
 

City of Springfield 
 

Agenda 
 

Land Clearance for Redevelopment 
Authority 

 

 

 

April 2, 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 February 6, 2024 Meeting. 
    

 

      
4. NEW BUSINESS.  
    
  4.1. Request to recommend the Sisters Mill Redevelopment Area be declared a blighted 

area pursuant to Chapter 353, RSMo, the Urban Redevelopment Corporations Law; 
The Sisters Mill 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
Tuesday, February 6, 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
Staff:  Amanda Ohlensehlen, Matt Schaefer, Bill Weaver, Judy White, and Laura 
Vales
Others Present:  Titus Williams, Viviana Winter, and Shelby Wood, Spencer Fane, 
LLP 

3. Approval of Minutes

• October 18, 2023

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

• January 9, 2024

Correction on the vote:  should be 2-0-1 not 3-0.  Ben Edmondson made a 
motion to approve with the correction.  Ryan Cosby seconded the motion.  
Motion was approved (3-0).

4. New Business

a. 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.

Ben Edmondson made a motion to recommend the Commercial-Pacific 
Street Redevelopment Area declaration of blight.  Ryan seconded the 
motion.  Motion was approved (3-0).
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5. Other Business

None

6. Adjourn 

Stephanie Shadwick 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 SISTERS MILL 

REDEVELOPMEN 
  
FILED: 03/28/2024 
  
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. The Sisters Mill 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: 

The Blight Report for the Sisters Mill 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 the Missouri Revised Statutes, chapter 353 due to it being 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.”1  Additional 

supporting photographic evidence of blight is attached hereto as Exhibit C and may also be seen in 

current property photographs in the appraisal attached hereto as Exhibit D2. 

III. Redevelopment Area Description: 

The redevelopment area is approximately .91 acres located at 610 N. Prospect Avene at the 

southwest intersection of E. Chestnut Expressway and N. Prospect Ave. in Springfield, Missouri 

(the “Redevelopment Area”), see Exhibit A attached hereto for an outlined map of the Redevelopment 

 
1 Mo. Rev. Stat. § 353.020(2) (2021). 
2 See pages 42-44 of Appraisal. 
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Area.  Currently, in the Redevelopment Area, there are two vacant buildings that are one hundred 

plus year old non-operational flour mills (the “Buildings”).  The remainder of the Redevelopment 

Area is vacant and unimproved land. 

The Redevelopment Area is depicted on the map 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.”3 

V. Evidence In Support of Blight: 

Multiple factors exist throughout the Redevelopment Area that support a finding of blight 

as defined under Chapter 353 provided above because they have caused insanitary or unsafe 

conditions within the Redevelopment Area which can endanger life and property and without 

question constitutes both social and economic liability.  These include the following: 

• Environmental Works, Inc. performed a Phase I environmental survey on January 

24, 2022 and concluded that based on the property age, historical usage, a 2005 

Phase II ESA Brownfields Investigation as part of the City of Springfield, 

Brownfields Assessment Grant, and the property having had a 25,000 gallon AST 

between 1933 and 1979, among other miscellaneous issues such as potential 

asbestos, lead based paint, etc. that a Phase II environmental study was warranted.  

Terracon Consultants, Inc. performed a Phase II environmental review on June 28, 

2022.  The Phase II identified multiple issues that need correction, including lead 

materials within the flour mill structures and soil/groundwater contamination on 

the identified site.4  Lead based paint in the flour mill buildings must be remediated 

if these sites are to ever be developed and soil contamination that exists in the 

Redevelopment Area will require remediation for the development of all future 

projects.  Clients have estimated the costs of remediation to be in the hundreds of 

thousands of dollars which only adds to the prohibitive expense of developing 

anything in the Redevelopment Area, 

• Graffiti of a significant nature exists throughout the improvements located in the 

Redevelopment Area.   

• Illegal homeless encampments have existed in the Redevelopment Area resulting 

in the disposal of drug paraphernalia, broken glass, discarded chemicals, and 

human waste throughout the Redevelopment Area. 

