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SECTION 1 - INTRODUCTION
PURPOSE OF THIS REPORT

The City of Brentwood, Missouri (the “City”) is seeking to encourage the physical and eco-
nomic revitalization of an area in the corporate limits of the City located along Manchester
Road, generally between Hanley Road and Brentwood Boulevard, hereinafter referred to as the
“Area”. The Area is depicted and described in Exhibit 1 - Study Area Boundary and Exhibit
2 - Parcel Locator located in Appendix A and Table 1 - Parcel Data located in Section 2
of this report. The Area is also referred to as the “Brentwood Bound area” based on the City’s
ongoing public works project designed to mitigate the recurrent flooding of Deer Creek that
borders the City’s eastern and southern boundaries.

This report represents an update to the prior PGAV report on a redevelopment area with
similar boundaries dated April 15, 2018 (the “2018 Blight Study”) and:

1. Reflects current conditions based on data acquisition and field investigations through
June 4, 2023, and

2. 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 pro-
vides:

"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 accom-
modations or constitutes an economic or social liability or a menace to the public health, safety, or
welfare in its present condition and use.

Construction related to the Brentwood Bound project began in 2020, including the flood mit-
igation, Great Rivers Greenway trail development, and MoDOT’s improvements to Manches-
ter Road. These improvements are scheduled to be completed by the end of 2023. While these
public improvements will mitigate one of the primary blighting factors described in the 2018
Blight Study (the recurrent flooding), other “blighted area” conditions will remain unless they
are separately addressed.
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The properties west of Mary Avenue that were part of the 2018 Blight Study area (that con-
sisted of 91 properties) are not included within the Area that is the subject of this report
(that comprises 75 properties).

Note that for purposes of correlation with the 2018 property data, the assigned parcel num-
bers relating to Exhibit 2, Table 1 shows the assigned 2018 parcel numbers. Since this num-
bering assignment has been consistent throughout the Manchester Road planning process
and relates to other maps and documents, this original numbering system was retained.
Therefore, while there are 75 parcels within the Area, the numbering reflects that which was
assigned to the parcel originally.

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 im-
provements not in themselves blighted, and any real property, whether improved or unim-
proved, the inclusion of which is deemed necessary for the effective clearance, replanning, re-
construction, or rehabilitation of the area of which such buildings, improvements or real prop-
erty form a part. (Section 353.020(1) of Chapter 353)

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

e 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.

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

06/12/2023 2 PGAVPLANNERS



AREA DESCRIPTION AND BACKGROUND

The Area comprises 75 parcels consisting of approximately 77.2 acres. The Area contains a
variety of existing retail, industrial, commercial, and residential uses. Since 1957, the Area
has flooded at least 27 times, with increasing severity in recent years. This has contributed
to deteriorated conditions in both building and site improvements in the Area. Most recently
on July 26, 2022, a historic rain event in the St. Louis metropolitan area flooded many parts
of the region including the Area.

In 2018, a larger area containing 91 parcels and approximately 91 acres was reviewed as part
of the 2018 Blight Study and ultimately declared blighted by the City under the provisions of
Chapter 353. The Area studied for this report is fully within the larger one studied in the
2018 Blight Study.

The City, via the Brentwood Redevelopment Corporation (BRC), began implementation of a
development plan named “Brentwood Bound” to construct several principal public improve-
ments. These include:

«  Implementation/construction of the $95 million flood mitigation design for Deer
Creek including expansion of what is now Brentwood City Park.

«  Collaboration with the Metropolitan St. Louis Sewer District (MSD) to incorporate
certain MSD improvements within the project.

«  Collaboration with MoDOT regarding improvements to Manchester Road to include
streetscape improvements along the Manchester Road corridor between Brentwood
Boulevard and Hanley Road.

«  Collaboration with Great Rivers Greenway to implement new trail segments con-
necting to both the City and regional trail network.

Together, these projects represent a public investment of approximately $120 million in the
Area. The Brentwood Bound plan envisioned that once these public improvements were com-
pleted, the BRC could transfer its role as “master developer” to a private developer to carry
out the redevelopment of the remaining developable properties in the Area not required for
the public improvements. The City has now acquired all the properties necessary for the pub-
lic improvements and is ready for redevelopment of the other property in the Area to begin.

As part of the planning process, the City appointed a committee to oversee the preparation
of a Conceptual Development Plan for the properties in the corridor that were not part of the
public improvements area. In conjunction with the creation of the Conceptual Development
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Plan, the City’s Planning and Zoning Commission developed and approved a supplement to
the City’s Comprehensive Plan to promote the implementation of the Conceptual Develop-

ment Plan by, among other things, creating a new zoning district for the Manchester Corri-
dor.

Data regarding property address, ownership, and equalized assess valuation, is provided in
Table 1 in Section 2 of this report and is keyed by a locator number in the table to Exhibit
2 - Property Locator located in Appendix A. Note that these locator numbers are not sequen-
tial. They are tied to the locator numbers assigned to the parcels in the 2018 qualifications
analysis document; therefore, 2018 parcels that are not within the reduced Area addressed
in this report and the locator numbers assigned to them do not appear in the table. These
parcel numbers are tied to those that have been used in other elements of the flood mitiga-
tion project. All property information was derived from the 2023 St. Louis County Assessor
data.

The City solicited proposals for redevelopment of the Area. A redevelopment proposal and
development plan have been presented to the City for the Area and are currently under re-
view by City staff, officials, and consultants. This plan would implement the essence of the
Conceptual Development Plan and the Comprehensive Plan Supplement.

The Area, as now configured, will continue to be subject to flooding until the flood mitigation
construction is complete. After that project is complete, the southern edges of the property
on the south side of Manchester Road are expected to be out of the 100-year floodplain, but
any new construction will continue to need areas of fill to bring floor levels above the 500-
year flood elevation. It is desirable and within the scope of the Concept Development Plan,
to integrate new development with the park, greenway, and trails that are presently being
constructed on some of the properties along the southern edge of the Area.

The Area consists of a disparate array of buildings with varying occupancy and land uses pre-
dominated by industrial, office/warehouse, and warehouse uses. A few office and retail uses
are also located in the Area. Current zoning for the Area makes most of the current develop-
ment non-conforming uses. Also, it is important to note that, with the exception of one par-
cel, none of the current development within the Area is compliant with MSD or City storm-
water standards for new development. Because these parcels all drain south toward Deer
Creek, redevelopment will enhance the benefits of the flood mitigation improvements. All
new developments must comply with current MSD and City stormwater flow and detention
standards for new development.

The existing land uses for the Area are depicted in Exhibit 3 - Existing Land Use. Existing
zoning for the Area is identified in Exhibit 4 - Current Zoning located in Appendix A.
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SECTION 2 - BLIGHTED AREA DESIGNATION ANALYSIS

As noted in Section 1 of this report, the Area is included in a larger area that was previously
found to be a “blighted area” under the prior provisions of Section 353.020 (2) of Chapter
353 (i.e., before such section was amended in 2021). The solicitation of development pro-
posals for the Area began in September 2020 and the combination of real estate market un-
certainty resulting from the COVID pandemic, availability of construction materials and es-
calating prices, impeded developer interest until the beginning of 2022. The City has a pend-
ing developer proposal and wishes to provide for partial real property tax abatement under
Chapter 353 and to ensure that land acquisition to implement the development plan can be
conducted. Therefore, it is necessary to determine whether the Area as defined herein quali-
fies under the new statutory definition of “blighted area”.

This report is based upon multiple on-site investigations of the Area conducted by PGAV
Planners, LLC (“PGAV”) on February 14 and 16, 2017, on March 13, 2018, on July 1 and July
26, 2022, and again on June 4, 2023. Each of these site reviews revealed that the existing
exterior conditions of buildings and site improvements have not improved over time. Rather,
some buildings and site improvements have become vacant and show signs of further dete-
rioration.

City staff also provided information used in this analysis along with information from the
City’s engineering consultants, Jacobs Engineering. PGAV relied upon its experience,
knowledge of the real estate market, and professional expertise in the preparation of the
analysis. Photographs illustrating representative blighting conditions taken during the site
visit on June 4, are displayed in Appendix B. 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 deterioration of the improvements of the Area
both in terms of buildings and other above-ground structures, below-grade supporting struc-
tures such as water, sewer, and electric utilities, and surface site improvements such as park-
ing 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
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during normal maintenance includes defects in the primary and secondary building compo-
nents. Primary building components include the foundation, exterior walls, floors, roofs, wir-
ing, plumbing, etc. Secondary building components include the doors, windows, frames, fire
escapes, gutters, downspouts, siding, and fascia materials, driveways, parking areas, garages,
etc.

