described in further 

detail throughout this Redevelopment Plan 

Other projects that will be developed in the future and after the Pacific South Project has begun 

(the “Future Phases) are generally described as follows: 

• 540 E. Commercial – This phase will involve construction of a new mixed-use building 

featuring retail/restaurant/office space and ADA-compliant residential apartment units on 

the 1st floor and residential apartment units on the upper floors. The apartment units will 

be market rate, and consist of a mixture of 1- and 2 bedroom units. Limited on-site secure 

parking will be provided in the area immediately south of the building.  This phase is 

estimated to begin in Summer 2024. 

 

• Missouri Hotel (and adjacent Commercial Street buildings) – This phase will involve 

renovation and rehabilitation of the historic Missouri Hotel building into a boutique hotel 

including guest rooms, restaurant and bar, spa, and other common amenities. Adjacent 

buildings along Commercial Street will feature restaurant/retail/office spaces and various 

hotel accessory uses.  It must be noted that because the Missouri Hotel will likely involve 

Historic Tax Credits and historic renovation requirements, the Missouri Hotel project and 

adjacent buildings may be separated into their own distinct phases.  This phase is estimated 

to begin in Fall 2024, but could be impacted by the timing of historic tax credit approval 

and requirements that are related. 

 

• Pacific North – This phase will be new construction and consist of 200+ residential 

apartments, some ground-floor office/retail space, and various uses ancillary to the 

Missouri Hotel and Pacific North properties (see Figure A-2 for reference to locations), 

including on-site secure parking (surface or garage) and common area amenities such as 

pool, fitness facilities, etc.  This phase is estimated to begin in Summer 2025. 

 

This Redevelopment Plan calls for a 25-year abatement period, the first ten (10) years 

providing 100% real property tax abatement, subject to applicable PILOTS being assessed, and 

the remaining fifteen (15) years providing 50% real property tax abatement for the Pacific South 

Project.  All Future Phases within the Redevelopment Area will be subject to satisfying the “but 
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for” analysis required under Chapter 353.  The Pacific South Project satisfies the “but for” analysis 

and requests the full real property tax abatement. 

II. Description of the Project

A. Boundaries of the Redevelopment Area

The Commercial Pacific Street Redevelopment Area (“Redevelopment Area”) consists of 

approximately 6.4 acres of land.  A map identifying the Redevelopment Area is attached hereto 

as Exhibit A (see Figures A1-A3) and the Redevelopment Area is legally described on 

Exhibit B attached hereto. 

B. Reserved

C. Boundaries of the Pacific South Project Area

The Pacific South Project Area contains two (2) parcels of land, which will be replatted 

into one parcel, but are commonly described as 1630 N. Jefferson Avenue and 1635 N. Benton 

Avenue both in Springfield, Missouri.  The Pacific South Project Area consists of approximately 

2.3162 acres of land.  A map identifying the Pacific South Project Area is attached hereto as 

Exhibit A and is legally described on Exhibit C attached hereto. 

D. Need for Redevelopment

The Developer is currently seeking a blight designation for the Redevelopment Area 

concurrently with the submission of this Redevelopment Plan. The prosecution of this 

Redevelopment Plan will eliminate the blighted conditions described in the Blight Reports and 

briefly discussed here.  The Redevelopment Plan will permit projects like the Pacific South Project 

to develop the necessary utility infrastructure currently lacking to support significant 

redevelopment.  It will also permit the removal of vacant, deteriorated, and dangerous buildings 

while simultaneously cleaning the Redevelopment Area more generally of broken concrete, glass, 

overgrowth, trash, etc.  The economic and social liability of the Redevelopment Area caused by 

the significant deterioration of physical conditions, lack of development, and reduced commercial 

and residential traffic will be replaced with high quality and attractive mixed-use projects. The 

Redevelopment Area is a prime opportunity to create a desirable living environment for residents 

and promoting increased traffic and economic opportunities within the iconic Commercial Street 

Corridor while increasing the taxable revenues to the City of Springfield 

E. Redevelopment Plan Objectives and Strategies

1. Goals of the Springfield – Forward SGF Comprehensive Plan.

The Redevelopment Area is located within the Commercial Street corridor planning area 

(as defined by the City of Springfield’s Commercial Street Plan (the “CSP”), which is a component 

of the Forward SGF Comprehensive Plan (the “Comprehensive Plan”).  The CSP is a long-term 

guide for the continued revitalization of one of Springfield’s most iconic historic districts 

(“Commercial Street Corridor”).8  One of the goals of the CSP is “to guide the growth of, and 

8 See Forward SGF Comprehensive Plan, Commercial Street, pg. 232. 
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investment into, a thriving mixed-use district.”9  Commercial Street includes some of the oldest 

parts of the Springfield community and, as demonstrated by the current condition of the 

Redevelopment Area, it suffers from problems commonly resulting from physical deterioration 

and economic obsolescence.10 

The Comprehensive Plan was adopted in 2022 by the City and establishes future 

“placetypes” to guide the recommended development of specific areas throughout the City.  The 

Comprehensive Plan indicates that the Redevelopment Area and surrounding property is an 

appropriate area for mixed use design which includes higher density housing and commercial 

development.11  The Comprehensive Plan also identifies the Commercial Street corridor as an 

Activity Center.12  Activity Centers are “a dense area with significant pedestrian and vehicle traffic 

area that serves as an anchor, attracting people for shopping, employment, school, recreation, and 

socialization.”13  The Comprehensive Plan states that areas within the Mixed Use placetype 

“function as activity centers that provide a mix of residential, shopping, services, office, 

entertainment, and dining options. These centers can also host small to moderate sized 

manufacturing, maker spaces, artisan shops, galleries, and music venues that contribute to 

innovation or themed entertainment districts.”14   

 

Within the City’s planning process, feedback from the community was very important.  

Specifically in the CSP, the community expressed as its primary desire to “redevelop and 

repurpose vacant lots and buildings.”15  Additionally, the community expressed a desire to add 

commercial opportunities and improve the conditions of the local neighborhoods.  This 

Redevelopment Plan directly supports the desires of the local community in addition to conforming 

to the CSP.  The CSP identifies specific priorities and goals and priorities this Redevelopment Plan 

supports, including but not limited to: 

 

• Bring more residents to the Street and its surroundings;  

o Reactivate the Missouri Hotel and the surrounding block of properties. 

o Convert underutilized buildings in the district to residences, where appropriate, 

maintaining core retail/commercial uses on ground floors of the Commercial Street 

Historic District; 

o Develop new housing on vacant lots in and surrounding the district, where 

appropriate, maintaining core retail/commercial uses on ground floors of the 

Commercial Street Historic District; 

• Bring additional workers to the Street and its surroundings; 

o Utilize ground floors, where appropriate, for office use;  

• Maintain inventory of all vacant buildings and lots within the district;  

• Identify new ways to encourage redevelopment of vacant parcels; 

• Complete streetscape enhancements throughout the district, including extensions to the 

east and west, and along north-south corridors connecting to Commercial Street; 

 
9 See Forward SGF Comprehensive Plan, Commercial Street, pg. 239. 
10 See Forward SGF Comprehensive Plan, Commercial Street, pg. 238. 
11 See Forward SGF Comprehensive Plan, pgs. 35, 44-45, 68, and 69. 
12 See Forward SGF Comprehensive Plan,, pgs. 44. 69, and 95.  See also, Commercial Street, Chapter 14, pg. 242. 
13 See Forward SGF Comprehensive Plan, pg. 260. 
14 See Forward SGF Comprehensive Plan, pg. 44 
15 See Forward SGF Comprehensive Plan, Commercial Street, pg. 237. 
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• Identify underutilized sites appropriate or temporary tactical activations to enliven the 

space; and 

• Improve physical connectivity and access to and from Commercial Street district. 

 

The importance of the Commercial Street Corridor as emphasized by the goals above is to provide 

additional residential traffic that will benefit the Commercial Street Corridor and create a 

likelihood that such increased traffic will in turn mutually benefit nearby areas like the Boonville 

Avenue Corridor and the Greater Downtown District.    
  

2. Redevelopment Plan Objectives and Conformance with the Goals of the 

Springfield - Greene County Comprehensive Plan. 

The implementation of this Redevelopment Plan will transform the Redevelopment Area 

into an attractive location for tenants to reside. This will also help to create additional interest and 

activity in the Commercial Street corridor and more specifically serve as a high quality project that 

brings economic vitality and visual charm to the area along the frontage of E. Commercial Street 

between N. Benton Avenue and N. Washington Avenue.  The CSP identifies “creating more 

residents,” harnessing the “power of the in-place workforce as a market for Commercial Street 

businesses and events,” and providing an “opportunity to serve residents within the in-place 

markets” as primary conclusions of the CSP.  The Project conforms to and promotes the ideals of 

the CSP by providing “more residents directly along the corridor [that] will further activate the 

district” and bring “spending power to support businesses and services.”16 
 

Moreover, the Redevelopment Plan will allow for additional commercial development and 

housing within the Commercial Street Activity Center and will provide for medium to higher 

density housing as called for by the Comprehensive Plan. Additionally, the rehabilitation of the 

Redevelopment Area will increase the taxable revenues to the City, while placing a greater portion 

of Commercial Street in congruence with the visions of the Comprehensive Plan and CSP 

discussed above. 
 

III. Redevelopment Plan Requirements 

A. Overview 

The Redevelopment Plan provides for a residential use with additional commercial space.  

The projects contemplated within this plan are being designed to be complimentary to the style 

and aesthetic of the Commercial Street corridor.  It is expected that the Redevelopment Plan will 

in-turn encourage and foster private investment in the surrounding areas.  In addition, the safety 

of the Redevelopment Area (both real and perceived) will improve due to the increase in activity 

and investment.   

The intent of this Redevelopment Plan is to encourage needed and desired residential and 

commercial redevelopment through partial real property tax abatement.  The existing zoning 

classifications for the Redevelopment Area are a mix of COM-1, Commercial Street District; CC, 

Center City District; and Planned Development District No. 386.   There are two (2) parcels in the 

Pacific South Project Area that will be consolidated into one site parcel for development.   

 
16 See Forward SGF Comprehensive Plan, Commercial Street, Chapter 14 of pg. 236. 
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B. General Maintenance Guidelines  

All structures, equipment, paved areas, and landscaped areas shall be maintained in a good 

and safe condition both inside and outside, structurally and otherwise in accordance with all 

applicable codes and ordinances. 

  

C. Design Guidelines 

All projects subject to this Redevelopment Plan should utilize good quality materials and 

be designed to complement existing development adjacent to the Pacific-Commercial street area, 

encourage pedestrian activity, and contribute to a harmonious streetscape.  All sides of buildings 

visible to the public, whether viewed from a nearby property or a roadway, shall display a similar 

level of quality and architectural finish.  

 

To the extent that any project is located within the Commercial Street Local Historic 

District those projects will be required to comply with all such existing legal requirements of the 

Historic District. 