• Trash and illegal dumping constantly impact the Redevelopment Area.  

 
3 Id. 
4 Environmental Report provided under Exhibit I attached hereto and incorporated herein identifying several 

environmental issues that will require various levels of remediation.   
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• The roof of the flour mill buildings and windows are in need of substantial repair 

and the failure of these building components has resulted in significant water 

damage, animal infestation, and other debris that can result in safety, healthy, or 

building structure issues. 

Blight exists because of, but not limited to those conditions listed above, not only because 

it creates an eye sore to a main commercial corridor to the City of Springfield, but because these 

conditions cause the Redevelopment Area to be insanitary and unsafe, a threat to life and property, 

and result in social and economic liability for the Redevelopment Area, surrounding properties, 

and the City itself. 

See Exhibit C attached for a summary of the Redevelopment Area site conditions and 

photographic evidence 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 an aging building 

in poor condition and in need of extensive replacements and repair.  The property has become 

obsolete for functional usage and development.5  The prosecution of this Redevelopment Plan will 

allow the entire Redevelopment Area to be used for its highest and best use. As a result, the 

Redevelopment Area qualifies as being economically underutilized, which further supports a 

finding of blight. 

VI. Impact of the Redevelopment Area’s Blighted Conditions 

Due to the predominance of blighting factors described in Exhibit C attached hereto, the 

deterioration of the Redevelopment Area contributes to the insanitary and unsafe conditions that 

are a public menace.  The underutilization of the Redevelopment Area and the Redevelopment 

Area’s appearance discourages new investment and development in the area and causes an obvious 

social and economic liability for the community and specifically the surrounding area.  

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

highest and best use.  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 currently assessed at $59,610.6 However, after being rehabilitated, 

(as hereinafter defined) 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 

 
5 See photographic evidence and descriptions provided in Exhibit G. 
6 See Greene County Assessor's Office Information parcel information. 
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Area.  For example, the project described in the Redevelopment Plan is estimated to have an assessed 

value of $684,800 when complete.7 This increase in assessed value would generate an estimated 

$334,2758
 in additional property tax revenue to the taxing jurisdictions over the course of the 25-year 

Redevelopment Plan. Additionally, sales tax revenue generated on the gross sales over the full 25-year 

abatement period would total approximately $3,270.400 in sales tax revenue.9  Thus, the 

Redevelopment Area’s present physical insanitary and unsafe condition resulting in underutilization 

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, it will remain a liability to the social and economic welfare of the City, 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 redevelop the area so it can be utilized for its 

highest and best uses, serving where a viable commercial development is provided with the potential 

for future related housing 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. 

 

See also Exhibit C attached. 

VII. Conclusion 

 

As discussed in this Report and demonstrated in Exhibit C, 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. 

 

  

 
7 See Greene County Assessor parcel information and Tax Impact Analysis contained in Exhibit F of the Redevelopment 

Plan. 
8 Id. 
9 Calculated based on an 8.1% sales tax revenue on projected gross restaurant and retail sales. 
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Redevelopment Plan 

I. Introduction 

The Sisters Mill Redevelopment Corporation (the “Developer”) has prepared the following 

plan (the “Redevelopment Plan”) for the planned rehabilitation of the Redevelopment Area 

defined below.  The current project is the redevelopment of the old Flour Mill site at 610 N. 

Prospect, located in Springfield, Missouri, into a casual dining restaurant of American fare and 

retail space with options for outdoor dining with plenty of desirable green space as well as 

rehabilitate the exterior of the Flour Mill buildings (the “Sisters Mill Project”).   