Based on the June 4, 2023 field review, of the 75 parcels comprising Area, 26 (35%) are va-
cant and are part of the flood mitigation improvements. Forty-eight (64%) of the parcels
within the Area have buildings or site improvements that exhibit signs of physical deteriora-
tion. One parcel has no site improvements and was not part of the flood mitigation efforts.
These range in severity, but typically represent the need for paint, window repair, damaged
trash holding facilities, deteriorating signage, rotting or missing facias or soffits, damaged or
deteriorated loading areas or doors, and cracking and/or pot-holed parking lots. Several
buildings are completely or partially vacant, some for five years or more. Many of the build-
ings are old. Of the 48 buildings in the Area, 29 were built prior to 1970 and thus are 52 years
old or older. Twenty buildings were built before 1960 and only 3 buildings are less than 35
years old.

As detailed in the photographs in Appendix B, during field investigations, PGAV observed
instances of physical deterioration of site improvements such as buildings, fences, signs,
lighting, infrastructure, and paved surfaces (e.g., roadways and parking areas) in the Area:

e The age of the structures built before virtually assures the presence of lead-based paint
and asbestos in the building materials. Environmental inspections and reports for prop-
erties that the City acquired and removed confirmed the existence of these conditions.
In some instances, the hazardous materials in existing buildings may be encapsulated.
However, any renovations to these structures are likely to require mitigation of such
conditions. Demolition of such structures will require controlled removal and disposal
of the building materials.

e Some buildings that were originally single-family housing units have been converted to
commercial uses and only one single-family house remains.

¢ In some instances, exterior improvements such as fences, signage, stairs, and retaining
walls are deteriorated and require repair or replacement.

o 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.
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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.
These are discussed in the following pages.

The Area contains a total of 75 properties, 48 of which contain buildings; and 29 of those
buildings are 52 years old or older according to St. Louis County Assessor records. In fact, the
oldest building dates from 1917 and the newest building was built in 2021/2022 by Navigate
Buildings Solutions. It replaced the oldest building in the Area, which County records
indicated was built in 1910. It should be noted that this is the only new building that has
been constructed in the Area since 1999, which was a structure built for use by the Brentwood
Public Works Department. Therefore, the newest building (other than the Navigate building)
is 23 years old. Of the 5 buildings that are less than 35 years old, the oldest dates from 1987
and the newest (exclusive of the Navigate building) was built in 1999.

Physical deterioration is often a function of building age, and the Area is predominated by
old buildings. The visible exterior style and condition of many of the buildings demonstrate
their age. A selected number of building photos representing the Area are provided in
Appendix B and show varying levels of deterioration of site improvements including:

+  Deterioration of exterior materials (siding, soffit, windows, doors, gutters, downspouts,
painted surfaces, etc.).

«  Cracking of walls, deterioration and/or dilapidation of outbuildings or other accessory
structures.

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

It should also be noted that the same buildings and site improvements demonstrating phys-
ical deterioration in the 2018 field investigation show similar or worse conditions today.

With only one new building being constructed since 1999, the Area shows a sign of disinvest-
ment and economic liability for the City and all the taxing districts that rely on property tax
revenues for operations. Later in this report, an analysis of the property tax revenues gener-
ated in the Area will demonstrate how physical depreciation of property improvements re-
lated to building age and obsolescence have impacted Area growth and development.

In general, the age 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
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also significantly changed over the past decades. 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 increase redevelopment costs. The age of
the buildings also means that many of their uses (or former uses, in the case of vacancies) are
nonconforming according to the City’s current zoning and building codes. The age of the
buildings makes many of them economically and functionally obsolete. Also, in most
instances, rehabilitation of the structures would cost more than construction of a new
building of comparable size.

INSANITARY OR UNSAFE CONDITIONS

Five properties show physical evidence of insanitary or unsafe conditions. This primarily rep-
resents trash enclosures that are no longer contained with trash stacked outside the enclo-
sure. In two instances, earlier Google Earth photography indicates this condition existed
prior to the PGAV field investigations of July 1, 2022. Two large parcels on the north side of
Manchester Road abutting the west side of Hanley Road are completely overgrown and their
paved areas are heavily damaged. While this condition has existed for years, the July 2022
field investigation found that that the property was fenced and gated. While the fencing
didn’t prevent access by individuals on foot, it did prevent vehicular access. During the June
4, 2022 field visit, the gate was missing and the properties are now completely accessible by
both people and vehicles. These parcels are adjacent to Deer Creek and therefore are likely to
be breeding vermin. These are relatively large parcels that do not appear to have had any
mowing, clearing or other clean up attention in a long time. One of these parcels also had a
large, paved area that is so deteriorated that the weeds are now growing out of the cracks.
The June 4, 2023, field investigation indicated that a part of the Area might have been an
encampment.

As noted previously, 29 of the buildings are 52 years old or older. This virtually assures that
asbestos and or lead-based paint are present either in the form of paint, floor covering mas-
tic, or window seals. Prior to 1970 when the U.S. Environmental Protection Act outlawed the
use of these materials, their use in construction was common. While it can’t be known the
extent to which these materials exist without more detailed inspection, PGAV experience
with buildings of similar age and hundreds of such inspections leads us to make this finding.
Where buildings have been upgraded or maintained over the years, these materials are likely
to have been encapsulated and present no immediate hazard. However, where they have not,
they represent a health hazard and unsafe conditions. This also means that redevelopment
of such properties will incur additional costs to remove these materials in the demolition
process.

PGAV received data for 27 properties within the Area for which Phase 1 environmental as-
sessments were conducted. These assessments were conducted by independent, third-party
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environmental engineering entities. These studies were conducted to determine what condi-
tions might exist that could impact the flood mitigation construction and what might be re-
quired in cases where buildings were to be removed.

The Area was home to everything from gasoline stations and automotive service and repair
facilities to industrial operations of diverse types. These studies confirmed PGAV’s belief that
the presence of hazardous chemicals and materials is likely to exist in many of these proper-
ties. This represents unsafe and potentially hazardous conditions that will need to be ad-
dressed when redeveloping the Area. Because not all properties within the Area were included
in the Phase 1 environmental assessments, more investigations and testing will be required.

As noted earlier in this report, on July 26, 2022, an historic rain event occurred over several
hours in the St. Louis region. Anywhere from 6 to 10 inches of rain fell in an area along the
central part of the region from St. Charles County in Missouri to the Illinois counties to the
east over a period of approximately 6 hours. The St. Louis County portion of the region rec-
orded 9 inches of rain during this period.

The flood mitigation project, although incomplete at the time, was effective in significantly
reducing the flooding. This was a testament to the effectiveness of the flood mitigation im-
provements that had been completed at that time, particularly given the magnitude of the
storm event which exceeded 500-year standards. However, buildings and property within the
500-year flood elevation on the south side of Manchester Road did experience flooding. It
should also be noted that the flood mitigation improvements being constructed by the City
are not intended to provide 500-year event flood protection. New City standards will require
all new development in the Area to establish building footprints and required parking areas
to be built to elevations one foot above the 500-year flood elevation established by control-
ling Federal and State agencies once the flood mitigation project is complete. Unless redevel-
opment of the area occurs to this standard, existing properties may experience flooding in
extraordinary storm events like that of July 26, 2022. Accordingly, until redevelopment oc-
curs, some properties may experience flooding during 500-year flooding events.

As discussed in Section 1 of this report, with only two exceptions, none of the presently de-
veloped properties within the Area are presently compliant with current MSD or City storm-
water regulations. The exceptions are the Navigate Building which was constructed in 2022
and the City’s public works building which was constructed in the mid-1990s. All of the other
buildings and associated site improvements were constructed prior to either the previous
MSD regulations or the current ones which went into effect in 2013. All these properties are
“grandfathered” relative to compliance with MSD and City stormwater regulations and will
continue to contribute to excess stormwater runoff to Deer Creek. Redevelopment of these
properties with modern compliant buildings meeting current stormwater flow and detention
standards will correct this condition and reduce potential flooding hazards.
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ECONOMIC LIABILITY

The Area has become an economic liability due to the predominance of insanitary or unsafe
conditions and the deterioration of site improvements. As further detailed in Section 2 of
this report, PGAV observed that the Area shows a predominance of insanitary or unsafe con-
ditions. This evidence supporting this observation includes:

« Accumulation of trash stacked outside designated trash enclosures.