 

D. Land Use Plan 

 

1. Former and Existing Land Use 

There are multiple structures in the Redevelopment Area.  These structures are currently 

vacant (except for minimal storage use), but were previously utilized for various commercial and 

residential purposes.  The remainder of the Redevelopment Area is vacant and unimproved. 

2. Proposed Land Use 

 Pacific South Project 

 

The Pacific South Project involves the development of seventy-two (72) townhome style 

apartment units across six (6) buildings.  Thirty (30) 1-bedroom/1-bath units;  Thirty (30) 2-

bedroom/2-bath units; Six (6) Studio units; and Six (6) 3-bedroom/2-bath units, all with garages.  

The units will accommodate approximately 114 residents.  All but two (2) units will have an 

associated garage space with an additional twenty (20) parking spaces on the street.  The structures 

currently located at 1630 N. Jefferson Avenue and 1635 N. Benton Avenue will be demolished. 

 

The Pacific South Project intends to incorporate laundry into the units and provide a 

recreation room for tenants.  Storage units will be an additional amenity for tenants residing in 

units with garage parking.  A dog park/picnic area will also be incorporated. 

 

 The Pacific South Project intends to incorporate parking on-site as part of the Project 

design and provide approximately 70 garage and 20 on-street parking spaces.  Plans and 

specifications of the Pacific South Project are provided for further reference in Exhibit G attached 

hereto.  The Pacific South Project will be developed in accordance with PD 386 and such language 

is attached as Exhibit I and incorporated herein. 
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Remainder of Redevelopment Area. 

 

It is anticipated that multiple additional projects (referred to herein as Future Phases) will 

be presented and phased in at a future date for other locations within the Redevelopment Area. 

These Future Phases will be designed and required to conform with the requirements of the 

Redevelopment Plan and satisfy the highest/best use for the area of a mix of residential and 

commercial uses.  Future Phases proposed shall satisfy all zoning, design, and parking ordinances 

and regulations required by the City, as well as conform with the City’s Comprehensive Plan and 

Economic Development incentives policies and the legal requirements of the Commercial Street 

Historic District (as applicable). 

 

While the Developer can provide general descriptions of the Future Phases intended for 

development (see above) and the estimated timelines for these phases, the development of the 

remainder of the Redevelopment Area necessarily remains conceptual in nature.  The development 

of the Future Phases will mutually support and benefit the entire Redevelopment Area and the 

iconic Commercial Street Corridor.  The Developer and the City have the same mutual interest in 

ensuring the entire Redevelopment Area is redeveloped over a reasonable period of time and is 

transformed into a thriving mix of residential and commercial uses in accordance with the City’s 

goals and economic initiatives. 

 

Note:  Activation of Future Phases shall be subject to future amendments to this 

Redevelopment Plan or separate redevelopment plans.  Once approved, real property tax 

abatement will be triggered upon acquisition by the Redevelopment Corporation pursuant 

to a redevelopment agreement between the Redevelopment Corporation and the City. 

 

E. Existing and Proposed Zoning 

The Redevelopment Area is zoned a mix of COM-1, Commercial Street District; CC, 

Center City District; and Planned Development District No. 386.  No rezoning is anticipated to be 

required, however all projects shall be required to meet applicable zoning ordinances. 

The parcels forming the Pacific South Project Area are currently zoned Planned 

Development District No. 386. No rezoning will be required for the Pacific South Project Area. 

F. Regulations and Controls 

Redevelopment of the Redevelopment Area shall be subject to all applicable Springfield, 

Missouri Codes and Ordinances. 

IV. Execution of the Project 

A. Execution 

The Developer or its successors in interest will be responsible for executing the 

redevelopment of the Redevelopment Area in accordance with the Redevelopment Plan. 
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B. Land Acquisition 

Related party entities currently own and control all the parcels included in the 

Redevelopment Area.   The Developer will take title to the land and improvements in the 

Redevelopment Area all in accordance with land ownership and transfer requirements of Chapter 

353.  The Developer does not plan to acquire any additional land for the completion of Projects in 

the Redevelopment Area.   Eminent domain will not be utilized in the execution of this 

Redevelopment Plan.  

C. Financing 

Please refer to Source and Use of Funds as contained in Exhibit F of the Redevelopment 

Plan. 

D. Disposition of Property 

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

E. Plan for Relocation Assistance 

The existing buildings are currently vacant and as such, there is no need for relocation 

assistance.    

F. Redevelopment Schedule and Estimated Dates of Completion Redevelopment  

The Developer estimates that the Project will be completed in accordance with the 

following schedule: 

• Project Schedule 

Pacific South Project 

 Pre-Construction (Inspections/Permits): Spring 2024 

 Site Work (Demolition): Spring 2024 

 Construction of Building: Completed by Fall 2025 

V. Other Provisions 

A. Compliance with State and Local Law 

All redevelopment activities shall comply with the Springfield Zoning Ordinance and all 

other applicable state and local laws. 

B. Population Density 

The Pacific South Project will consist of seventy-two (72) units on a 2.3162 acre site.  

Population densities, land coverage, and building intensities within the Redevelopment Area are 

projected to increase after redevelopment and will be regulated according to the City’s Zoning 

Ordinance.  
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C. Public Facilities 

The Redevelopment Plan is not anticipated to require any additional schools, parks, 

recreational and community facilities, or other public facilities.  Additional water, sewerage, other 

public utilities, or sidewalks upgrades and/or relocations will be necessary.  The cost of such 

improvements will be borne by the Property Owner who is implementing the development, but 

may also be offset by any approved incentives or taxing districts.  Projects that require the 

installation of new utility lines such lines should be located underground.  Projects developed will 

have access to private off-street parking as well as public on-street and off-street parking and will 

meet the statutory parking requirements per City ordinances and approved design standards. 

 

D. TIF 

 

As of the date of this Redevelopment Plan, certain properties inside the Redevelopment 

Area are also located inside the Commercial Street Tax Increment Financing Redevelopment Area 

(the “Commercial Street TIF”).  Such properties shall not be authorized to receive real property 

tax abatement pursuant to Chapter 353, RSMo, this Redevelopment Plan, or any subsequent 

amendments thereto or related redevelopment plans unless the Commercial Street TIF has been 

duly amended to exclude such properties located therein.  Under no circumstances may property 

located inside the Redevelopment Area be authorized to receive real property tax abatement so 

long as it is located inside the Commercial Street TIF. 

 

E. Additional Incentives/Taxing Districts 

 

 Projects under this Redevelopment Plan may utilize additional incentives or taxing districts 

established and/or approved, including but not limited to CIDs, TDDs, and/or Chapter 100, to 

support the development of the projects so long as additional incentives and/or taxing districts 

satisfy all statutory requirements and do not interfere with the satisfactory administration of the 

tax abatement provided under Chapter 353 and approved under this Redevelopment Plan, or the 

administration of the Commercial Street TIF unless the TIF has been amended accordingly. 
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EXHIBIT A 

[MAP OF REDEVELOPMENT AREA ATTACHED] 

1. Redevelopment Area (Parcel Map)  Figures A-1 

2. Redevelopment Area (Google Earth)  Figure A-2  

3. Pacific South Project Area Figure  Figure A-3 through A5 
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Figure A-1:  Map of Commercial-Pacific Redevelopment Area (Greene County Assessor 

Parcel Map) 
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Figure A-2:  Map of Commercial-Pacific Redevelopment Area (Google Earth – individual 

project sites identified) 
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PACIFIC SOUTH PROJECT AREA 

 

Figure A-3: 1630 N. Jefferson Ave. 

 

 
 

Figure A-4: 1635 N. Benton Ave. 
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Figure A-5: Consolidated Property View (Both parcels – see black outlined area.  View from 

South.) 
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EXHIBIT B 

LEGAL DESCRIPTION COMMERCIAL-PACIFIC STREET REDEVELOPMENT AREA 

 

REDEVELOPMENT AREA BOUNDARY DESCRIPTION 
MISSOURI HOTEL, PACIFIC NORTH AND SOUTH - Tract 1 

 

A TRACT OF LAND LYING IN THE SOUTHWEST QUARTER OF SECTION 12, 
TOWNSHIP 29 NORTH, RANGE 22 WEST IN THE CITY OF SPRINGFIELD, GREENE 
COUNTY, MISSOURI AND SAID TRACT BEING MORE PARTICULARLY DESCRIBED 
AS FOLLOWS: 
BEGINNING AT THE NORTHWEST CORNER OF LOT 11, BLOCK 28 OF THE PLAT 
OF NORTH SPRINGFIELD, SAID POINT LYING ON THE SOUTH RIGHT-OF-WAY OF 
COMMERCIAL STREET, THENCE ALONG SAID RIGHT-OF-WAY NORTH 85°21’04” 
EAST, 549.17 FEET TO THE NORTHEAST CORNER OF LOT 13, BLOCK 27 OF THE 
PLAT OF NORTH SPRINGFIELD; THENCE LEAVING SAID RIGHT-OF-WAY SOUTH 
02°37’12” EAST, 100.20 FEET TO A POINT ON THE NORTH RIGHT-OF-WAY OF 
BLAINE STREET; THENCE ALONG SAID RIGHT-OF-WAY EXTENDED SOUTH 
85°15’44” WEST, 128.44 FEET TO THE SOUTHEAST CORNER OF LOT 27, BLOCK 28 
OF THE PLAT OF NORTH SPRINGFIELD, SAID POINT BEING AT THE NORTHWEST 
CORNER OF BLAINE STREET AND BENTON AVENUE; THENCE LEAVING THE 
NORTH RIGHT-OF-WAY OF BLAINE STREET AND ALONG THE WEST RIGHT-OF-
WAY OF BENTON AVENUE SOUTH 01°50’51” WEST, 344.74 FEET TO THE 
NORTHEAST CORNER OF LOT 1, BLOCK 18 OF THE PLAT OF NORTH 
SPRINGFIELD, SAID POINT BEING THE SOUTHWEST CORNER OF BENTON 
AVENUE AND PACIFIC STREET; THENCE CONTINUING ALONG THE WEST RIGHT-
OF-WAY OF BENTON AVENUE SOUTH 01°06’58” WEST, 198.73 FEET TO THE 
SOUTHEAST CORNER OF LOT 3, BLOCK 18 OF THE PLAT OF NORTH 
SPRINGFIELD; THENCE LEAVING SAID RIGHT-OF-WAY AND ALONG THE SOUTH 
LINE OF SAID LOT 3 NORTH 89°18’51” WEST, 227.64 FEET TO THE NORTHEAST 
CORNER OF LOT 9 OF BLOCK 18 OF THE PLAT OF NORTH SPRINGFIELD; THENCE 
ALONG THE EAST LINE OF SAID LOT 9 SOUTH 01°09’18” WEST, 66.00 FEET TO 
THE SOUTHEAST CORNER OF SAID LOT 9; THENCE ALONG THE SOUTH LINE OF 
SAID LOT 9 NORTH 89°18’51” WEST, 211.17 FEET TO THE SOUTHWEST CORNER 
OF SAID LOT 9, SAID POINT LYING ON THE EAST RIGHT-OF-WAY OF JEFFERSON 
AVENUE; THENCE ALONG SAID RIGHT-OF-WAY NORTH 01°11’35” EAST, 264.95 
FEET TO THE NORTHWEST CORNER OF LOT 12, BLOCK 18 OF THE PLAT OF 
NORTH SPRINGFIELD, SAID POINT BEING ON THE SOUTHEAST CORNER OF 
JEFFERSON AVENUE AND PACIFIC STREET; THENCE CONTINUING ALONG THE 
EAST RIGHT-OF-WAY OF JEFFERSON AVENUE NORTH 02°05’05” EAST, 60.02 
FEET TO THE SOUTHWEST CORNER OF LOT 1, BLOCK 28 OF THE PLAT OF 
NORTH SPRINGFIELD, SAID POINT BEING AT THE NORTHEAST CORNER OF 
JEFFERSON AVENUE AND PACIFIC STREET; THENCE CONTINUING ALONG THE 
EAST RIGHT-OF-WAY OF JEFFERSON AVENUE NORTH 00°24’26” EAST, 211.17 
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FEET; THENCE LEAVING SAID RIGHT-OF-WAY NORTH 85°59’44” EAST, 32.89 
FEET; THENCE NORTH 04°42’21” WEST, 132.30 FEET TO THE POINT OF 
BEGINNING. ALL LYING IN THE SOUTHWEST QUARTER OF SECTION 12, 
TOWNSHIP 29 NORTH, RANGE 22 WEST IN THE CITY OF SPRINGFIELD, GREENE 
COUNTY, MISSOURI. CONTAINING 297,834 SQUARE FEET OR 6.84 ACRES, MORE 
OR LESS.  BEARINGS BASED ON GRID NORTH OF THE MISSOURI COORDINATE 
SYSTEM OF 1983, CENTRAL ZONE. 
 