The property which has commonly been referred to as the Springfield Flour Mill has a 

colorful history. It was first shown on a map in 1902. When operating, it produced more than 3,000 

box carloads of flour each year at the rate of 35,000 pounds of flour each day. 7,000 bushels of 

wheat went through its milling processes every 24 hours. The flour was shipped to various parts 

of the globe, including France, England, Germany, and South America.  A Colorado company 

acquired the property in 1935 from the estate of the late Jack Blair. The flour mill has previously 

been known as Meyer’s Model flour. Grain from Kansas, Oklahoma, Colorado, and Nebraska has 

funneled into its mills to make flour for the world. Part of the original structure still stands but over 

the past several decades the condition of the property has continued to deteriorate. The property 

has been abandoned for approximately 50 years. 

II. Description of the Project 

A. Boundaries of the Redevelopment Area 

The Sisters Mill Redevelopment Area consists of approximately .91 acres of land.  A map 

identifying the Flour Mill Redevelopment Area is attached hereto as Exhibit A (see Figures A1-

A3) and the Redevelopment Area is legally described on Exhibit B attached hereto. 

 

The Redevelopment Area is bounded by Chestnut Expressway on the north, Tampa St. on 

the south, N. Prospect Ave. to the east, and National Ave. to the west.  The Redevelopment Area 

is in a historic part of the City located very near Ozarks Technical Community College and the 

Springfield Cardinals minor league baseball stadium.  The Redevelopment Area is approximately 

1 mile from historic downtown Springfield and has immediately surrounding a convenience store, 

multi-tenant commercial office building, a construction supply warehouse, and a property being 

converted into a church. 

 

 B. 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 conditions of blight and create a desirable environment for 

residents to engage socially while dining or shopping while increasing the taxable revenues to the 

City of Springfield.  The Redevelopment Plan will permit this Project to develop the necessary 

utility infrastructure currently lacking to support significant redevelopment.  It will also permit the 

development of vacant unimproved land, the exterior rehabilitation and interior stabilization of 

deteriorated and dangerous buildings while simultaneously cleaning the Redevelopment Area 

more generally of broken concrete, glass, overgrowth, trash, homeless encampments, etc.  The 
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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 restaurant facility. The Redevelopment Area is a prime 

opportunity to create a desirable shopping and dining environment for residents and promote 

increased traffic and economic opportunities within a primary City Corridor while also increasing 

the taxable revenues to the City of Springfield. 

The Redevelopment Area is also located in a flood zone which also makes development 

further challenging due to the added expense of flood insurance required. 

C. Redevelopment Plan Objectives and Strategies 

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

The Redevelopment Area is located within a City Corridor planning area, which is a 

component of the Forward SGF Comprehensive Plan (the “Comprehensive Plan”).  The 

Comprehensive Plan is a long-term guide for private investments and public improvements for the 

City of Springfield, including major connecting corridors of Springfield (each a “City Corridor”). 

The Comprehensive Plan cites as one of its goals to have an increased emphasis on city corridors 

to be better integrated and allow more flexible and broader permitted uses.10  “City Corridors are 

locations of significant redevelopment opportunity, where absorption of underserved housing, 

employment, sales, and service, can be accommodated.”11  Chestnut Expressway, particularly in 

the areas including and near N. Prospect Avenue include 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, economic obsolescence, and 

insanitary and unsafe conditions that are a menace to the public welfare. This provides an excellent 

opportunity for redevelopment where “[t]he City’s most traveled corridors are prioritized for 

streetscaping, beautification, and multimodal improvements to enhance the character and 

connectivity of Springfield.  

It is important to note that investments should be balanced across the City to 

improve the overall image and vitality of Springfield in an equitable manner— this 

includes corridors facing the greatest disinvestment and those that are traveled the 

most, as well as those most used by GPS and navigation programs, such as Chestnut 

Expressway, Trafficway Street, or Glenstone Avenue. Development assistance 

should be provided to private developers and property owners in key redevelopment 

areas facing disinvestment in the City Corridor placetype to help offset cost of 

infrastructure improvements. This includes targeting the incentives outlined in 

Strategy 1.5: Foster Public-Private Partnerships and Incentives to these corridors.12   

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

“commercial and service-related development[s] varying in scale, ranging from standalone 

 
10 See Forward SGF Comprehensive Plan, pg. 32 
11 Id. 
12 See Forward SGF Comprehensive Plan, pg. 92 
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businesses to large retail centers. City Corridors are also key locations to support and encourage 

multi-family developments that rely on proximity to retail, commercial services, and employment 

centers. Each of these use groups are best located along major roadways with high volumes of 

traffic. This placetype is not only highly accessible by car, but also by walking, biking, and transit. 