« Certain parcels adjacent to Deer Creek are completely overgrown and inaccessible to
people and vehicles and are likely to be a breeding ground for vermin.

« As of the June 4, 2023, field investigation, an encampment likely used by transients
for unlawful purposes.

« Since twenty-nine buildings are fifty-two (52) years old or older, it is likely that as-
bestos and/or lead-based paint is present in the form of paint, floor covering mastic
or window seals.

« An examination of Phase 1 environmental assessments on certain buildings shows
uses such as gasoline stations, automotive service facilities and other industrial oper-
ations. PGAV believes it is likely that hazardous chemicals and materials exist in
many of these types of properties.

In addition, PGAV determined that forty-eight (48) of the parcels within the Area have build-
ings and/or site improvements that showed signs of physical deterioration, including the fol-
lowing:

« Damage to the exterior elements of certain buildings (foundations, roofs, siding, sof-
fits, windows, doors, gutters, downspouts, painted surfaces, flooring, ceiling plates,
etc.).

+  Structural damage to outbuildings or other exterior site improvements, such as load-
ing areas, fences, signage, stairs and retaining walls; and

«  Widespread cracking and potholes in the paved surfaces, including parking areas and
sidewalks.

The above-described conditions will require significant private investment to remediate. If
such conditions are not remediated, PGAV anticipates that property values will be lower than
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similarly situated properties that do not suffer from the same insanitary, unsafe and deteri-
orated conditions. Lower property values will result in less property tax revenues to fund
necessary governmental services. At the same time, many of the conditions noted above have
resulted in the direct consumption of governmental services (such as responding to specific
instances of illegal dumping, unsafe buildings, or encampments in the Area). Unless reme-
diated, the above-described conditions are expected to cause a continued demand for specific
governmental services. The lower tax revenues combined with increased demand for specific
governmental services creates an economic liability.

As noted in Table 1 - Manchester Road Corridor Redevelopment Area Parcel Data,
provided on the next two pages, the City and the Missouri Department of Transportation
(MoDOT) own 26 parcels within the Area. Note that the properties presently owned by Mo-
DOT will be transferred to City ownership upon completion of the Manchester Road im-
provements. The total acreage of all Area parcels excluding rights-of-way is approximately 67
acres. The Brentwood/MoDOT parcels represent approximately 50% of the total land area
exclusive of rights-of-way and property owned by the Metropolitan Sewer District. Some of
these parcels that were acquired in connection with the flood mitigation project, but, upon
completion of the flood mitigation, will have partial or total availability for private redevel-
opment. These parcels, while owned by the City, generate no property tax revenues, but re-
quire government funding for upkeep and public safety services. Given the location of these
properties near Deer Creek (and away from the Manchester Road frontage), the private re-
development of these properties and remediation of any blighting factors on those properties
is expected to be contingent on a unified redevelopment plan with adjacent properties that
do have Manchester Road frontage.

Accordingly, until the blighting factors described in this study are remediated through pri-
vate redevelopment, the Area will constitute an economic liability because:

(1) The Area will continue to require government services, some of which are directly related
to the conditions described in this study, and
(2) in contrast to the demand for governmental services, and
(a) the privately-owned properties in the Area that are in poor condition will generate
less tax revenues than similarly situated properties in better condition, and
(b) the parcels owned by the City that could otherwise be redeveloped by private entities
will generate no tax revenues.

This imbalance between tax generation and demand for governmental services creates an
economic liability in its present condition and use.

06/12/2023 11 PGAVPLANNERS



0LS'LEE'ES |£5-1 5|324nd [P4o)
0% 84l FFLES oW SINOTIMIVS aa1a QOOMIMIYE S BFET 10 A AO0OMLINTEE AV AUVW 0BLT| FOEOTTALT ES
0% VN FFLES oW SINOTIMIVS aa1a QOOMIMIYE S BFET 10 A AO0OMLINTEE AV LdWdWOE SELE| OFSOFEALLT [y
08LF¥LE SEal FFLES oW SINCT LNIVS T4 YALSIHINYW 0078 2T SAHFH4OUd 2 F L JY4 43LSFHINYW O098| SBROFCALL s
0% 656l FFLES oW SINCT LNIVS aa1a QOOAMLINIEE S BFET 10 AL AOOMLNTEE T4 43LSFHINYW 2098 F010FCALLT as
0% WM LI0ET oW TEHYALSIHD O TAVIDOOM 0451 MNOSSIW 40 31V1S T4 YALSTHINYW FLPB| FLB0FCALL av
0% WM c01se OW| ALID NOSYIH3T AT IOLYI M SO | NOLYIIO4SNYEL 8 SAYAMHIIH MNOSSIW ANV AUYW 0S8 SLAO0FEALL BF
OFL7OEE  |WN FFLES oW SINCT LNIVS Y YALSIHINYW 1208 21TTWLAY 2 H3AN HO1AVL T4 43ISFHINYW LL0B| OFELFEALL lE
006'F0OLE  |¥N FFLES oW SINCT LNIVS Y YALSIHINYW 1208 21TTWLAY 2 H3AN HO1AVL T4 43LSFHINYW GL0B| LSELFEALLD g
OrSFIvE  |Z84l I¥1E? ow SINCT NS CFBOLF X042 Od 2T 4wls3g 04 Y3LSTHINYW LL0B| ZBELIFENLLD 14
04 N FFLES ow SINCT NS QY YALSTHONYW LLLB|  ANVIWOD NOISSIWSNYUL TVIDYEIWWOD O 43LSIHINYW 6018 ZLZIFEALL 8L
05Z°19% 056l FFLES ow SINCT NS T YALSIHONEW LU 18| O INIDNIT NOISSIWSNYUL T2 IWWOoD 04 J3LSTHINYW LLLB| EBLOFEALLT £
0BL'STE N FFLES ow SINCT NS QY YALSTHONYW LLLB|  ANVIWOD NOISSIWSNYUL TVIDYEIWWOD O 431SIHINYW G118 ZLL0FENLL L
06B'ELE LFal FFLES ow SINCT NS QY YALSTHONYW LLLB|  ANVIWOD NOISSIWSNYUL TVIDYEIWWOD O ¥31SIHINYW L1218 OSLOFEALL A
0648518 |06l FFLES ow SINCT NS T4 43LSTHINYW LELE onwwl3g 04 J3LSTHINYW LELB| ESELFEALLT ¥T
0B7'55% 054l SOLE? oW SINOTINIVS LI 3LNS IAY 2IWWHIW S 52T 2711 @IV NVSENS A8 S30WdS JAW MNINTEW T59T| LOFIFEALT £T
09B8'E5E L7al &LLER oW SINOTIMIVS amaamMIg o1g slesd 2T AIVIST VI NOLYAORIY QY YALSIHINYW SELB| TELOFEALT A
00L'FFE aral FFLES oW SINOTIMIVS T4 YALSIHINYW L7 LB JMAVISIVAE O L QY YALSIHINYW L7 LB| LFLOFEALT Lz
00L'¥ES aral EFLER oW SINOTIMIVS AV YHLVAMYIH EFOT S3HI4OUd TVINTY DFA AV MNIAAW ESE| SLZOFEALT 0z
0z9¥vTe VN SO0ES oW JAHYALSIHD WA ACOHESNOAIAD E0ZE 2T SHAAOT ANV Y YALSIHINYW EFLB| FOTOFEALT &l
060°18% Sgal LELER oW SINOTIMIVS M1ATIED ANMNS L1546 M SDNITIOH IINYId¥] QY YALSTHINYW LFLB| TFL0EEALT al
Orr'a0lt  |5Sal COLLF [l SNEWMIOD LFEXNCE O 2T SFHCLS IINIINIANOD STVW T4 JALSTHINYW 64 18| CCL0EEALLT L1
099°€/1%  |BZal QGEER oW AT THDA U TAWT IMITY SOEE 2T SDMNITIOH Wdd J4 43LSTHINYW 60Z8| LSL10EEALLT 21
QFFas 8gal LLLER oW SINCT LNIVS J4 43LSIHINYW 07201 TN HALSIHINYW SZE8 J4 Y3LSFHINYW SEZB| FOZLEEALLT gl
0ZT2L41%8  |vBal LLLER oW SINCT LNIVS T SWYAY M LO6 1 JTNHALSIHINYW Z0E8 T4 4ALSTHINYW L0EB| OFFLEEALLT ¥l
001% WM LLLER oW SINCT LNIVS SWYIV A L6 JTNHALSIHINYW Z0E8 04 WATVS 1992 LLFLEEALD el
0ZZFFIE  |0Sal FFLES oW SINCT LNIVS 4 YALSIHINYW LOFE DTN SONITIOH ALVIEI TV W T D Y ¥31SIHINYW 1OFE| IFEOEEALL Zl
OIFELSE |TTOT FFLES ow SINCT NS T4 43LSTHINYW 6178 DTN ALY ALV DIAYN O 43LSIHINYW 6 78| SLFLEEALL Ll
QoF'LTlE  [aSal 60859 ow JHHDMNIELS 40 JWOWIIAY S BILS 2T SAL434OHd INCTILNOW 04 Y3LSTHINYW E0SE| 1SLOFZALT al
Q0z9LLE  |996L ISLED ow SINCT NS ZEQQLS XOa Od 2T INIWGOTAIA SOSSNY 04 J3LSTHINYW ELSB| LLLOFZALT =]
09z'6a1t  [L9al ECLER ow SINCT NS JAW NOSNOUI 08E L 2T SDONITIOH wanMILlEvd 04 J3LSTHINYW GLSB| ZVLOFZALT g8
o9vs N ISLED ow SINCT NS ZEQQLS XOa Od 2T INAWAOTIAI0 OSSNy IAY HIMY FS92| EQBOFEZALL £
096°T1% N ISLED ow SINCT NS ZEQQLS XOa Od 2T INAWAOTIAI0 OSSNy IAY HLMY 2592 EFZOFEALL ?
009681 |9541 IS1ED oW SINOTINIVS CEQOIS XOd Od 2T AL43dOdd OvOd 431SIHINYW Oy YALSTHDNYW £098( OF10OFZALT S
0TETSE 6561 L20ED oW MIANTTVE CO0E # 40 SHME 2AWWHIW | 1SMAL DMNIAN IEV2IOATY IHDIMNA QY YALSIHINYW L198| TBLOFTALT 14
0% VN L10ES oW JAHYALSIHD YA TAVIQOOM 045 1| NOLLVIHOLSNYELE SAVAMHIIH MNOSSIW QY YALSIHINYW G198| E6LO0FTALT £
0% VN FFLES oW SINOTIMIVS J4 YALSIHDINYW ETF8 J0AUZ AOOAMINIYNE QY YALSIHINYW ETFB| FBLOFTALT [
0% VN FFLES oW SINOTIMIVEG T4 YALSTHINYW L2798 10AUD AOOMINIYHE QY YALSTHINYW LT98| LOTOFTALT L
asquinp
Hing
AV3 ETOT sy, SIRIPPY JFUMD SWBR] JSUAD ssappy Apadoug Mid Apuned | Jogeseq
33404