 

REDEVELOPMENT AREA BOUNDARY DESCRIPTION 
540 EAST COMMERCIAL – Tract 2 

 

A TRACT OF LAND LYING IN THE SOUTHWEST QUARTER OF SECTION 12, 
TOWNSHIP 29 NORTH, RANGE 22 WEST IN THE CITY OF SPRINGFIELD, GREENE 
COUNTY, MISSOURI AND SAID TRACT BEING MORE PARTICULARLY DESCRIBED 
AS FOLLOWS: 
BEGINNING AT THE NORTHEAST CORNER OF LOT 31, BLOCK 27 OF THE PLAT OF 
NORTH SPRINGFIELD, SAID POINT BEING ON THE SOUTHWEST CORNER OF 
COMMERCIAL STREET AND WASHINTON AVENUE, THENCE ALONG THE WEST 
RIGHT-OF-WAY OF WASHINTON AVENUE SOUTH 01°38’34” WEST, 206.51 FEET TO 
THE SOUTHEAST CORNER OF LOT 34, BLOCK 27 OF THE PLAT OF NORTH 
SPRINGFIELD; THENCE LEAVING SAID RIGHT-OF-WAY AND ALONG THE SOUTH 
LINE OF SAID LOT 34 NORTH 89°09’20” WEST, 122.51 FEET TO THE SOUTHWEST 
CORNER OF SAID LOT 34, SAID POINT BEING ON THE EAST RIGHT-OF-WAY OF A 
PLATTED ALLEY; THENCE ALONG SAID RIGHT-OF-WAY EXTENDED NORTH 
01°38’34” EAST, 94.40 FEET TO A POINT ON THE SOUTH LINE LOT 25, BLOCK 27 
OF THE PLAT OF NORTH SPRINGFIELD, SAID POINT BEING ON THE NORTH 
RIGHT-OF-WAY OF BLAINE STREET; THENCE ALONG SAID RIGHT-OF-WAY 
SOUTH 85°15’44” WEST, 21.66 FEET TO THE SOUTHWEST CORNER OF SAID LOT 
25; THENCE LEAVING SAID RIGHT-OF-WAY AND ALONG THE WEST LINE OF SAID 
LOT 25 NORTH 03°28’48” WEST, 99.76 FEET TO THE NORTHWEST CORNER OF 
SAID LOT 25, SAID POINT BEING ON THE SOUTH RIGHT-OF-WAY OF 
COMMERCIAL STREET; THENCE LEAVING SAID WEST LINE AND ALONG SAID 
RIGHT-OF-WAY NORTH 85°21’04” EAST, 153.86  FEET TO THE POINT OF 
BEGINNING. ALL LYING IN THE SOUTHWEST QUARTER OF SECTION 12, 
TOWNSHIP 29 NORTH, RANGE 22 WEST IN THE CITY OF SPRINGFIELD, GREENE 
COUNTY, MISSOURI. CONTAINING 27,182 SQUARE FEET OR 0.624 ACRES, MORE 
OR LESS.  BEARINGS BASED ON GRID NORTH OF THE MISSOURI COORDINATE 
SYSTEM OF 1983, CENTRAL ZONE. 
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EXHIBIT C 

Pacific South Project Area is legally described as follows: 
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EXHIBIT D 

APPRAISAL 

[PROVIDED UNDER SEPARATE COVER] 

1. Appraisal Report of Pacific South, Project No. 23-049, prepared by Advisor Appraisal 

Service, LLC and dated April 4, 2023 
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EXHIBIT E 

 

CHAPTER 353 QUALIFICATION STUDIES 

(BLIGHT REPORTS) 

 

[PROVIDED UNDER SEPARATE COVER] 

1. Pacific South Redevelopment Area Chapter 353 Qualifications Study, dated June 14, 2023 

and prepared by PGAV Planners, LLC 

 

2. 540 E. Commercial Redevelopment Area Chapter 353 Qualifications Study, dated June 14, 

2023 and prepared by PGAV Planners, LLC 

 

3. Pacific North Redevelopment Area Chapter 353 Qualifications Study, dated June 14, 2023 

and prepared by PGAV Planners, LLC 

 

4. Missouri Hotel Redevelopment Area Chapter 353 Qualifications Study, dated June 14, 

2023 and prepared by PGAV Planners, LLC 

 

 

 

Page 28 of 157



 

Exhibit F-1 

   

SPR 18148992.12 

EXHIBIT F 

PACIFIC SOUTH TAX IMPACT ANALYSIS 

 

 

[please see attached] 
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EXHIBIT G 

REDEVELOPMENT PLANS AND SPECS 

 

 

[please see attached, all designs subject to architectural updates] 
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PACIFIC SOUTH PROJECT 
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EXHIBIT H 

ESTIMATED CONSTRUCTION COSTS /PROJECT BUDGET 

 

[please see attached] 
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PACIFIC SOUTH PROJECT 
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EXHIBIT I 

 

PD 386 

 

 

  

Page 57 of 157



 

 

 Exhibit I-2  

SPR 18148992.12 

 
 

 

  

Page 58 of 157



 

 

 Exhibit I-3  

SPR 18148992.12 

 
 

  

Page 59 of 157



 

 

 Exhibit I-4  

SPR 18148992.12 

 
 

 

  

Page 60 of 157



 

 

 Exhibit I-5  

SPR 18148992.12 

 
 

 

  

Page 61 of 157



 

 

 Exhibit I-6  

SPR 18148992.12 

 
 

 

  

Page 62 of 157



 

 

 Exhibit I-7  

SPR 18148992.12 

 
 

Page 63 of 157



 

 Exhibit I-8  

SPR 18148992.12 

 
 

  

Page 64 of 157



 

 

 Exhibit I-9  

SPR 18148992.12 

 
  

Page 65 of 157



 

 

 Exhibit I-10  

SPR 18148992.12 

 
  

Page 66 of 157



 

 

 Exhibit I-11  

SPR 18148992.12 

 
  

Page 67 of 157



 

 

 Exhibit I-12  

SPR 18148992.12 

 
  

Page 68 of 157



 

 

 Exhibit I-13  

SPR 18148992.12 

 
 

 

Page 69 of 157



 

 Exhibit J-1  

SPR 18148992.12 

EXHIBIT J 

 

[URBAN REDEVELOPMENT CORPORATION/DEVELOPER] 

 

[please see attached] 
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SECTION 1 – INTRODUCTION 
 
PURPOSE OF THIS REPORT 

The City of Springfield, Missouri (the “City”) is seeking to encourage the physical and economic 
revitalization of a property in the corporate limits of the City generally located just outside of 
the Commercial Street Historic District hereinafter referred to as the “Area”. The Area is 
depicted and described in Appendix A – Redevelopment Area Boundary Map and Parcel 
List on the next page and consists of two parcels. The parcel locations and the associated parcel 
identification number from the Green County Assessor records are as follows:  

• 1630 N. Jefferson Avenue identified by parcel identification number 881312323014. 

• 1635 N. Benton Avenue identified by parcel identification number 881312323001. 

This report reflects current conditions based on data acquisition and field investigations in 
April 2023 and documents the conditions that were found to be present in the Area. 
Additionally, the analysis reflects the current definition of “blighted area” in The Urban 
Redevelopment Corporations Law, Chapter 353, RSMo. (hereinafter referred to as “Chapter 
353”). In 2021, the definition of “blighted area” in Section 353.020(2) of Chapter 353 was 
amended to cross-reference the definition of “blighted area” in Section 99.805(1), RSMo., 
which provides: 
 

"Blighted area", an area which, by reason of the predominance of insanitary or unsafe 
conditions, deterioration of site improvements, 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, or welfare in its present condition and use. 

 
A finding that an area is a “blighted area” as defined by Chapter 353 is required for the                      
establishment of an “area” pursuant to Chapter 353. However, Chapter 353 also defines “Area” 
in a larger context. This recognizes that a Chapter 353 Area may include properties that are not 
blighted but are required to implement the overall redevelopment plan.  
Chapter 353 defines “area” as follows: 
 

“Area”, that portion of the city which the legislative authority of such city has found or shall 
find to be blighted so that the clearance, replanning, rehabilitation, or reconstruction thereof 
is necessary to effectuate the purposes of this law. Any such area may include buildings or 
improvements not in themselves blighted, and any real property, whether improved or 
unimproved, the inclusion of which is deemed necessary for the effective clearance, replanning, 
reconstruction, or rehabilitation of the area of which such buildings, improvements or real 
property form a part. (Section 353.020(1) of Chapter 353). 

 
 
Among other things, Chapter 353 allows cities to: 
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• Identify and designate areas for redevelopment that qualify as “blighted areas”.  

• Adopt a development plan that designates an area in need of redevelopment and states 
the objectives to be attained and the redevelopment project to be undertaken.  

• Approve a redevelopment project for implementation of such development plan.  

• Utilize the tools set forth in Chapter 353 to assist in reducing or eliminating those                       
factors and conditions that cause the area to qualify as a “blighted area” through the 
completion of a redevelopment project. 