City Corridors provide a wide range of shopping, service, entertainment, and employment 

destinations for both residents and visitors. Common uses within the placetype include chain 

restaurants, gas stations, hotels, national retailers, movie theaters, smaller offices, and a variety of 

support services.” 13   

 

The Comprehensive Plan directs that the City should leverage and target its resources to 

benefit the “highest travelled commercial corridors”..14  As this placetype receives the highest 

volume of visitors aside from the Downtown placetype, it is essential that the quality of 

development and visual appeal of the corridors are attractive and representative of the City’s 

desired image.”15 Also, the Comprehensive Plan makes clear that “city corridors contribute 

significantly to the local tax base, certain commercial areas are experiencing decline, and would 

benefit from a shift towards multifamily or other non-retail uses to reinvigorate the area and 

increase foot traffic.”16 

 
 

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 individuals to visit, dine, and shop. This will also help to create 

additional interest and activity in this City Corridor and more specifically serve as a high-quality 

project that brings economic vitality and visual charm to the area along Chestnut Expressway 

between N. Prospect Avenue and National Avenue. The Comprehensive Plan cites that shortfalls 

in prior planning documents was the failure to develop certain areas, including along Chestnut 

Expressway.17  A primary goal of the Comprehensive Plan is specifically to promote reinvestment 

in corridor locations and specifically identify Chestnut Expressway.18  The Comprehensive Plan 

seeks to create a “sense of place” in these vital corridors as they are “the first and last impression 

of many visitors, their enhancement will play a major role in improving the image and outward 

perception of the City.”19 The Redevelopment Area borders the Downtown Subarea Plan identified 

in the Comprehensive Plan.  The Comprehensive Plan calls for redevelopment in this area in 

several ways that meet the intended purpose of this Redevelopment Area.  These goals include: 

 

• “Repurpose industrial and older buildings into art spaces and other uses to bring 

people Downtown.” 20 

• “Provide public gathering spaces for socializing, events, and festivals.”21 

 
13 See Forward SGF Comprehensive Plan, Commercial Street, pg. 46. 

 
14 See Forward SGF Comprehensive Plan, pg. 78 and 92. 
15 See Forward SGF Comprehensive Plan, pg. 46. 
16 See Forward SGF Comprehensive Plan, pg. 87. 
17 See Forward SGF Comprehensive Plan, pg. 20. 
18 See Forward SGF Comprehensive Plan, pg. 92., “Goal 3: Promote reinvestment in Springfield’s commercial corridors and key gateways.” 
19 See Forward SGF Comprehensive Plan, pg. 93., “Goal 3: Promote reinvestment in Springfield’s commercial corridors and key gateways.” 
20 See Forward SGF Comprehensive Plan, pg. 196. 
21 Id. 
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• “Increase and maintain outdoor dining spaces.”22 

 

The Downtown Vision as prominently stated in the Comprehensive Plan calls for the 

support of Redevelopment Areas like as proposed in this redevelopment Plan.  

 

…Downtown Springfield will flourish as the thriving, bustling core of the City. 