V1va 135dvd VIV LNIWdOTIAIATY 4OAINHOS VO ¥3LSTHINYW

L31avl

PGAVPLANNERS

12

06/12/2023



099'058'6$ [3]904ng B3Iy - |DIOL
060'615'9$ |T6 -8 =[e>40d - [P40L
'} WM FFLES oW SINOTINIVE an1g JOOMLINIYE S BFET 40 ALID AOOMLINTYE IAV AINMOT £564| FBOOFEALT| T6
0% WM FFLES ow SINOTINIVS an1g QOOMINIYE S BFET 10 ALID QOOMINTYE Q4 ATINVH S 604 ETIOFENLT L&
0% FL61 TFLES ow SINGTINIVE an1g QOOMLINIYE S BFET 40 ALID QOOAMINTEE QY ¥3LSIHONYW 0008 | LSBOFENLT| 06
[} W FFLED oW SINOTINIVE A8 JOOAMLINIYE S BFET 40 ALID A0OOMINTYE QY H3LSIHONVYW ZO08| STPIFEALT| 68
oraT9et (586l FFLES oW SINOTINIVE Y YALSTHONYW QEQB O LMAWLEIANI SIEM, T4 ¥3LSIHONVYW 0E08| TOLOFEALT| BB
0% 2561 SOLET ow SINOTINIVS 0081 3LINS AT HLASHOL 0044 10 ALD QOOAMINTEE| 1D TWRISNAMNI IDAMNIADOIWE FLLT| TFTOTEALT| LB
06L°EELE  |BL6L |ZOET ow NIATIVE 12 ONISNWT LNIC 24T DTTHEVAM 218 1D TWHLSNANI IDAMNIADIG 01L2| LIBOFENLT| 98
0l%'0TTE  |Tesl LELES oW SINOTINIVE N1 ANYWWYLOFZ | D1TH3LSIHINYW 7FOE QY HALEIHONYW OF Q8| OTRBOFENLT| S8
'} 5961 FFLES oW SINOTINIVE an1g JOOMLINIYE S BFET 40 ALID AOOMLINTYE WA WHLSNANI QOOMINTYE BT 18| 06L0TEALT| FE
0% 5961 FFLES ow SINOTINIVS an1g QOOMINIYE S BFET 10 ALD QOOAMINTEE| 1D TWRISNAMNI IDAMNIADINE L1LT| ELTOTEALT| £8B
DEO'ELES  |656L SOLET ow SINGTINIVE 0TZ1 3LNS IAVY NOLSIWAE S LET O S3143dOid 32N3H QU YALSIHONYW QOLB| FEFIFENLEZ| 8
0% £961 BOLEL HO[ALID YWOHVTAO AV ONWILHOd S Q0E 2T S31L3dOUd TIH 153 HQIWHELENANI QOOAMINTYE ST1E| TTOOFEALT i}
0lL6ees 9961 FFLES oW SINOTINIVE IANA TNLNVIUIW FLLT 531143408d amd WA FUNVIHAW FLLZ| ELOOFEALT| OB
OZT'OFZE | lasl SOLET ow SINOTINIVS 0TT 1 3LNS IAV NOLSIWAE S LET DT S31H3dOud 32N3H QY ¥ALSIHONYW S0LE| EFFIFEALT| 64
0% FL61 TFLES ow SINGTINIVE an1g QOOMLINIYE S BFET 10 ALD MNOSSIW QOOAINTEE WA TWHELSNANI QOOAMINTE 0E 18| 1BLOZENLT| 8L
[} €461 FFLED oW SINOTINIVE A8 JOOAMLINIYE S BFET 40 ALID A0OOMINTYE YO TVIELENAN] QOOMINTEE 822G| FRIOLEALT| L2
OFETSIE  [£961 LELET ow SINOTINIVE WA AITIVA AVO 109 DT AD0 JILn A WA FUINVIHIW 6042 FLLLEEALT| 92
006’ LEF'LE |6961 FFLES ow SINOTINIVS| 12 TWHLISNANI IDAMNIADTEE EEBT 271 SONITIOH TWIHLSNANT QOOAMLINIHE YA WHELSNANI QOOMINTYE 6328 | FOFLEEALT| 52
00.802% |E£61 orlse IV AJTIVA NVL NWS HQ AVESTHVD M BOE O S3143dOid 32N3H QY HALSIHONVW FSLE| E6FLEENLT| W2
0TEETS W cOlET oW SINOTINIVE 055 3ALNS QY AMNVH S 101 DM ¥ALSIHDINTEE QY AALEIHONYW TLTR| LSTIEEALT| £L
085891% [9861 FFLES oW SINOTINIVE WALSIHINYW FTI8 F3LSMEL D SINMNIA FAVHDS QY YALSIHONYW FTTB| SBOOEENLT| €4
0% WM FFLES ow SINOTINIVS JY HALSTHONYW FLEB 10 ALD S3A0YD ¥3LSaIM QY YALSIHINYW FLER| TTEQLENLT £
0% WM TFLES ow SINGTINIVE an1g QOOMLINIYE S BFET 40 ALID QOOAMINTEE QY ¥3LSIHONVW FOER| FOEOLENLE| 04
[} W FFLED oW SINOTINIVE A8 JOOAMLINIYE S BFET 40 ALID A0OOMINTYE QU YALEIHONYW TOER| EBELEEALT| o9
06TTILLE |[WN ETLET ow SINOTINIVE WA AYvd SIANVIY BSL6 2T SLHIdOUd OOUNS QY YALSIHONYW QOER| ZLELEENLT| 89
0% L1681 FFLES ow SINOTINIVS JY ALSTHONYW B LEB 10 ALID QOOMINTYE QY YALSIHINYW BLER| SOTIEEHLT| L9
0% 5861 TFLES ow SINGTINIVE amg QOOMINIYG BFET 40 ALID QOOAMINTEE QY YALSIHONYW QEER| FWBEZLEENLZ| 99
04 W cOlES oW SINOTINIVE 0081 3LINS A1 HLASHOd 00LL 40 ALID AOOAMINTEE AV LAVdWOAR OFLT| OSTOTTALL| 59
096 79LE 0561 FFLES oW SINOTINIVE Y ALSTHONYW Z1IFE 2TTHM D QY ¥3LSIHONVYW OLFE| ELTIEEALT| F9
00F'BalE  |LS6L FFLES ow SINOTINIVS I3 TWIHISNANI AFINVH S 12 2T OIANLS TIVH A QY HALSTHINYW 2LFE| L9BOFTALE| £9
0BR'SOE'LE |9L61 1ZZvl AN ITUASWYITIIAN 1S NIVW £97% | dIHSHAMLEVA Q3LIWN NOILLISINDDY NYYAOS Y YALSIHONYW FESB| DEBOFTHLE| 29
0TFasrg  |BL61 BEQET oW JO2INAND QY HAOd SHUISLIHM, LLFE DM ¥3LSTHINYW Q058 QY ¥ALSIHONYW QOSE| TLBOFTALT 1
'} WM FFLES oW SINOTINIVE an1g JOOMLINIYE S BFET 40 ALID AOOMLINTYE AV LIVdWOAD SFLT| LFTOTTALE| 65
0% WM FFLES ow SINOTINIVS an1g QOOMINIYE S BFET 10 ALID QOOMINTYE JAY AIYW OFST| FLTOTTHLEZ| 8BS
0% WM E0LET ow SINGTINIVE 1S 13AdWW 0SET | FHL 1DIH1SI3 43S SINGT 1S NVLINOdOEIEW AV AIVW FE6T| TBEDTTALE| LS
04 0461 FFLED oW SINOTINIVE a8 JOOAMLINIYE S BFET 40 ALID AOOAMINTEE AV AAVYW FIBT| LLE0TTALT| 99
'} 961 FFLES oW SINOTINIVE an1g JOOMLINIYE S BFET 40 ALID AOOMLINTYE JAV AYVW OLBT| FOLOZTALE| &S
0% WM FFLES ow SINOTINIVS an1g QOOMINIYE S BFET 10 ALID QOOMINTYE AV AIYW ZOBT| ZZLOTTALE| FS
Jaquiny
Hing
AV3 £TOT 103y, $EIPPY JRUMO SWBN JPUMD z33.ppy Apadeold NIid Asunon | aopmoeq
[a4mg