As set forth in Chapter 353, certain of the above-listed actions may be delegated by the City to 
an “urban redevelopment corporation”, as defined in Chapter 353.  
 
AREA DESCRIPTION AND BACKGROUND 

Based on our review of City documents, the two buildings within the Area which are the subject 
of this report do not appear to be historically designated or within the City’s adjacent 
Commercial Street Historic District. However, these structures are in need of significant repair 
and rehabilitation and their adjacency to a historic district makes their rehabilitation more 
important. In addition, ongoing uses of such structures often need adaptive reuse because they 
are no longer useful or suitable for their original intended purposes. Redeveloping historic or 
architecturally significant buildings is far more costly and usually more so if they are to be put 
to another use. Often the cost of revitalization of such structures exceeds the value of land and 
buildings in their present condition even if the building(s) is sound overall. The Area does not 
benefit from a location within a Tax Increment Financing (TIF) district or Community 
Improvement District (CID) and the associated financial incentive assistance vehicles that have 
been put in place. Chapter 353 can provide up to 25 years of real estate tax abatement to assist 
projects that now need financial assistance in order to cover extraordinary costs associated 
with revitalization and redevelopment. 
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SECTION 2 – BASIS FOR DESIGNATION AS A BLIGHTED AREA 
 
This report is based upon on-site investigation of the Area conducted by PGAV Planners, LLC 
(“PGAV”) in April 2023. City staff also provided information used in this analysis along with 
information from the property owners. PGAV relied upon its experience, knowledge of the 
Springfield real estate market, and professional expertise in the preparation of the analysis. 
Photographs illustrating representative blighting conditions taken during the site visit are 
displayed in Appendix B. Characteristics of the blighting conditions are discussed in this 
section of the report. However, this report will not reflect changes in conditions or events that 
have occurred after the most recent field investigation of the Area or publication of this report.  
 
PHYSICAL DETERIORATION 

In general, deterioration refers to the physical and economic deterioration of the 
improvements of the Area both in terms of buildings and other above-ground structures, 
below-grade supporting structures such as water, sewer, and electric utilities, and surface site 
improvements such as parking areas, access and circulation roadways and drives, and lighting 
fixtures, signage, etc.  
 
Deterioration may be evident in otherwise sound buildings containing minor defects, such as a 
lack of painting, loose, missing, or deteriorating roofing materials, deteriorating floor or ceiling 
plates or holes and cracks over limited areas. Deterioration that is not easily curable during 
normal maintenance includes defects in the primary and secondary building components. 
Primary building components include the foundation, exterior walls, floors, roofs, wiring, 
plumbing, etc. Secondary building components include the doors, windows, frames, fire 
escapes, gutters, downspouts, siding, and fascia materials, driveways, parking areas, garages, 
etc. 
 
Deterioration of site improvements is a function of many factors that are typically the result of 
deferred maintenance that occurs over time. If ongoing maintenance is not carried out, the 
conditions become much more extensive and expensive to fix. Physical deterioration is 
accelerated over time by other contributing factors all of which are present within the Area. 
The building located at 1635 N. Benton Avenue was built in 1925, with at least one addition 
occurring in the 1960s to add a chapel to the south end of the building. This building operated 
as a funeral home until its closure in 2016.  
 
Based on field reconnaissance, the parcels comprising the Area have buildings and site 
improvements or both that exhibit signs of physical deterioration. These range in severity but 
include interior water damage, exposed wiring, damaged fascia and soffits, peeling paint, 
broken or damaged windows and doors, and cracking and/or pot-holed parking lots.  
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As detailed in the photographs in Appendix B, during field investigations, PGAV observed 
instances of physical deterioration of site improvements such as buildings, accessory 
structures, lighting, infrastructure, and paved surfaces (e.g., roadways and parking areas) in the 
Area: 

• The age of the structures virtually assures the presence of lead-based paint. Depending 
on interior improvements that have been made over the years, asbestos may be present 
in some of the building materials.  

• Changes to electrical, plumbing, heating and air conditioning likely occurred over time 
and most likely do not meet current building code standards and modern equipment 
needs. Additionally, during the site visit exposed wiring was identified in multiple 
places.  

• The former use of the building at 1635 N. Benton Avenue as a funeral home presents 
concerns regarding possible building or site contamination from chemicals used for 
embalming and disinfecting.  

• Interior ceilings and walls show evidence of water damage and other deterioration.  

• Building exteriors showed signs of deterioration, including cracks along brick exterior 
walls, peeling paint, and missing siding. Fascia, soffits, gutters, and downspouts were 
missing or damaged in several places. In some instances, exterior improvements such as 
stairs, railings, fascia and soffits are deteriorated and require repair or replacement.  

• Several windows and doors were broken or deteriorated. These are prime entry points 
for vermin, as well as access points for individuals trespassing.   

• Overgrown vegetation is present on and around the buildings.  

• Accessory structures (both attached and detached) include a garage, shed, portico, and 
port cochere. These structures show signs of deterioration, including rotting wood, 
peeling paint, and distorted structural components, indicating structural instability.  

• Nearly all paved surfaces on private property (either parking areas or sidewalks) exhibit 
evidence of widespread cracking or potholes that need resealing, repair, or replacement. 

In general, the age and condition of the buildings in the Area impedes its redevelopment and 
advances physical deterioration, particularly when the structures have little attractiveness for 
uses other than their current ones. Building codes and safety and environmental regulations 
have also significantly changed over the past decades, which could mean aspects of these 
buildings are nonconforming to the City’s current building codes. Other factors such as energy 
efficiency (older lighting systems, heating, and cooling units, and building insulation) resulting 
from their age contribute to their declining usability and increases redevelopment costs.  
 

Page 83 of 157



Chapter 353 Qualifications Analysis  Pacific South Redevelopment Area 
  City of Springfield, Missouri 
 

6/14/2023  5 

INSANITARY OR UNSAFE CONDITIONS 

During field investigations, there were no observations of vermin or their activity, but review 
of the property indicated that their presence is likely. Openings in various deteriorating 
building materials on each of the principal buildings and related outbuilding structures provide 
ideal access locations for birds, squirrels, mice, rats, and bats. Various types of debris, discarded 
materials, and overgrowth are scattered around the site. These factors represent unsanitary 
and unsafe conditions. 
 

CONDITIONS ENDANGERING LIFE OR PROPERTY 

Both buildings within the Area appear to be vacant and unsecured. During the site visit, 
buildings had damage to windows and doors, and food was found left out, signs of possible 
trespassing and illegal entry to these properties.  The abandoned nature of these buildings is 
also conducive to crime and a fire hazard.  
 
ECONOMIC LIABILITY 

The Area, by reason of physical deterioration has become an economic liability. PGAV 
conducted an analysis of the equalized assessed valuation (EAV) of all the parcels in the Area 
between 2013 and 2022. Since 2023 equalization has not yet occurred and property tax rates 
have not been set, 2023 EAV was not used. 
 
Table 1 – EAV History, below, shows that between 2018 and 2023, the combined EAV for the 
area grew by 7.2%. EAV history from 2013 to 2018 shows similar trends for the parcel located 
at 1635 N Benton Avenue. However, the parcel at 1630 N Jefferson Avenue was sold in 
February of 2017 by Kitchen, Inc., a nonprofit, converting the property from tax-exempt to 
taxable. As a result, EAV data prior to 2018 is $0 for this property.  

 
Since there have been no visible improvements or significant City-issued building permits for 
these properties and given the property conditions shown in the photos in Appendix B, this 
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change in value of 7.2% since 2018 is largely an inflationary adjustment. This also may be the 
result of an increase in value of the land and not the improvements. Therefore, it is clear that 
all the assessed value changes are the result of Assessor valuation models and not real 
investment. It should be noted that according to Assessor data, 2023 preliminary assessed 
value for the Area increases by 3.8% from 2022 values. It is not known what this increase is 
based on, but given that the condition of the properties would not seem to warrant any 
increase over 2022 values, it is likely also related to the reasons stated above.  
 
In order to more accurately determine whether land and improvements are becoming an 
economic liability for the City and the taxing districts is to compare the rate of increase of EAV 
with inflation using the Consumer Price Index (CPI) and to compare the Area to the changes in 
EAV for the City over the same period. 
  
Table 2 – CPI for All Urban Consumers (CPI-U) below shows the CPI trends from 2018-
2022. By comparison to the CPI, the assessed valuation of the Area increased by 7.2% while the 
CPI went up by 15.7%. Therefore, the Area’s growth is slower than inflation, indicating overall 
economic decline. Table 3 - City of Springfield, Real Property Tax Assessed Value 
History below shows that over the 2018-2022 period the City’s assessed value increased by 
12.8 %. This is an additional indicator that property values in the Area represent property that 
is a declining asset. 

 

 
The Area presents an economic liability due to the inability for property values to keep pace 
with inflation or the property value growth of the City. 
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SECTION 3 – SUMMARY 
 
The discussion of the preceding sections of this report and the photographic evidence 
presented in Appendix B provides evidence that the Area meets the “blighted area” 
requirements for designation as a Chapter 353 Area by indicating the existence of blighting 
factors within the Area. 
 
Both parcels in the Area show varying levels of deterioration of site improvements, including: 

• Deterioration of building exteriors (walls, siding, fascia, soffits, windows, doors, gutters, 
downspouts, painted surfaces, etc.). 

• Deterioration of building interiors (walls, ceilings, wiring, etc.). 

• Deterioration and/or dilapidation of accessory structures (garage, shed, portico, port 
cochere, etc.). 

• Deterioration of site improvements such as driveways and parking areas. 

Additionally, the Area has unsafe and insanitary conditions, as well as conditions endangering 
life and property, as a result of building vacancy, evidence of trespassing and breaking and 
entering, and conditions attractive to vermin.   
 
The Area’s physical deterioration coupled with age and outmoded design for modern uses have 
hampered the Area’s economic value and performance as a generator of tax revenue for 
affected taxing districts. The lack of significant new development has impacted the Area’s 
ability to generate reasonable tax revenues for the taxing jurisdictions that rely on the Area for 
revenues to fund public services (e.g., fire, police, sanitary, sewer, education, etc.) for area 
residents. Also, the vacancies and unsafe conditions in the Area may result in an additional 
burden and/or cost to public services. Ultimately, the area presents an economic liability due to 
the inability of property values to keep pace with inflation or the property value growth of the 
City. 
 