Residents and visitors from across the region will be drawn to Downtown for its wide 

variety of shops, restaurants, night life, and entertainment options unique to 

Springfield. Aging buildings will be revitalized, historically significant structures will 

be preserved and celebrated, and vacant storefronts will be activated. A mix of dining, 

entertainment, public gathering places, and local retailers will create the “Downtown 

Springfield” experience that cannot be replicated online….Enhanced streetscapes will 

come to life through a combination of public improvements and high quality private 

development, targeted on…gateways corridors like Trafficway….Vacant lots or 

expansive parking lots will be redeveloped with uses that contribute to Downtown’s 

activity and expand the desired built form. Patrons will be able to enjoy attractive 

outdoor spaces where they can gather, socialize, and relax….This will help reinforce 

Downtown as Springfield’s primary activity center within a “spoke and hub” system 

that is well connected to other supporting commercial centers within the City that 

together support the local economy.23 
 

Moreover, the Redevelopment Plan will allow for future additional development (including 

potential future housing on site) within a main city corridor as is part of the goal identified in the 

Comprehensive Plan. The rehabilitation of the Redevelopment Area will increase the taxable 

revenues to the City, while placing a greater portion of the City Corridor located along Chestnut 

Expressway between N. Prospect Avenue and National Avenue in congruence with the vision of 

the Comprehensive Plan discussed above. 
 

III. Redevelopment Plan Requirements 

A. Overview 

The Redevelopment Plan provides for the development of a commercial restaurant space 

and the rehabilitation of the existing flour mill building exteriors.  The Project is being designed 

to complement the look and style, scale, and intensity desired in a City 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 as well as the elimination of insanitary 

and unsafe conditions.   

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

mixed-use redevelopment through partial real property tax abatement.   

 

B. General Maintenance Guidelines  

 
22 Id. 
23 See Forward SGF Comprehensive Plan, pg. 196. 
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All structures, equipment, paved areas, and landscaped areas shall be maintained in a good 

and safe condition both inside and outside, structurally and otherwise.  

  

C. Design Guidelines 

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

be designed to complement existing development within the Redevelopment 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. 

 

D.  Land Use Plan 

 

1. Former and Existing Land Use 

There are two existing mill structures located in the Redevelopment Area.  These structures 

are currently vacant but were previously utilized as commercial flour mills.  These structures are 

vacant and closed to any public access or commercial use.  These flour mills have been vacant and 

unused for approximately 50 years.  The remainder of the Redevelopment Area is vacant and 

unimproved. 

2. Proposed Land Use 

The Sisters Mill Project involves the development of a casual dining restaurant.  The 

building will be 2 stories tall and approximately 4,603 sq. ft.  The building will also include a 

covered patio, an office, and storage.  The Sisters Mill project intends to incorporate a small retail 

space in addition to the food service business and incorporate parking on-site as part of the Project 

design by providing approximately 55 parking spaces.  Additionally, the Project will rehabilitate 

the façade of the mill buildings and secure them for on-site beautification, safety, and potential 

future development. 

 

The flour mill structures currently located at the site will remain (not be demolished), but 

rather the exteriors rehabilitated to a clean and safe appearance and the interiors cleaned and 

secured until such time as they may be developed in the future. 

 

Remainder of Redevelopment Area. 

 

It is anticipated the flour mill buildings may be redeveloped in the future (potentially with 

artisan retail shops, mixed-use, or residential components), however there are no current 

established plans for the redevelopment of these flour mills, though that is the long-term goal of 

the Developer.  Instead, the flour mill facilities will have their exteriors rehabilitated to provide a 

clean, safe, and welcoming exterior appearance as well as the interiors stabilized, cleaned, and 

thereafter secured until such time as further development is planned and becomes a viable option.  

The Developer will engage with the City at the appropriate time in the future regarding 

redevelopment of the flour mills and the opportunities and benefits that may exist at that time, but 

any future development plan shall correspond and comply with the goals of the City 

Comprehensive Plan for City Corridor development. 
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E. Existing and Proposed Zoning 

The Redevelopment Area is zoned HC, Highway Commercial District, with Conditional 

Overlay District No. 217.    No rezoning is anticipated to be required, however all projects in the 

Redevelopment Area will be required to meet applicable zoning ordinances. 

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. 

B. Land Acquisition 

The Developer currently owns the land and improvements in the Redevelopment Area.  