VIVQ 132¥Vd YIUY INIWJOT13AIATY YO AIWEOD OVOY H3LSTHONYW

L 3718VL

PGAVPLANNERS

13

06/12/2023



SECTION 3 - SUMMARY

The discussion of the preceding sections of this report plus a review of Exhibits 5 and 6
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.

+  Of 48 properties that have buildings and/or site improvements and are not related to
the flood mitigation improvements, virtually all of them have buildings and/or site im-
provements that exhibit physical deterioration.

«  The age of the Area buildings (29 out of 48) are 52 years old or older and thus are likely
to continue to deteriorate and are also likely to contain lead paint or asbestos in the
building materials which is an unsafe condition.

«  The extraordinary flooding events of July 26, 2022, again had a major impact on the
Area. Until the flood mitigation construction is complete and unless redevelopment oc-
curs based on the City’s new building standards, some properties above the 100-year
flood zone area will remain subject to flooding in extraordinary storm events even after
current flood mitigation improvements are complete.

«  The Area constitutes an economic liability because, absent private redevelopment to
mitigate insanitary or unsafe conditions and physical deterioration of site improve-
ments:

(1) The Area will continue to require government services, some of which are directly
related to the conditions described in this study, and
(2) By comparison to the demand for governmental services,

(a) The privately-owned properties in the Area that are in poor condition will
generate less tax revenues than similarly situated properties in better con-
dition, and

(b) The parcels owned by the City that could otherwise be redeveloped by pri-
vate entities will generate no tax revenues.

This economic imbalance between tax generation and demand for governmental ser-
vices creates an economic liability in its present condition and use.

This data clearly supports a finding that the Area, on the whole, is a “blighted area,” as is
defined in Chapter 353 and the Area meets the requirements for a blighted area.
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APPENDIX A

MAP EXHIBITS AND LEGAL DESCRIPTION
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Manchester Road Corridor Redevelopment Area

2023 Chapter 353 Qualifications Analysis

Brentwood, Missouri
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313 Wood Street
ETRON O’Fallon, M0 63366
Ph: 314-432-5400

Fx: 636-294-5851
Surveying & Layout Co
CIVIL ENGINEERING LAND SURVEYING LAND PLANNING

www.netronsurveving.com nfo@metronsurveylng.com

DESCRIPTION: REDEVELOPMENT AREA PROPERTIES —~ BRENTWOOD

A TRACT OF LAND BEING PART OF LOTS A, B AND C, 2, 3 & 4 OF BOMPART ESTATES, A
SUBDIVISION DESCRIBED IN PLAT BOOK 1, PAGE 157 OF THE ST. LOUIS COUNTY, MISSOURI
RECORDS AND BEING IN U.S. SURVEY 1930, TOWNSHIP 45 NORTH, RANGE 6 EAST, IN ST.
LOUIS COUNTY, MISSOURI AND DESCRIBED AS FOLLOWS:

COMMENCING AT THE INTERSECTION OF THE NORTH RIGHT-OF-WAY LINE OF MISSOURI
PACIFIC RAILROAD (CREVE COEUR BRANCH) AND THE SOUTHWEST CORNER OF PART OF LOT
3. PART B OF BOMPART ESTATE SUBDIVISION RECORDED IN PLAT BOOK 286, PAGE 58 OF THE
ST. LOUIS COUNTY, MISSOURI RECORDS; THENCE NORTH 08 DEGREES 00 MINUTES 00
SECONDS EAST (ADOPTED BEARING) A DISTANCE OF 35.95 FEET TO THE POINT OF BEGINNING
AND CENTERLINE RIVER DES PERES - DEER CREEK BRANCH. THENCE ALONG SAID
CENTERLINE THE FOLLOWING COURSES; NORTH 89 DEGREES 26 MINUTES 10 SECONDS
WEST, 115.03 FEET; NORTH 77 DEGREES 46 MINUTES 35 SECONDS WEST, 140.03 FEET; NORTH
67 DEGREES 07 MINUTES 01 SECONDS WEST, 91.93 FEET; NORTH 25 DEGREES 20 MINUTES 37
SECONDS WEST, 172.13 FEET: NORTH 41 DEGREES 39 MINUTES 54 SECONDS WEST, 80.23
FEET: NORTH 68 DEGREES 27 MINUTES 02 SECONDS WEST, 60.80 FEET, NORTH 88 DEGREES
39 MINUTES 24 SECONDS WEST, 105.06 FEET; SOUTH 65 DEGREES 50 MINUTES 28 SECONDS
WEST, 130.40 FEET; SOUTH 07 DEGREES 51 MINUTES 52 SECONDS WEST, 145.64 FEET; SOUTH
47 DEGREES 07 MINUTES 59 SECONDS WEST, 122.91 FEET, SOUTH 41 DEGREES 05 MINUTES
19 SECONDS WEST, 51.29 FEET; SOUTH 54 DEGREES 22 MINUTES 58 SECONDS WEST, 64.69
FEET; SOUTH 63 DEGREES 33 MINUTES 45 SECONDS WEST, 103.89 FEET, SOUTH 89 DEGREES
27 MINUTES 39 SECONDS WEST, 253.56 FEET TO AN ANGLE POINT ON THE EAST LINE QF LOT &
OF WEST INDUSTRIAL PARK, A SUBDIVISION ACCORDING TO THE PLAT THEREOF RECORDED
IN PLAT BOOK 120 PAGE 76 OF THE ST. LOUIS COUNTY, MISSCURI RECORDS; THENCE ALONG
THE EAST LINE OF LOTS 6, 7, 8, & 9 THE FOLLOWING COURSES: SOUTH 77 DEGREES 22
MINUTES 00 SECONDS WEST, 49.60 FEET, SOUTH 26 DEGREES 17 MINUTES 00 SECONDS
WEST, 50.54 FEET; SOUTH 00 DEGREES 13 MINUTES 00 SECONDS EAST, 125.27 FEET TO THE
EAST CORNER OF LOT 10 OF SAID WEST INDUSTRIAL PARK AND RIGHT-OF-WAY OF MISSOURI
PACIFIC (108 FEET WIDE) RAILROAD. THENCE ALONG THE SOUTH LINE OF SAID LOT 10 AND
NORTH RIGHT-OF-WAY OF SAID RAILROAD TO THE PROLONGATION OF THE WEST LINE OF
MARY (30 FEET WIDE) AVENUE, SOUTH 63 DEGREES 47 MINUTES 00 SECONDS WEST, 229.13
FEET TO THE SOUTHWEST CORNER OF LOT 10 OF SAID WEST INDUSTRIAL PARK AND
EASTERN RIGHT-OF-WAY OF MARY (WIDTH VARIES) AVENUE; THENCE ALONG SAID EASTERN
RIGHT-OF-WAY OF SAID MARY AVENUE AND THE WESTERN LINE OF SAID LOT 10 ALONG A
CURVE TO THE LEFT, HAVING A RADIUS OF 30.00 FEET, A DISTANCE OF 76.46 FEET TO A
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313 Wood Street
O'Falion, MO 63366
Ph: 314-432-5400
Fx: 636-294-5851

lETRON

Surveying & Layout Co

CIVIL ENGINEERING LAND SURVEYING LAND PLANNING
www.metronsurveying.com info@metronsurveying.com

POINT; THENCE CONTINUING ALONG THE EASTERN LINE OF MARY AVENUE AND EASTERN
LINE OF LOTS 10, 9, 8 AND 7 OF SAID WEST INDUSTRIAL PARK, NORTH 07 DEGREES 45
‘MINUTES 00 SECONDS EAST, 241.47 FEET TO A POINT; THENCE CONTINUING ALONG SAID
EASTERN LINE OF MARY AVENUE AND WESTERN LINE OF LOTS 7, 6, 5, 4, 3, AND 2 OF SAID
WEST INDUSTRIAL PARK AND WESTERN LINE OF ADJUSTED TRACT A OF BOUNDARY
ADJUSTMENT PLAT, A SUBDIVISION ACCORIDNG TO THE PLAT THEREOF RECORDED IN PLAT
BOOK 354 PAGE 687 OF THE ST. LOUIS COUNTY, MISSOURI RECCRDS, NORTH 26 DEGREES 27
MINUTES 00 SECONDS EAST, 884.10 FEET TC A POINT; THENCE CONTINUING ALONG THE
EASTERN LINE OF SAID MARY AVENUE, NORTH 12 DEGREES 19 MINUTES 00 SECONDS EAST,
215.10 FEET TO THE SOUTH RIGHT-OF-WAY OF MANCHESTER (WIDTH VARIES) ROAD; THENCE *
‘ALONG THE SOUTH RIGHT-OF-WAY LINE, NORTH 85 DEGREES 50 MINUTES 00 SECONDS EAST,
44,92 FEET TO A POINT AT THE EASTERN PROLONGATION OF MARY AVENUE (30 FEET WIDE),
THENCE LEAVING SAID SOUTHERN LINE OF MANCHESTER ROAD ALONG THE EASTERN
‘PROLONGATION OF MARY AVENUE AVENUE, NORTH 24 DEGREES 08 MINUTES 00 SECONDS
EAST, 194.78 FEET TO A CURVE TO THE LEFT; THENCE ALONG A CURVE TO THE LEFT, HAVING
A RADIUS OF 317.90 FEET,; A DISTANCE OF 32.56 FEET TO A POINT; THENCE LEAVING THE
WEST LINE OF SAID MARY AVENUE, SOUTH 84 DEGREES 07 MINUTES 18 SECONDS EAST,
352.55 FEET TO THE EAST LINE OF RUTH (30 FEET WIDE) AVENUE; THENCE ALONG THE EAST
LINE OF RUTH AVENUE, NORTH 05 DEGREES 58 MINUTES 53 SECONDS EAST, 51.21 FEET;
THENCE LEAVING SAID EAST LINE, SOUTH 86 DEGREES 26 MINUTES 07 SECONDS EAST, 100.00
FEET TO A POINT; THENCE NORTH 05 DEGREES 58 MINUTES 53 SECONDS EAST, 7.71 FEET TO
A POINT; THENCE SOUTH 86 DEGREES 26 MINUTES 07 SECONDS EAST, 232.04 FEET TO THE
EAST LINE OF HELEN (50 FEET WIDE) AVENUE; THENCE ALONG THE SAID EAST LINE, SOUTH 05
DEGREES 58 MINUTES 53 SECONDS WEST, 12.54 FEET TO THE NORTH LINE OF LOT 5 IN BLOCK
4 OF OF RUTH SUBDIVISION, A SUBDIVISION ACCORDING TO THE PLAT THEREOF RECORDED
IN PLAT BOOKI 83 PAGE & OF THE ST. LOUIS COUNTY, MISSOURI RECORDS; THENCE ALONG
SAID NORTH LINE OF LOT 5, SOUTH 86 DEGREES 26 MINUTES 07 SECONDS EAST, 162.11 FEET
TO THE NORTHEAST CORNER OF SAID LOT 5; THENCE ALONG THE EAST LINE OF LOTS 5 AND
1 OF SAID RUTH SUBDIVISION, SOUTH 05 DEGREES 58 MINUTES 53 SECONDS WEST, 118.12
FEET TO THE NORTHWEST CORNER OF LOT 1 IN BLOCK 4 OF SAID RUTH SUBDIVISION;
THENCE ALONG THE NORTH LINE OF SAID LOT 1, SOUTH 84 DEGREES 07 MINUTES 18
SECONDS EAST, 150.00 FEET TO THE NORTHEAST CORNER OF SAID LOT 1 AND WEST LINE OF
CECILIA (50 FEET WIDE)
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AVENUE; THENCE ALONG SAID WEST LINE, NORTH 05 DEGREES 58 MINUTES 53 SECONDS
EAST, 19.80 FEET; THENCE LEAVING SAID WEST LINE, SOUTH 81 DEGREES 08 MINUTES 41
SECONDS EAST, 100.13 FEET TO THE WEST LINE OF COLONIAL VILLAGE, A SUBDIVISION
ACCORDING TO THE PLAT THEREOF RECORDED IN PLAT BOOK 33 PAGE 23 OF THE ST. LOUIS
COUNTY, MISSOURI RECORDS; THENCE ALONG THE WEST LINE OF SAID COLONIAL VILLAGE,
SCUTH 05 DEGREES 58 MINUTES 53 SECONDS WEST, 31.78 FEET TO THE NORTH LINE OF A 15
FOOT WIDE ALLEY; THENCE ALONG SAID NORTH LINE, SOUTH 84 DEGREES 07 MINUTES 18
SECONDS EAST, 460.25 FEET; THENCE LEAVING SAID NORTH LINE, NORTH 05 DEGREES 58
MINUTES 53 SECONDS EAST, 40.03 FEET TO A POINT; THENCE SOUTH 84 DEGREES 07
MINUTES 18 SECONDS EAST, 201.76 TO THE EAST LINE OF LOUIS (50 FEET WIDE) AVENUE;
THENCE ALONG THE EAST LINE OF SAID LOUIS AVENUE, SOUTH 05 DEGREES 58 MINUTES 53
SECONDS WEST, 25.60 FEET TO THE NORTHWEST CORNER QF LOT 1 IN BLOCK 1 OF SAID
BOMPART — TERRACE; THENCE ALONG THE NORTH LINE OF LOT 1, SOUTH 84 DEGREES 07
MINUTES 18 SECONDS EAST, 150.00 FEET TO THE WEST LINE OF LOT 1 IN BRAZEAUS
SUBDIVISION, A SUBDIVISION ACCORDING TO THE PLAT THEREOF RECORDED IN PLAT BOOK 7
PAGE 7 OF THE ST. LOUIS COUNTY, MISSCUR! RECORDS; THENCE ALONG SAID WEST LINE,
NORTH 05 DEGREES 58 MINUTES 53 SECONDS EAST, 110.71 FEET TO A POINT; THENCE SOUTH
89 DEGREES 34 MINUTES 00 SECONDS EAST, 97.66 FEET TO A POINT; THENCE SOUTH 05
DEGREES 58 MINUTES 53 SECCNDS WEST, 46.60 FEET TO A POINT, THENCE SOUTH 84
DEGREES 01 MINUTES 07 SECONDS EAST, 96.94 FEET TO THE WEST LINE OF MELVIN (30 FEET
WIDE) AVENUE; THENCE NORTH 76 DEGREES 03 MINUTES 34 SECONDS EAST, 31.91 FEET TO
THE EAST LINE OF SAID MELVIN AVENUE; THENCE LEAVING SAID EAST LINE, SOUTH 89
DEGREES 34 MINUTES 00 SECONDS EAST, 195.26 FEET TO THE EAST LINE OF SAID BRAZEAUS -
SUBDIVISION; THENCE ALONG THE EAST LINE, NORTH 05 DEGREES 58 MINUTES 53 SECONDS
EAST, 147.63 FEET TO A PCINT; THENCE LEAVING THE EAST LINE, NORTH 89 DEGREES 34
MINUTES 00 SECONDS EAST, 228.21 FEET TO THE EAST LINE OF PORTER (40 FEET WIDE)
AVENUE; THENCE ALONG SAID EAST LINE, NORTH 05 DEGREES 58 MINUTES 53 SECONDS
EAST, 30.17 FEET TO A POINT; THENCE LEAVING SAID EAST LINE, ALONG THE NORTH LINE OF
LOT 4 OF BRAZEAUX PLAZA PLAT TWO, A SUBDIVISION ACCORDING TO THE PLAT THEREOF
RECORDED IN PLAT BOOK 354 PAGE 383 OF THE ST. LOUIS COUNTY, MISSCURI RECORDS THE
FOLLOWING COURSES; NORTH 81 DEGREES 49 MINUTES 23 SECONDS EAST, 61.50 FEET;
SOUTH 65 DEGREES 31 MINUTES 47 SECONDS EAST, 78.50 FEET AND SOUTH 84 DEGREES 01,
MINUTES 07 SECONDS EAST, 68.69 FEET TO A POINT ON THE NORTH LINE OF LOT 2 OF
BRAZEAUX PLAZA, A SUBDIVISION ACCORDING TO THE PLAT THEREOF RECORDED IN PLAT
BOOK 354 PAGE 105 OF THE ST. LOUIS COUNTY, MISSOURI RECORDS; THENCE ALONG SAID
NORTH LINE OF LOT 2 AND LOT 3 THE FOLLOWING COURSES; Wi,
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313 Wood Street
O’Fallon, MO 63366
Ph: 314-432-5400
Fx: 636-294-5851