This report clearly demonstrates that the Area meets the Chapter 353 criteria for qualifying as 
a blighted area. However, as noted in the “Introduction” section of this report, Section 353.020, 
(1) of Chapter 353 does not require all buildings and improvements to be blighted if their 
inclusion in an area is required for effective clearance, replanning, reconstruction, or 
rehabilitation of the area.  
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Therefore, this report supports the finding that the Area, on the whole, meets the 
requirements of a “blighted area,” as is defined in Chapter 353 because of: 

• Aging buildings and site improvements displaying physical deterioration, 

• Unsafe and insanitary conditions and conditions endangering life and property,  

• Lack of existing buildings with desirability for new uses, and 

• Stagnating property values not keeping pace with other commercial areas of the City or 
the rate of inflation. 
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EXHIBIT 1 - REDEVELOPMENT PROJECT AREA MAP 
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EXHIBIT 2 - PARCEL LIST AND CURRENT EAV 
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SECTION 1 – INTRODUCTION 
 
PURPOSE OF THIS REPORT 

The City of Springfield, Missouri (the “City”) is seeking to encourage the physical and economic 
revitalization of a property in the corporate limits of the City generally located within the 
Commercial Street Historic District hereinafter referred to as the “Area”. The Area is depicted 
and described in Appendix A – Redevelopment Area Boundary Map and Parcel List on 
the next page and consists of four parcels and a single building. The parcel locations and the 
associated parcel identification number from the Green County Assessor records are as follows:  

• 1727 N. Washington Avenue identified by parcel identification number 881312327018. 

• 530 E. Commercial Street identified by parcel identification number 881312327029. 

• 536 E. Commercial Street identified by parcel identification number 881312327027. 

• 540 E. Commercial Street identified by parcel identification number 881312327001. 

This report reflects current conditions based on data acquisition and field investigations in 
April 2023, and documents the conditions that were found to be present in the Area. 
Additionally, the analysis reflects the current definition of “blighted area” in The Urban 
Redevelopment Corporations Law, Chapter 353, RSMo. (hereinafter referred to as “Chapter 
353”). In 2021, the definition of “blighted area” in Section 353.020(2) of Chapter 353 was 
amended to cross-reference the definition of “blighted area” in Section 99.805(1), RSMo., 
which provides: 
 

"Blighted area", an area which, by reason of the predominance of insanitary or unsafe 
conditions, deterioration of site improvements, 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, or welfare in its present condition and use. 

 
A finding that an area is a “blighted area” as defined by Chapter 353 is required for the                      
establishment of an “area” pursuant to Chapter 353. However, Chapter 353 also defines “Area” 
in a larger context. This recognizes that a Chapter 353 Area may include properties that are not 
blighted but are required to implement the overall redevelopment plan.  
Chapter 353 defines “area” as follows: 
 

“Area”, that portion of the city which the legislative authority of such city has found or shall 
find to be blighted so that the clearance, replanning, rehabilitation, or reconstruction thereof 
is necessary to effectuate the purposes of this law. Any such area may include buildings or 
improvements not in themselves blighted, and any real property, whether improved or 
unimproved, the inclusion of which is deemed necessary for the effective clearance, replanning, 
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reconstruction, or rehabilitation of the area of which such buildings, improvements or real 
property form a part. (Section 353.020(1) of Chapter 353). 

 
Among other things, Chapter 353 allows cities to: 

• Identify and designate areas for redevelopment that qualify as “blighted areas”.  

• Adopt a development plan that designates an area in need of redevelopment and states 
the objectives to be attained and the redevelopment project to be undertaken.  

• Approve a redevelopment project for implementation of such development plan.  

• Utilize the tools set forth in Chapter 353 to assist in reducing or eliminating those                       
factors and conditions that cause the area to qualify as a “blighted area” through the 
completion of a redevelopment project. 

As set forth in Chapter 353, certain of the above-listed actions may be delegated by the City to 
an “urban redevelopment corporation”, as defined in Chapter 353.  
 
AREA DESCRIPTION AND BACKGROUND 

Based on our review of City documents, the building within the Area which is the subject of this 
report does not appear to be historically designated but is located within the Commercial Street 
Historic District. This is a historically significant structure that is in need of significant repair 
and rehabilitation. In addition, ongoing uses of such structures often need adaptive reuse 
because they are no longer useful or suitable for their original intended purposes. Redeveloping 
historic or architecturally significant buildings is far more costly and usually more so if they are 
to be put to another use. Often the cost of revitalization of such structures exceeds the value of 
land and buildings in their present condition even if the building(s) is sound overall.  
 
The Area benefits from a location within a Tax Increment Financing (TIF) district and 
Community Improvement District (CID) and the associated financial incentive assistance 
vehicles that have been put in place. Chapter 353 designation can provide an additional 
financial resource, providing up to 25 years of real estate tax abatement to assist projects that 
now need financial assistance in order to cover extraordinary costs associated with 
revitalization and redevelopment. 
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SECTION 2 – BASIS FOR DESIGNATION AS A BLIGHTED AREA 
 
This report is based upon on-site investigation of the Area conducted by PGAV Planners, LLC 
(“PGAV”) in April, 2023. City staff also provided information used in this analysis along with 
information from the property owners. PGAV relied upon its experience, knowledge of the 
Springfield real estate market, and professional expertise in the preparation of the analysis. 
Photographs illustrating representative blighting conditions taken during the site visit are 
displayed in Appendix B. Characteristics of the blighting conditions are discussed in this 
section of the report. However, this report will not reflect changes in conditions or events that 
have occurred after the most recent field investigation of the Area or publication of this report.  
 
PHYSICAL DETERIORATION 

In general, deterioration refers to the physical and economic deterioration of the 
improvements of the Area both in terms of buildings and other above-ground structures, 
below-grade supporting structures such as water, sewer, and electric utilities, and surface site 
improvements such as parking areas, access and circulation roadways and drives, and lighting 
fixtures, signage, etc.  
 
Deterioration may be evident in otherwise sound buildings containing minor defects, such as a 
lack of painting, loose, missing, or deteriorating roofing materials, deteriorating floor or ceiling 
plates or holes and cracks over limited areas. Deterioration that is not easily curable during 
normal maintenance includes defects in the primary and secondary building components. 
Primary building components include the foundation, exterior walls, floors, roofs, wiring, 
plumbing, etc. Secondary building components include the doors, windows, frames, fire 
escapes, gutters, downspouts, siding, and fascia materials, driveways, parking areas, garages, 
etc. 
 
Deterioration of site improvements is a function of many factors that are typically the result of 
deferred maintenance that occurs over time. If ongoing maintenance is not carried out, the 
conditions become much more extensive and expensive to fix. Physical deterioration is 
accelerated over time by other contributing factors all of which are present within the Area.  
 
Based on field review, the parcels comprising the Area have buildings and site improvements or 
both that exhibit signs of physical deterioration. These range in severity but include interior 
water damage, cracked exterior walls, peeling paint, broken or damaged windows and doors, 
and overgrown vegetation.  
 
As detailed in the photographs in Appendix B, during field investigations, PGAV observed 
instances of physical deterioration of site improvements such as buildings, accessory 
structures, lighting, infrastructure, and paved surfaces (e.g., roadways and parking areas) in the 
Area: 
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• The age of the structures virtually assures the presence of lead-based paint. Depending 
on interior improvements that have been made over the years, asbestos may be present 
in some of the building materials.  

• Changes to electrical, plumbing, heating and air conditioning likely occurred over time 
and most likely do not meet current building code standards and modern equipment 
needs. Additionally, during the site visit exposed and damaged wiring and electrical 
boxes were identified. 

• Interior ceilings and walls show evidence of water damage, exposed and rotting wood, 
peeling paint, and other deterioration. Interior flooring showed deterioration from 
water damage and broken or missing flooring materials. The stairwell into the basement 
was significantly damaged and unsafe. 

• Building exteriors showed signs of significant deterioration, including severely cracked 
and crumbling exterior walls, peeling paint, and rotting or damaged wood. In some 
instances, exterior improvements such as stairs, railings, eaves, and awnings are 
deteriorated and require repair or replacement.  

• Several windows and doors were broken, unsealed, or otherwise deteriorated. 
Numerous gaps between window frames and window openings were also visible. These 
are prime entry points for vermin, as well as access points for individuals trespassing.   

• Overgrown vegetation is present on and around the building. Stormwater management 
appears to be a concern with damaged or improperly designed downspouts seen pouring 
water along the edge of the building. 

• Sidewalks along the building exhibit evidence of widespread cracking and vegetive 
overgrowth. 

In general, the age and condition of the building in the Area impedes its redevelopment and 
advances physical deterioration, particularly when the structures have little attractiveness for 
uses other than their current ones. Building codes and safety and environmental regulations 
have also significantly changed over the past decades, which could mean aspects of the building 
are nonconforming to the City’s current building codes. Other factors such as energy efficiency 
(older lighting systems, heating, and cooling units, and building insulation) resulting from 
their age contribute to their declining usability and increases redevelopment costs.  
 
INSANITARY OR UNSAFE CONDITIONS 

During field investigations, there were no observations of vermin or their activity, but review 
of the property indicated that their presence is likely. Openings in various deteriorating 
building materials on the building provide ideal access locations for birds, squirrels, mice, rats, 
and bats. Various types of debris, discarded materials, and overgrowth are scattered around the 
site. These factors represent unsanitary and unsafe conditions. 
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CONDITIONS ENDANGERING LIFE OR PROPERTY 

The building within the Area appears to be vacant and insufficiently secured. During the site 
visit, the building had damage to windows and doors, and evidence of graffiti on some exterior 
walls. The electrical boxes on the building’s exterior appear to have been tampered with. The 
abandoned nature of this building is also conducive to crime and a fire hazard.  
 
ECONOMIC LIABILITY 

The Area, by reason of physical deterioration, has become an economic liability. PGAV 
conducted an analysis of the equalized assessed valuation (EAV) of all the parcels in the Area 
between 2013 and 2022. Since 2023 equalization has not yet occurred and property tax rates 
have not been set, 2023 EAV was not used. 
 
Table 1 – EAV History, below, shows that between 2018 and 2023, the combined EAV for the 
area declined by 13.4%. EAV history since 2013 shows no change in EAV for three of the 
parcels, but the parcel located at 540 E. Commercial Street saw a 2% drop in EAV from 2016 to 
2017, and a 15% decline from 2018 to 2019. The cause of this drop in EAV is unknown.  

 
Since there have been no visible improvements or significant City-issued building permits for 
these properties and given the property conditions shown in the photos in Appendix B, this 
drop in value of 13.4% since 2018 is largely the result of property condition decline. This also 
may be the result of an increase in the value of the land and not the improvements. Therefore, 
it is clear that all the assessed value changes are the result of Assessor valuation models and not 
real investment. It should be noted that according to Assessor data, 2023 preliminary assessed 
value for the Area increases by 25.7% from 2022 values, attributed to a change in value at 540 
E. Commercial but none of the other parcels in the Area. It is not known what this increase is 
based on, but given that the condition of the properties would not seem to warrant any 
increase over 2022 values, it is likely also related to the reasons stated above. 
 

Commented [SD1]: Do we know what could have caused 
this? 

Commented [SD2]: What is going on with this parcel? 
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In order to more accurately determine whether land and improvements are becoming an 
economic liability for the City and the taxing districts is to compare the rate of increase of EAV 
with inflation using the Consumer Price Index (CPI) and to compare the Area to the changes in 
EAV for the City over the same period. 
  