The Developer does not plan to acquire any additional land.   No eminent domain will be needed 

for land acquisition.  

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 flour mill buildings are commercial in nature and 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 

 Pre-Construction (Inspections/Permits): Summer 2024 

 Site Work: Summer/Fall 2024 

 Construction of Building: Completed by Fall 2025 

V. Other Provisions 

A. Compliance with State and Local Law 
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All redevelopment activities shall comply with the Springfield Zoning Ordinance and all 

other applicable state and local laws. 

B. Public Facilities 

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

recreational and community facilities, or other public facilities.  However, the cost of any 

additional water, sewerage, other public utilities, or sidewalks upgrades and/or relocations that 

may be necessary will be borne by the Property Owner who is implementing the development but 

may also be offset by any approved incentives or taxing districts, if applicable in the future.  

Projects that require the installation of new utility lines such lines should be located underground.  

Projects developed will have access to parking through on-site development of parking, access to 

City or other parking facilities, but will meet the statutory parking requirements per City 

ordinances and approved design standards. 

 

C. Additional Incentives or Supportive Programs 

 

 Projects under this Redevelopment Plan may utilize additional incentives, supportive loan 

or grant programs, or taxing districts to support projects in the Redevelopment Area so long as 

additional incentives, programs, and/or taxing districts satisfy all statutory requirements and do 

not interfere with the satisfactory administration of the tax abatement provided under Chapter 353 

as approved under this Redevelopment Plan.  This paragraph is not intended to provide a guarantee 

of approval for any such utilization but is meant to allow for the possibility of additional incentive 

utilization if the Developer chooses to apply for such programs. 

 

D. Site Plan 

 

The Site Plan as provided in this Redevelopment Plan and attached hereto as Exhibit G has 

been submitted for pre-development review.  The Site Plan remains under review by the City’s 

Planning & Development Department to consider conformance with off-street parking, setbacks, 

and landscaping.  The Project may request a partial vacation of a City right-of-way along N. 

Prospect Avenue on the eastern border of the Redevelopment Area which could significantly 

reduce or eliminate any existing issues and any request for such partial vacation will be subject to 

all required approvals.  The Project Owner and Architect will work in close consultation with 

Planning & Development to ensure the Site Plan as proposed conforms with all City zoning 

requirements, receives any necessary variances, and will be subject to final approval of Planning 

& Development prior to building permits being issued. 

 

Any substantial and material changes to the Site Plan will be subject to an amendment that 

will be provided to City Council for further review and approval, however, any minimal 

modifications to the Site Plan will be subject to City staff and departmental review and approval. 
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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 and A-3 
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Figure A-1:   
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Figure A-2:  
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Figure A-3:   
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EXHIBIT B 

LEGAL DESCRIPTION 
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EXHIBIT C 

SUPPORTING EVIDENCE OF BLIGHT 

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.”  A brief summary of property conditions and 

photographic evidence supports the conclusion that this property satisfies the definition of blight. 

A. Deterioration of Site Improvements  

The Flour Mills were constructed in 1900. The Mills are 125 years-old and require significant 

maintenance, repair, and upgrades. The exterior of the abandoned structures is concrete and 

require extensive cleaning and the exterior must also be sealed to prevent additional deterioration.  

Extensive graffiti removal will be required as vandalism is significant throughout the structures. 

Windows are missing and will need to be sealed and eventually replaced. The roof of each building 

has deteriorated resulting in significant weather damage to the interior of the structures and will 

need to be fully replaced. The interiors must be cleaned out from years of pigeon and other animal 

contamination as well as homeless encampments that must be removed and prevented from 

reoccurring. Throughout the site there is significant debris, trash, deteriorated building materials, 

and water damage.  The large structure also requires remediation of fire damage that was caused 

by homeless trespassers. The deterioration of site improvements is further described below and 

also evidenced by corresponding photographs included herein Exhibit C. 