Surveying & Layout Co
CIVIL ENGINEERING LAND SURVEYING LAND PLANNING
www.metronsurveying.com info@metronsurveying.com

NORTH 59 DEGREES 10 MINUTES 03 SECONDS EAST, 144.42 FEET; SOUTH 30 DEGREES 49 MINUTES 57
SECONDS EAST, 30.00 FEET; NORTH 59 DEGREES 10 MINUTES 03 SECONDS EAST, 189.24 FEET; NORTH
21 DEGREES 32 MINUTES 24 SECONDS EAST, 10.02 FEET; SOUTH 45 DEGREES 14 MINUTES 07 SECONDS
EAST, §5.26 FEET AND NORTH 48 DEGREES 36 MINUTES 53 SECONDS EAST, 67.32 FEET TO THE EAST
LINE OF SAID LOT 3; THENCE ALONG THE EAST LINE OF SAID LOT 3, SOUTH 05 DEGREES 32 MINUTES 53
SECONDS WEST, 85.40 FEET TO THE NORTH RIGHT-OF-WAY LINE OF SAID MANCHESTER (WIDTH VARIES)
ROAD; THENCE LEAVING SAID NORTH RIGHT-OF-WAY TO THE SOUTH RIGHT-OF-WAY OF SAID
MANCHESTER ROAD, SOUTH 06 DEGREES 51 MINUTES 37 SECONDS WEST, 118,47 FEET; THENCE
LEAVING SAID SOUTH RIGHT-OF-WAY, SOUTH 04 DEGREES 46 MINUTES 00 SECONDS WEST, 95.67 FEET
TO A POINT; THENCE NORTH 88 DEGREES 01 MINUTES 00 SECONDS EAST, 80.00 FEET TO A POINT ON
THE EAST LINE OF U.S. SURVEY 1930; THENCE ALONG SAID EAST LINE, SOUTH 15 DEGREES 44 MINUTES
19 SECONDS WEST, 211.81 FEET TO THE NORTHWEST CORNER OF LOT 12 IN JOHNSON’S ~ SUBDIVISION,
A SUBDIVISION ACCORDING TO THE PLAT THEREOF RECORDED IN PLAT BOOK 8 PAGE 54 OF THE ST.
LOUIS COUNTY, MISSOURI RECORDS; THENCE ALONG THE NORTH LINE OF SAID LOT 12, SOUTH 88
DEGREES 50 MINUTES 28 SECONDS EAST, 85.20 FEET TO A POINT; THENCE LEAVING SAID NORTH LINE,
SOUTH 23 DEGREES 02 MINUTES 16 SECONDS WEST, 134.78 FEET TO A POINT; THENCE SOUTH 87
DEGREES 54 MINUTES 00 SECONDS WEST, 43.02 FEET TO A POINT; THENCE SOUTH 04 DEGREES 56
MINUTES 00 SECONDS WEST, 54.52 FEET TO A POINT; THENCE SOUTH 66 DEGREES 53 MINUTES 00
SECONDS WEST, 125.33 FEET TO A POINT; THENCE SOUTH 04 DEGREES 48 MINUTES 00 SECONDS WEST,
150.00 FEET TO A POINT IN THE CENTERLINE OF SAID RIVER DES PERES; THENCE ALONG SAID
CENTERLINE THE FOLLOWING COURSES; SOUTH 29 DEGREES 28 MINUTES 00 SECONDS WEST, 97.13
FEET; SOUTH 21 DEGREES 45 MINUTES 33 SECONDS WEST, 85.04 FEET; SOUTH 19 DEGREES 06 MINUTES
50 SECONDS WEST, 73.56 FEET; SOUTH 51 DEGREES 55 MINUTES 41 SECONDS WEST, 36.52 FEET;
NORTH 74 DEGREES 06 MINUTES 42 SECONDS WEST, 31.78 FEET; NORTH 39 DEGREES 32 MINUTES 22
SECONDS WEST, 32.11 FEET; NORTH 57 DEGREES 25 MINUTES 01 SECONDS WEST, 108.05 FEET AND
SOUTH 88 DEGREES 41 MINUTES 56 SECONDS WEST, 149.14 FEET TO A PQINT; THENCE SOUTH 83
DEGREES 55 MINUTES 06 SECONDS WEST, 60.18 FEET TO THE SOUTHEAST CORNER OF LOT 11 OF
BRENTWOOD INDUSTRIAL PARK, A SUBDIVISION ACCORDING TO THE PLAT THEREOF RECORDED IN PLAT
BOOK 113 PAGE 62 OF THE ST. LOUIS COUNTY, MISSOURI RECORDS; THENCE ALONG THE SOUTH LINE
OF SAID LOT 11 THE FOLLOWING COURSES;
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SOUTH 74 DEGREES 30 MINUTES 10 SECONDS WEST, 114,12 FEET; SOUTH 51 DEGREES 48 MINUTES 00
SECONDS WEST, 222.20 FEET; NORTH 67 DEGREES 59 MINUTES 50 SECONDS WEST, 241.80 FEET; SOUTH
40 DEGREES 18 MINUTES 10 SECONDS WEST, 65.50 FEET AND SOUTH 54 DEGREES 40 MINUTES 10
SECONDS WEST, 236.20 FEET TO THE SOUTHEAST CORNER OF LOT 10 OF SAID BRENTWOOD INDUSTRIAL
PARK; THENCE ALONG THE SOUTH LINES OF LOT 10 AND 9; SOUTH 80 DEGREES 32 MINUTES 10
SECONDS WEST, 182.17 FEET AND NORTH 67 DEGREES 02 MINUTES 53 SECONDS WEST, 62,17 FEET TO
THE SOUTHWEST CORNER OF SAID LOT 9 AND A CURVE TO THE LEFT; THENCE ALONG A CURVE TO THE
LEFT, HAVING A RADIUS OF 10,863.54 FEET, A DISTANCE OF 289.01 FEET TO A POINT OF THE EAST LINE
OF PART OF LOT A OF BOMPART ESTATES SUBDIVISION, A SUBDIVISION ACCORDING TO THE PLAT
THEREQF RECORDED IN PLAT BOOK 286 PAGE 58 OF THE ST. LOUIS COUNTY, MISSQURI RECORDS;
THENCE ALONG THE SOUTH LINE OF LOT 2 OF SAID PART OF LOT A OF BOMPART ESTATES SUBDIVISION
THE FOLLOWING COURSES; NORTH 64 DEGREES 48 MINUTES 00 SECONDS WEST, 19.27 FEET; NORTH 50
DEGREES 36 MINUTES 05 SECONDS WEST, 85.62 FEET AND SOUTH 83 DEGREES 24 MINUTES 04
SECONDS WEST, 166.87 FEET TO THE WEST LINE OF LOT A OF BOMPART ESTATES, A SUBDIVISION
ACCORDING TO THE PLAT THEREOF RECORDED IN PLAT BOOK 1 PAGE 157 OF THE ST. LOUIS COUNTY,
MISSQURI RECORDS; THENCE ALONG SAID WEST LINE OF LOT A, SOUTH 08 DEGREES 00 MINUTES 00
SECCNDS WEST, 7.95 FEET BACK TO THE POINT OF BEGINNING AND CONTAINING 77.215 ACRES
(3,363,488 SQUARE FEET), MORE OR LESS.
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353 REDEVELOPMENT PROPERTIES
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Manchester Road Corridor Redevelopment Area
2023 Chapter 353 Qualifications Analysis Brentwood, Missouri
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Manchester Road Corridor Redevelopment Area