Table 2 – CPI for All Urban Consumers (CPI-U) below shows the CPI trends from 2018-
2022. By comparison to the CPI, the assessed valuation of the Area decreased by 13.4% while 
the CPI went up by 15.7%. Therefore, the Area’s growth is significantly slower than inflation, 
indicating overall economic decline. Table 3 - City of Springfield, Real Property Tax 
Assessed Value History below shows that over the 2018-2022 period the City’s assessed 
value increased by 12.8%. This is an additional indicator that property values in the Area 
represent property that is a declining asset. 

 

 
The Area presents an economic liability due to the inability for property values to keep pace 
with inflation or the property value growth of the City. 
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SECTION 3 – SUMMARY 
 
The discussion of the preceding sections of this report and the photographic evidence 
presented in Appendix B provides evidence that the Area meets the “blighted area” 
requirements for designation as a Chapter 353 Area by indicating the existence of blighting 
factors within the Area. 
 
Parcels in the Area show varying levels of deterioration of site improvements, including: 

• Deterioration of building exteriors (walls, siding, windows, doors, painted surfaces, 
etc.). 

• Deterioration of building interiors (walls, ceilings, flooring, wiring, plumbing, etc.). 

• Deterioration of site improvements such as driveways and parking areas. 

Additionally, the Area has unsafe and insanitary conditions, as well as conditions endangering 
life and property, as a result of building vacancy, evidence of trespassing and breaking and 
entering, and conditions attractive to vermin.   
 
The Area’s physical deterioration coupled with age and outmoded design for modern uses have 
hampered the Area’s economic value and performance as a generator of tax revenue for 
affected taxing districts. The lack of significant new development has impacted the Area’s 
ability to generate reasonable tax revenues for the taxing jurisdictions that rely on the Area for 
revenues to fund public services (e.g., fire, police, sanitary, sewer, education, etc.) for area 
residents. Also, the vacancies and unsafe conditions in the Area may result in additional burden 
and/or cost to public services. Ultimately, the area presents an economic liability due to the 
inability of property values to keep pace with inflation or the property value growth of the City. 
 
This report clearly demonstrates that the Area meets the Chapter 353 criteria for qualifying as 
a blighted area. However, as noted in the “Introduction” section of this report, Section 353.020, 
(1) of Chapter 353 does not require all buildings and improvements to be blighted if their 
inclusion in an area is required for effective clearance, replanning, reconstruction, or 
rehabilitation of the area. Therefore, this report supports the finding that the Area, on the 
whole, meets the requirements of a “blighted area,” as is defined in Chapter 353 because of: 

• Aging buildings and site improvements displaying physical deterioration, 

• Unsafe and insanitary conditions and conditions endangering life and property,  

• Lack of existing buildings with desirability for new uses, and 

• Stagnating property values not keeping pace with other commercial areas of the City or 
the rate of inflation. 
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EXHIBIT 1 - REDEVELOPMENT PROJECT AREA MAP 
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EXHIBIT 2 - PARCEL LIST AND CURRENT EAV 
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SECTION 1 – INTRODUCTION 
 
PURPOSE OF THIS REPORT 

The City of Springfield, Missouri (the “City”) seeks to encourage the physical and economic 
revitalization of a property in the corporate limits of the City generally located within the 
Commercial Street Historic District hereinafter referred to as the “Area”. The Area is depicted 
and described in Appendix A – Redevelopment Area Boundary Map and Parcel List on 
the next page and consists of five parcels. The parcel locations and the associated parcel 
identification number from the Green County Assessor records are as follows:  

• 1703 N. Benton Avenue identified by parcel identification number 881312324017. 

• 1706 N. Jefferson Avenue identified by parcel identification number 881312324022. 

• 1717 N. Benton Avenue identified by parcel identification number 881312324018. 

• 1720 N. Jefferson Avenue identified by parcel identification number 881312324026. 

• 410 E. Blaine Street identified by parcel identification number 881312324019. 

This report reflects current conditions based on data acquisition and field investigations in 
April 2023, and documents the conditions that were found to be present in the Area. 
Additionally, the analysis reflects the current definition of “blighted area” in The Urban 
Redevelopment Corporations Law, Chapter 353, RSMo. (hereinafter referred to as “Chapter 
353”). In 2021, the definition of “blighted area” in Section 353.020(2) of Chapter 353 was 
amended to cross-reference the definition of “blighted area” in Section 99.805(1), RSMo., 
which provides: 
 

"Blighted area", an area which, by reason of the predominance of insanitary or unsafe 
conditions, deterioration of site improvements, 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, or welfare in its present condition and use. 

 
A finding that an area is a “blighted area” as defined by Chapter 353 is required for the                      
establishment of an “area” pursuant to Chapter 353. However, Chapter 353 also defines “Area” 
in a larger context. This recognizes that a Chapter 353 Area may include properties that are not 
blighted but are required to implement the overall redevelopment plan.  
Chapter 353 defines “area” as follows: 
 

“Area”, that portion of the city which the legislative authority of such city has found or shall 
find to be blighted so that the clearance, replanning, rehabilitation, or reconstruction thereof 
is necessary to effectuate the purposes of this law. Any such area may include buildings or 
improvements not in themselves blighted, and any real property, whether improved or 
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unimproved, the inclusion of which is deemed necessary for the effective clearance, replanning, 
reconstruction, or rehabilitation of the area of which such buildings, improvements or real 
property form a part. (Section 353.020(1) of Chapter 353). 

 
Among other things, Chapter 353 allows cities to: 

• Identify and designate areas for redevelopment that qualify as “blighted areas”.  

• Adopt a development plan that designates an area in need of redevelopment and states 
the objectives to be attained and the redevelopment project to be undertaken.  

• Approve a redevelopment project for implementation of such development plan.  

• Utilize the tools set forth in Chapter 353 to assist in reducing or eliminating those                       
factors and conditions that cause the area to qualify as a “blighted area” through the 
completion of a redevelopment project. 

As set forth in Chapter 353, certain of the above-listed actions may be delegated by the City to 
an “urban redevelopment corporation”, as defined in Chapter 353.  
 
AREA DESCRIPTION AND BACKGROUND 

Based on our review of City documents, the buildings within the Area which are the subject of 
this report do not appear to be historically designated but are located within the Commercial 
Street Historic District. These are historically significant structures that are in need of 
significant repair and rehabilitation. In addition, ongoing uses of such structures often need 
adaptive reuse because they are no longer useful or suitable for their original intended 
purposes. Redeveloping historic or architecturally significant buildings is far more costly and 
usually more so if they are to be put to another use. Often the cost of revitalization of such 
structures exceeds the value of land and buildings in their present condition even if the 
building(s) is sound overall.  
 
The Area benefits from a location within a Tax Increment Financing (TIF) district and 
Community Improvement District (CID) and the associated financial incentive assistance 
vehicles that have been put in place. Chapter 353 designation can provide an additional 
financial resource, providing up to 25 years of real estate tax abatement to assist projects that 
now need financial assistance in order to cover extraordinary costs associated with 
revitalization and redevelopment. 
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SECTION 2 – BASIS FOR DESIGNATION AS A BLIGHTED AREA 
 
This report is based upon on-site investigation of the Area conducted by PGAV Planners, LLC 
(“PGAV”) in April 2023.  PGAV relied upon its experience, knowledge of the Springfield real 
estate market, and professional expertise in the preparation of the analysis. Photographs 
illustrating representative blighting conditions taken during the site visit are displayed in 
Appendix B. Characteristics of the blighting conditions are discussed in this section of the 
report. However, this report will not reflect changes in conditions or events that have occurred 
after the most recent field investigation of the Area or publication of this report.  
 
PHYSICAL DETERIORATION 

In general, deterioration refers to the physical and economic deterioration of the 
improvements of the Area both in terms of buildings and other above-ground structures, 
below-grade supporting structures such as water, sewer, and electric utilities, and surface site 
improvements such as parking areas, access and circulation roadways and drives, and lighting 
fixtures, signage, etc.  
 
Deterioration may be evident in otherwise sound buildings containing minor defects, such as a 
lack of painting, loose, missing, or deteriorating roofing materials, deteriorating floor or ceiling 
plates or holes and cracks over limited areas. Deterioration that is not easily curable during 
normal maintenance includes defects in the primary and secondary building components. 
Primary building components include the foundation, exterior walls, floors, roofs, wiring, 
plumbing, etc. Secondary building components include the doors, windows, frames, fire 
escapes, gutters, downspouts, siding, and fascia materials, driveways, parking areas, garages, 
etc. 
 
Deterioration of site improvements is a function of many factors that are typically the result of 
deferred maintenance that occurs over time. If ongoing maintenance is not carried out, the 
conditions become much more extensive and expensive to fix. Physical deterioration is 
accelerated over time by other contributing factors all of which are present within the Area.  
 
Based on PGAV’s field reconnaissance, the parcels comprising the Area have buildings and site 
improvements or both that exhibit signs of physical deterioration. These range in severity but 
include interior water damage, exposed wiring, damaged fascia and soffits, peeling paint, 
broken or damaged windows and doors, and cracking and/or pot-holed parking lots.  
 
As detailed in the photographs in Appendix B, during field investigations, PGAV observed 
instances of physical deterioration of site improvements such as buildings, accessory 
structures, lighting, infrastructure, and paved surfaces (e.g., roadways and parking areas) in the 
Area: 

• The age of the structures virtually assures the presence of lead-based paint. Depending 
on interior improvements that have been made over the years, asbestos may be present 
in some of the building materials.  
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• Changes to electrical, plumbing, heating and air conditioning likely occurred over time 
and most likely do not meet current building code standards and modern equipment 
needs. Additionally, during the site visit exposed wiring was identified in multiple 
places. Exposed piping in ceilings and walls showed signs of damage or missing pipes.  

• Interior ceilings and walls show evidence of water damage, missing ceiling tiles, peeling 
paint, and other deterioration. In some instances, entire portions of walls were stripped 
down to the beams, with insulation and other wall components strewn throughout the 
room. Interior flooring showed deterioration including from water damage and broken 
or missing flooring materials. 

• Building exteriors showed signs of deterioration, including cracked and crumbling 
exterior walls, peeling paint, and missing siding. In some instances, exterior 
improvements such as stairs, railings, eaves, and awnings are deteriorated and require 
repair or replacement.  

• Several windows and doors were broken, unsealed, or otherwise deteriorated. These are 
prime entry points for vermin, as well as access points for individuals trespassing.   

• Overgrown vegetation is present on and around the buildings. Stormwater 
management and flooding appears to be a concern with large pools of water found on 
both paved and grass-covered surfaces. A pipe was found pouring water onto the 
sidewalk and yard off of the building located at 421 E. Pacific Avenue.  

• Paved surfaces on private property exhibit evidence of widespread cracking or potholes 
that need resealing, repair, or replacement. 