B. Insanitary and Unsafe Conditions  

The Redevelopment Area exhibits insanitary and unsafe conditions both inside the structure as 

well as on the exterior around the site. Inadequate lighting, littering of hazardous materials 

including drug paraphernalia, and human waste. Soil contamination. 

Phase 1 and Phase 2 environmental studies cite ground contamination that will need to be 

remediated. There is also contamination from repeated illegal encampments, including drug use 

contamination.   

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

The results of the environmental studiess indicate, with a high degree of certainty, that there is 

a presence of soli contamination that may create health hazards. The abandonment of this 

property has resulted in numerous and continued illegal homeless encampments which has 

resulted in fires and criminal activity. This also frustrates surrounding business owners and 

endangers their properties as well, creating a social and economic menace to the property and 

surrounding area.  

 

All of the current conditions undoubtedly constitute that the property is 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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Photographic Evidence: 

 

A. Graffiti   

Graffiti is present on exterior and interior of buildings and is an eyesore at a major, very visible intersection. 
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B. Illegal Homeless Encampments 

 

Long-term issues with illegal homeless encampments have resulted in safety and health issues for the public and 

created a negative impact on neighboring businesses. Safety issues include but are not limited to; drug 

paraphernalia, broken glass, discarded chemicals, and human waste.  
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C. Trash 

 

Dumping site. Continuous homeless litter and illegal anonymous dumping creates public hazards and is 

unsightly. 
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Page 29 of 79



 

 Exhibit C-8  

OP 3798031.3 

D. Roof Repairs 

 

Neglect of the roof is causing water issues. This is accelerating the deterioration of the concrete structures. 
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E. Broken Windows 

 

All windows are broken or missing, resulting in pigeon infestation and water issues. 
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F. Safety / Securing Existing Buildings 

 

Photos show trespassing due to abandonment resulting in public access and a history of illegal encampment fire. 
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***As seen in photos throughout Exhibit C, there is significant debris, trash, deteriorated building materials, and 

water damage. 
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G. Existing Mill/Building Exterior 

 

Neglect has caused deterioration of the exterior.  Typical weathering, cracking, chipping, etc. seen in example 

below exists throughout existing structures. 
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EXHIBIT D 

APPRAISAL 

Appraisal will be provided under a separate cover. 
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EXHIBIT E 

 

540 TAX IMPACT ANALYSIS 

 

[please see attached] 
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EXHIBIT F 

THE SISTERS MILL PROJECT 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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THE SISTERS MILL PROJECT 
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EXHIBIT H 

ESTIMATED CONSTRUCTION COSTS /PROJECT BUDGET 

 

[please see attached] 
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SISTERS MILL PROJECT 
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EXHIBIT I 

 

PHASE I ENVIRONMENTAL REPORT 

 

 

Environmental report will be provided under a separate cover 
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EXHIBIT J 

 

[URBAN REDEVELOPMENT CORPORATION/DEVELOPER] 

 

[please see attached] 

  

Page 73 of 79



 

 Exhibit J-2  

OP 3798031.3 

 
 

  

Page 74 of 79



 

 Exhibit J-3  

OP 3798031.3 

 
 

  

Page 75 of 79



 

 Exhibit J-4  

OP 3798031.3 

 
  

Page 76 of 79



 

 Exhibit J-5  

OP 3798031.3 

 
 

  

Page 77 of 79



 

 Exhibit J-6  

OP 3798031.3 

 
 

  

Page 78 of 79



 

 Exhibit J-7  

OP 3798031.3 

 
 

 

 

Page 79 of 79


	1. CALL TO ORDER.
	2. ROLL CALL.
	3. APPROVAL OF MINUTES.
	1. Approval of Minutes of February 6, 2024 Meeting.
	Minutes LCRA Feb 6 2024


	4. NEW BUSINESS. 
	1. Request to recommend the Sisters Mill Redevelopmen
	Explanation Sheet
	The Sisters Mill Redevelopment Plan


	5. OTHER BUSINESS.
	6. ADJOURN.

