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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: 
 

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

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

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

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

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



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

06/12/2023 5 

 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: 

 
• 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. 
 

• 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. 

  
• 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.  
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 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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MAP EXHIBITS AND LEGAL DESCRIPTION 
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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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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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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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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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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 
one of the newer 
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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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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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 
the likely existence of 
a campsite.   
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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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