In general, the age and condition of the buildings in the Area impedes its redevelopment and 
advances physical deterioration, particularly when the structures have little attractiveness for 
uses other than their current ones. Building codes and safety and environmental regulations 
have also significantly changed over the past decades, which could mean aspects of these 
buildings are nonconforming to the City’s current building codes. Other factors such as energy 
efficiency (older lighting systems, heating, and cooling units, and building insulation) resulting 
from their age contribute to their declining usability and increases redevelopment costs.  
 
INSANITARY OR UNSAFE CONDITIONS 

During field investigations, there were no observations of vermin or their activity, but review 
of the property indicated that their presence is likely. Openings in various deteriorating 
building materials on buildings provide ideal access locations for birds, squirrels, mice, rats, 
and bats. Various types of debris, discarded materials, and overgrowth are scattered around the 
site. These factors represent unsanitary and unsafe conditions. 
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CONDITIONS ENDANGERING LIFE OR PROPERTY 

Buildings within the Area appear to be vacant and insufficiently secured. During the site visit, 
buildings had damage to windows and doors, and there were signs of possible trespassing and 
illegal entry to these properties.  A tent was seen outside of the building at 1708 N. Jefferson 
Avenue and clothes and other personal effects were seen inside the building, indicating the 
likely presence of squatters or homeless individuals. A number of the buildings, but in 
particular the building at 1720 N. Jefferson Avenue, had significant damage to walls and 
ceilings exposing missing electrical and plumbing pieces, likely the result of theft. Additionally, 
graffiti on some interior walls. The abandoned nature of these buildings is also conducive to 
crime and a fire hazard.  
 
ECONOMIC LIABILITY 

The Area, by reason of physical deterioration has become an economic liability. PGAV 
conducted an analysis of the equalized assessed valuation (EAV) of all the parcels in the Area 
between 2013 and 2022. Since 2023 equalization has not yet occurred and property tax rates 
have not been set, 2023 EAV was not used. 
 
Table 1 – EAV History, below, shows that between 2018 and 2023, the combined EAV for the 
area grew by 4.5%. EAV history from 2013 to 2018 shows similar trends for the parcel at 1717 
N. Benton Avenue. In contrast the parcel at 1703 N. Benton Avenue declined in value by 84% 
since 2013, and the parcel at 420 E. Blaine Street grew in value by about 25%. However, the 
remaining two parcels at 1706 N. Jefferson Avenue and 1720 N. Jefferson were purchased in 
February of 2017 from Kitchen, Inc., a nonprofit, converting the properties from tax-exempt to 
taxable. As a result, EAV data prior to 2018 is $0 for these properties. As a result, this analysis 
focuses on changes in EAV for the area since 2018.  

 
Since there have been no visible improvements or significant City-issued building permits for 
these properties and given the property conditions shown in the photos in Appendix B, this 
change in value of 4.5% since 2018 is largely an inflationary adjustment. This also may be the 
result of an increase in the value of the land and not the improvements. Therefore, it is clear 
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that all the assessed value changes are the result of Assessor valuation models and not real 
investment. It should be noted that according to Assessor data, 2023 preliminary assessed 
value for the Area increases by 7.3% from 2022 values. It is not known what this increase is 
based on, but given that the condition of the properties would not seem to warrant any 
increase over 2022 values, it is likely also related to the reasons stated above. 
 
In order to more accurately determine whether land and improvements are becoming an 
economic liability for the City and the taxing districts is to compare the rate of increase of EAV 
with inflation using the Consumer Price Index (CPI) and to compare the Area to the changes in 
EAV for the City over the same period. 
  
Table 2 – CPI for All Urban Consumers (CPI-U) below shows the CPI trends from 2018-
2022. By comparison to the CPI, the assessed valuation of the Area increased by 4.5% while the 
CPI went up by 15.7%. Therefore, the Area’s growth is slower than inflation, indicating overall 
economic decline. Table 3 - City of Springfield, Real Property Tax Assessed Value 
History below shows that over the 2018-2022 period the City’s assessed value increased by 
12.8 %. This is an additional indicator that property values in the Area represent property that 
is a declining asset. 

 

 
The Area presents an economic liability due to the inability for property values to keep pace 
with inflation or the property value growth of the City. 
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SECTION 3 – SUMMARY 
 
The discussion of the preceding sections of this report and the photographic evidence 
presented in Appendix B provides evidence that the Area meets the “blighted area” 
requirements for designation as a Chapter 353 Area by indicating the existence of blighting 
factors within the Area. 
 
Parcels in the Area show varying levels of deterioration of site improvements, including: 

• Deterioration of building exteriors (walls, siding, windows, doors, painted surfaces, 
etc.). 

• Deterioration of building interiors (walls, ceilings, flooring, wiring, plumbing, etc.). 

• Deterioration of site improvements such as driveways and parking areas. 

Additionally, the Area has unsafe and insanitary conditions, as well as conditions endangering 
life and property, as a result of building vacancy, evidence of trespassing and breaking and 
entering, and conditions attractive to vermin.   
 
The Area’s physical deterioration coupled with age and outmoded design for modern uses have 
hampered the Area’s economic value and performance as a generator of tax revenue for 
affected taxing districts. The lack of significant new development has impacted the Area’s 
ability to generate reasonable tax revenues for the taxing jurisdictions that rely on the Area for 
revenues to fund public services (e.g., fire, police, sanitary, sewer, education, etc.) for area 
residents. Also, the vacancies and unsafe conditions in the Area may result in additional burden 
and/or cost to public services. Ultimately, the area presents an economic liability due to the 
inability of property values to keep pace with inflation or the property value growth of the City. 
 
This report clearly demonstrates that the Area meets the Chapter 353 criteria for qualifying as 
a blighted area. However, as noted in the “Introduction” section of this report, Section 353.020, 
(1) of Chapter 353 does not require all buildings and improvements to be blighted if their 
inclusion in an area is required for effective clearance, replanning, reconstruction, or 
rehabilitation of the area. Therefore, this report supports the finding that the Area, on the 
whole, meets the requirements of a “blighted area,” as is defined in Chapter 353 because of: 

• Aging buildings and site improvements displaying physical deterioration, 

• Unsafe and insanitary conditions and conditions endangering life and property,  

• Lack of existing buildings with desirability for new uses, and 

• Stagnating property values not keeping pace with other commercial areas of the City or 
the rate of inflation. 
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EXHIBIT 1 - REDEVELOPMENT PROJECT AREA MAP 
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EXHIBIT 2 - PARCEL LIST AND CURRENT EAV 
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SECTION 1 – INTRODUCTION 
 
PURPOSE OF THIS REPORT 

The City of Springfield, Missouri (the “City”) is seeking to encourage the physical and economic 
revitalization of a property in the corporate limits of the City generally located within the 
Commercial Street Historic District hereinafter referred to as the “Area”. The Area is depicted 
and described in Appendix A – Redevelopment Area Boundary Map and Parcel List on 
the next page and consists of six parcels. The parcel locations and the associated parcel 
identification number from the Green County Assessor records are as follows:  

• 500 E. Commercial Street identified by parcel identification number 881312327024. 

• 424 E. Commercial Street identified by parcel identification number 881312324024. 

• 434 E. Commercial Street identified by parcel identification number 881312324002. 

• 438 E. Commercial Street identified by parcel identification number 881312324001. 

• 412 - 420 E. Commercial Street identified by parcel identification number 
881312324005. 

• 410 E. Commercial Street identified by parcel identification number 881312324023. 

This report reflects current conditions based on data acquisition and field investigations in 
April 2023, and documents the conditions that were found to be present in the Area. 
Additionally, the analysis reflects the current definition of “blighted area” in The Urban 
Redevelopment Corporations Law, Chapter 353, RSMo. (hereinafter referred to as “Chapter 
353”). In 2021, the definition of “blighted area” in Section 353.020(2) of Chapter 353 was 
amended to cross-reference the definition of “blighted area” in Section 99.805(1), RSMo., 
which provides: 
 

"Blighted area", an area which, by reason of the predominance of insanitary or unsafe 
conditions, deterioration of site improvements, 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, or welfare in its present condition and use. 

 
A finding that an area is a “blighted area” as defined by Chapter 353 is required for the                      
establishment of an “area” pursuant to Chapter 353. However, Chapter 353 also defines “Area” 
in a larger context. This recognizes that a Chapter 353 Area may include properties that are not 
blighted but are required to implement the overall redevelopment plan.  
Chapter 353 defines “area” as follows: 
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“Area”, that portion of the city which the legislative authority of such city has found or shall 
find to be blighted so that the clearance, replanning, rehabilitation, or reconstruction thereof 
is necessary to effectuate the purposes of this law. Any such area may include buildings or 
improvements not in themselves blighted, and any real property, whether improved or 
unimproved, the inclusion of which is deemed necessary for the effective clearance, replanning, 
reconstruction, or rehabilitation of the area of which such buildings, improvements or real 
property form a part. (Section 353.020(1) of Chapter 353). 

 
Among other things, Chapter 353 allows cities to: 

• Identify and designate areas for redevelopment that qualify as “blighted areas”.  

• Adopt a development plan that designates an area in need of redevelopment and states 
the objectives to be attained and the redevelopment project to be undertaken.  

• Approve a redevelopment project for implementation of such development plan.  

• Utilize the tools set forth in Chapter 353 to assist in reducing or eliminating those                       
factors and conditions that cause the area to qualify as a “blighted area” through the 
completion of a redevelopment project. 

As set forth in Chapter 353, certain of the above-listed actions may be delegated by the City to 
an “urban redevelopment corporation”, as defined in Chapter 353.  
 
AREA DESCRIPTION AND BACKGROUND 

Based on our review of City documents, the buildings within the Area which are the subject of 
this report do not appear to be historically designated but are located within the Commercial 
Street Historic District. These are historically significant structures that are in need of 
significant repair and rehabilitation. In addition, ongoing uses of such structures often need 
adaptive reuse because they are no longer useful or suitable for their original intended 
purposes. Redeveloping historic or architecturally significant buildings is far more costly and 
usually more so if they are to be put to another use. Often the cost of revitalization of such 
structures exceeds the value of land and buildings in their present condition even if the 
building(s) is sound overall.  
 
The Area benefits from a location within a Tax Increment Financing (TIF) district and 
Community Improvement District (CID) and the associated financial incentive assistance 
vehicles that have been put in place. Chapter 353 designation can provide an additional 
financial resources, providing up to 25 years of real estate tax abatement to assist projects that 
now need financial assistance in order to cover extraordinary costs associated with 
revitalization and redevelopment. 
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SECTION 2 – BASIS FOR DESIGNATION AS A BLIGHTED AREA 
 
This report is based upon on-site investigation of the Area conducted by PGAV Planners, LLC 
(“PGAV”) in April 2023. City staff also provided information used in this analysis along with 
information from the property owners. PGAV relied upon its experience, knowledge of the 
Springfield real estate market, and professional expertise in the preparation of the analysis. 
Photographs illustrating representative blighting conditions taken during the site visit are 
displayed in Appendix B. Characteristics of the blighting conditions are discussed in this 
section of the report. However, this report will not reflect changes in conditions or events that 
have occurred after the most recent field investigation of the Area or publication of this report.  
 