2023 Chapter 353 Qualifications Analysis

Brentwood, Missouri
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Manchester Road Corridor Redevelopment Area
2023 Chapter 353 Qualifications Analysis Brentwood, Missouri
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Manchester Road Corridor Redevelopment Area
2023 Chapter 353 Blighting Analysis
City of Brentwood, Missouri

EXHIBIT 4 - Zoning
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APPENDIX A

PHOTO APPENDIX
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Manchester Road Corridor Redevelopment Area
2023 Chapter 353 Qualifications Analysis Brentwood, Missouri

The photos contained in the follow pages are a sampling of 60 photos taken throughout the
Area on July 1, 2022, and 65 photos taken on June 6, 2023, depicting the conditions within
the Area. These represent both physical deterioration and insanitary and/or unhealthy con-
ditions found on the various parcels. The predominant building and site conditions are de-
teriorated parking areas, buildings and other related site improvements that show peeling
paint, deteriorating window or door frames, damaged signage, missing and/or rotting soffit
and facias. Site conditions represent insanitary or unhealthy conditions resulting from piles
of trash or overgrowth that breeds vermin.

The photos in this Appendix represent a sample of the conditions that are prevalent in the
Area. While the 2023 photos predominate, some of the 2022 photos are included because
conditions have not changed, and no substantial building or site improvements have been
made. Building and/or tenant vacancies have increased.
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Manchester Road Corridor Redevelopment Area
2023 Chapter 353 Qualifications Analysis Brentwood, Missouri

The building at the upper right appears to be vacant. The heavily tinted windows are a det-
riment to its appearance and im-
pede the ability of police to recog-
nize illicit activity within the
building. Like other buildings in
the Area, it suffers from physical
deterioration from deferred
maintenance of both building ele-

ments and parking areas.

The same is true of the building at
center right, however its parking
areas are in worse condition as can
be seen in the large pothole at the
lower left and the extensive alliga-
tor cracking of the parking lot.

The trash enclo-
sures (left and
right) are among
several in the area
that are essentially
falling apart and
the area around the

trash container is
scattered with trash. This represents an unhealthy condi-
tion that breeds vermin. The trash in the left photo has been there since 2018.
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Manchester Road Corridor Redevelopment Area
2023 Chapter 353 Qualifications Analysis Brentwood, Missouri

£ i

The trash alongside the building at the upper left is
still there today. The building above previously
housed a lawn care equipment dealer that was vacant
prior to the 2018 site investigations and is still vacant
today.

These photos along the right represent typical park-
ing area conditions as well as building conditions.
Close inspection reveals deteriorating painted sur-
faces on all the buildings on this page.
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Manchester Road Corridor Redevelopment Area
2023 Chapter 353 Qualifications Analysis Brentwood, Missouri

These photos below (right) represent
properties that present a reasonable
appearance but each of which have
physical deteioration that, if not
addressed, will get worse. This
inclues detioration of painted
surfaces (walls, soffits, facia boards,
etc.).

They each have deterorating parking
areas, like nearly every other
property in the area.

The buildings in the top and middle
photos also have deteriorating
window frames.
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Manchester Road Corridor Redevelopment Area
2023 Chapter 353 Qualifications Analysis Brentwood, Missouri

These photos represent
properties at the
eastern end of the Area
(bottom) and near the
middle (top and
middle). The top two
photos are on the south
side of Manchester Road |
and upon close
inspection will that
demonstrate the a
“water line” that show
the teltale evidence of
prior flooding. The
bottom two photos
show the evidence ot
lingering trash collection
and aligator cracking
parking lot conditions
(as shown in photots

from properties in the
western end of the

area) that are
prevalent throughout
the area.
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This Popeye’s restau-

rant building, while 2
one of the newer B
buildings in the area,
shows evidence of
physical deteriora-
tion. The awning-
style overhangs need
paint. The drive-up
window clearly once
had a canopy that
was removed from
the building either
by accident or inten-
tionally.

The car wash in the
two lower photos

has been treated to
graffiti and shows

the need for paint on
various trim elements.
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Manchester Road Corridor Redevelopment Area
2023 Chapter 353 Qualifications Analysis Brentwood, Missouri

The Sonic Drive-In (photos to the
right) represents one of the many va-
cant buildings in the area.

The trailers
(photos to the
upper left, left,
and right) are
examples of
equipment on
various sites
that have not
been moved in

years. It is not
known if these | =
are being used for storage.
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Manchester Road Corridor Redevelopment Area
2023 Chapter 353 Qualifications Analysis Brentwood, Missouri

This property is located on the
northwest side of Manchester
Road at its intersection with Han-
ley Road. During previous site vis-
its (2018 and 2022) this entry
was secure, albeit not thoroughly.
The most recent site visit shows
this entry to be completely open.

As the photos show, this property
is vacant and in deteriorated con-
dition. Site paving is badly deteri-
orated, it is overgrown, and the

remaining perimeter fenc-
ing is in bad condition
as well.

The site photo below
at the bottom left is a
densely overgrown

area which indicated

e WL

= T

the hkel.y existence of o - ‘ Ly i
a campsite. : e
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Manchester Road Corridor Redevelopment Area
2023 Chapter 353 Qualifications Analysis Brentwood, Missouri

This top photo show
that even some of
the newest buildings
in the area are
beginning to show
signs of minor
deterioration and
need paint or other
tupes of repairs,.

Here is yet another
trash inclosure that
is falling apart.

This is at the
entrance to another

building,

Virtually all the wood
faced fencing
throughout the Area
is deteriorated with
missing boards, sec-
tions, or is otherwise
damaged.
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