PHYSICAL DETERIORATION 

In general, deterioration refers to the physical and economic deterioration of the 
improvements of the Area both in terms of buildings and other above-ground structures, 
below-grade supporting structures such as water, sewer, and electric utilities, and surface site 
improvements such as parking areas, access and circulation roadways and drives, and lighting 
fixtures, signage, etc.  
 
Deterioration may be evident in otherwise sound buildings containing minor defects, such as a 
lack of painting, loose, missing, or deteriorating roofing materials, deteriorating floor or ceiling 
plates or holes and cracks over limited areas. Deterioration that is not easily curable during 
normal maintenance includes defects in the primary and secondary building components. 
Primary building components include the foundation, exterior walls, floors, roofs, wiring, 
plumbing, etc. Secondary building components include the doors, windows, frames, fire 
escapes, gutters, downspouts, siding, and fascia materials, driveways, parking areas, garages, 
etc. 
 
Deterioration of site improvements is a function of many factors that are typically the result of 
deferred maintenance that occurs over time. If ongoing maintenance is not carried out, the 
conditions become much more extensive and expensive to fix. Physical deterioration is 
accelerated over time by other contributing factors all of which are present within the Area.  
 
Based on field review, the parcels comprising the Area have buildings and site improvements or 
both that exhibit signs of physical deterioration. These range in severity but include interior 
water damage, exposed wiring, damaged fascia and soffits, peeling paint, broken or damaged 
windows and doors, cracking and/or pot-holed parking lots, and the presence of trash and 
debris.  
 
As detailed in the photographs in Appendix B, during field investigations, PGAV observed 
instances of physical deterioration of site improvements such as buildings, accessory 
structures, lighting, infrastructure, and paved surfaces (e.g., roadways and parking areas) in the 
Area: 
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• The age of the structures virtually assures the presence of lead-based paint. Depending 
on interior improvements that have been made over the years, asbestos may be present 
in some of the building materials. Without further inspection it isn’t known if these 
materials are exposed or have been encapsulated by repainting over the years. The likely 
presence of this paint may increase the cost of building rehabilitation and reuse. 

• Again, the age of the structures and property inspections indicates that asbestos may be 
present in the mastic used for some floor coverings and windows frames that may have 
asbestos sealants around the glass and frames and the doors. Like lead-based paint, the 
asbestos may be encapsulated. However, this may also become a cost issue when 
rehabilitation is undertaken. 

• Changes to electrical, plumbing, heating and air conditioning likely occurred over time 
and most likely do not meet current building code standards and modern equipment 
needs. Additionally, during the site visit exposed wiring was identified in multiple 
places. Exposed piping in ceilings and walls showed signs of damage, and leakage with 
mold developing in some locations. Indoor and outdoor electrical boxes and wiring 
showed signs of tampering and damage in some buildings.  

• Interior ceilings and walls show evidence of water damage, missing ceiling tiles, peeling 
paint, and other deterioration. In some instances, entire portions of ceilings and walls 
were stripped, with the building materials laying in piles in the room. Interior flooring 
showed deterioration including from water damage and broken or missing flooring 
materials. 

• Building exteriors showed signs of significant deterioration, including cracked and 
crumbling exterior walls, peeling paint, and missing siding. In some instances, exterior 
improvements such as stairs, railings, eaves, window, and door frames are deteriorated 
and require repair or replacement.  

• Wood building elements, both indoor and outdoor, showed signs of rotting.  

• Several windows and doors were broken, unsealed, or otherwise deteriorated. The were 
various locations that represent prime entry points for vermin, as well as access points 
for individuals trespassing.   

• Overgrown vegetation is present on and around some buildings.  

• Paved surfaces on private property exhibit evidence of widespread cracking or potholes 
that need resealing, repair, or replacement. 

• In one building, an indoor air handling unit was found to be leaking oil or some other 
material onto the floor.   
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In general, the age and condition of the buildings in the Area impedes its redevelopment and 
advances physical deterioration, particularly when the structures have little attractiveness for 
uses other than their current ones. Building codes and safety and environmental regulations 
have also significantly changed over the past decades, which could mean aspects of these 
buildings are nonconforming to the City’s current building codes. Other factors such as energy 
efficiency (older lighting systems, heating, and cooling units, and building insulation) resulting 
from their age contribute to their declining usability and increases redevelopment costs.  
 
INSANITARY OR UNSAFE CONDITIONS 

During field investigations, there were no observations of vermin but in some instances, there 
were indications of their activity; therefore, review of the various properties indicated that 
their presence is likely. Openings in various deteriorating building materials on buildings 
provide ideal access locations for birds, squirrels, mice, rats, and bats. Various types of debris, 
discarded materials, and overgrowth are scattered around the Area and within isolated 
locations on the exterior of some buildings. These factors represent unsanitary and unsafe 
conditions. 
 
The broken windows in several of the buildings are allowing water infiltration and thus 
promoting interior damage and mold. In other instances, interior building materials have been 
torn out, vandalized, or otherwise damaged leaving behind spaces that are dangerous to 
physically navigate because of the extent of the debris.  
 

CONDITIONS ENDANGERING LIFE OR PROPERTY 

Buildings within the Area are vacant and insufficiently secured. During the site visit, buildings 
had damage to windows and doors, and there were signs of possible trespassing and illegal 
entry to these properties.  A number of the buildings had significant damage to walls and 
ceilings exposing missing electrical and plumbing pieces, likely the result of theft. The 
abandoned nature of these buildings is also conducive to crime and a fire hazard.  
 
ECONOMIC LIABILITY 

The Area, by reason of physical deterioration has become an economic liability. PGAV 
conducted an analysis of the equalized assessed valuation (EAV) of all the parcels in the Area 
between 2013 and 2022. Since 2023 equalization has not yet occurred and property tax rates 
have not been set, 2023 EAV was not used. 
 
Table 1 – EAV History, below, shows that between 2018 and 2023, the combined EAV for the 
area grew by 17.8%. However, the entirety of that growth occurred between 2018 and 2019. 
Three of the parcels in the area went from tax-exempt to taxable between 2017 and 2018, 
following their purchase from Kitchen, Inc., a nonprofit. Since this purchase occurred in 
February 2017, 2018 taxes would represent an incomplete year, likely accounting for the 
increase in value in 2019 following the first complete taxable year. While this analysis focuses 
on change in EAV for the Area since 2018 which amounts to 17.8%, it is important to note that 
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for the last three years, the Area’s EAV has not changed. It should also be noted that according 
to Assessor data, 2023 preliminary assessed value for the Area decreases by 7.6% from 2022 
values. It is not known what this decrease is based on, but given the condition of the 
properties, it is likely due to their continued decline in condition. 

 
Since there have been no visible improvements or significant City-issued building permits for 
these properties and given the property conditions shown in the photos in Appendix B, this 
change in value of 17.8% since 2018 is largely a combination of an incomplete tax year in 2018 
and inflationary adjustment. This also may be the result of an increase in the value of the land 
and not the improvements. Therefore, it is clear that all the assessed value changes are the 
result of Assessor valuation models and not real investment.  
 
In order to more accurately determine whether land and improvements are becoming an 
economic liability for the City and the taxing districts is to compare the rate of increase of EAV 
with inflation using the Consumer Price Index (CPI) and to compare the Area to the changes in 
EAV for the City over the same period. 
  
Table 2 – CPI for All Urban Consumers (CPI-U) below shows the CPI trends from 2018-
2022. By comparison to the CPI, the assessed valuation of the Area increased by 17.8% while 
the CPI went up by 15.7%. Therefore, the Area’s growth is higher than inflation. Table 3 - City 
of Springfield, Real Property Tax Assessed Value History below shows that over the 
2018-2022 period the City’s assessed value increased by 12.8%.  
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Despite the fact that the average annual change in EAV since 2018 is higher than that of 
inflation and the City’s growth rate, the following factors indicate that the area is experiencing 
overall economic stagnation and decline: 

1. The entirety of the Area’s EAV growth occurred between 2018 and 2019. 

2. No further economic growth has occurred between 2019 and 2022. 

3. Preliminary assessments for 2023 show 7.6% decline in EAV in the Area. 

4. There have been no visible improvements or significant City-issued building permits for 
these properties. 

Consequently, these properties will continue to be an economic liability for the City until their 
physical deterioration is addressed.   
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SECTION 3 – SUMMARY 
 
The discussion of the preceding sections of this report and the photographic evidence 
presented in Appendix B provides evidence that the Area meets the “blighted area” 
requirements for designation as a Chapter 353 Area by indicating the existence of blighting 
factors within the Area. 
 
Parcels in the Area show varying levels of deterioration of site improvements, including: 

• Deterioration of building exteriors (walls, siding, windows, doors, painted surfaces, 
etc.). 

• Deterioration of building interiors (walls, ceilings, flooring, wiring, plumbing, etc.). 

• Deterioration of site improvements such as driveways and parking areas. 

Additionally, the Area has unsafe and insanitary conditions, as well as conditions endangering 
life and property, as a result of building vacancy, evidence of trespassing and breaking and 
entering, and conditions attractive to vermin.  
 
The Area’s physical deterioration coupled with age and outmoded design for modern uses have 
hampered the Area’s economic value and performance as a generator of tax revenue for 
affected taxing districts. The lack of significant new development has impacted the Area’s 
ability to generate reasonable tax revenues for the taxing jurisdictions that rely on the Area for 
revenues to fund public services (e.g., fire, police, sanitary, sewer, education, etc.) for area 
residents. Also, the vacancies and unsafe conditions in the Area may result in additional burden 
and/or cost to public services. Ultimately, the area presents an economic liability due to the 
stagnating property values which will likely not improve without significant rehabilitation or 
redevelopment of these properties. 
 
This report clearly demonstrates that the Area meets the Chapter 353 criteria for qualifying as 
a blighted area. However, as noted in the “Introduction” section of this report, Section 353.020, 
(1) of Chapter 353 does not require all buildings and improvements to be blighted if their 
inclusion in an area is required for effective clearance, replanning, reconstruction, or 
rehabilitation of the area. Therefore, this report supports the finding that the Area, on the 
whole, meets the requirements of a “blighted area,” as is defined in Chapter 353 because of: 

• Aging buildings and site improvements displaying physical deterioration, 

• Unsafe and insanitary conditions and conditions endangering life and property,  

• Lack of existing buildings with desirability for new uses, and 

• Stagnating property values not keeping pace with other commercial areas of the City or 
the rate of inflation. 
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EXHIBIT 1 - REDEVELOPMENT PROJECT AREA MAP 
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EXHIBIT 2 - PARCEL LIST AND CURRENT EAV 
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