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Beginning in the 1950s, many American cities experienced significant population decline in their urban core. The reasons for decline
include local, regional and federal policies, housing preferences, social issues, transportation options, economic trends, quality of
public schools, and many other interrelated complex variables. While some downtown areas have experienced a significant renaissance
over the past 10 or 20 years, others remain relatively empty in the middle, so-called “Shrinking Cities” or “Legacy Cities.” The City of
St. Louis experienced a 62% decline in population from its peak in 1950, and now has one of the highest rates of property vacancy in
the nation.

While crime rates soar and educational attainment lags in areas of high vacancy, there are reasons for hope. Old North, an emergent
district in an otherwise struggling area of St. Louis has begun attracting new residents and business owners — reversing the trend of
depopulation, even at a minuscule scale. The City of St. Louis and major investors are considering a massive riverfront redevelopment
that could catalyze change in nearby vacancy-plagued neighborhoods. Individual change-makers in transitional districts like the
Cherokee Street District are investing funds and sweat in improving the quality of life of their neighborhoods.

In the summer of 2015, 18 students led by Associate Professors Blake Belanger and Howard Hahn addressed vacancy dilemmas and
opportunities for the City of St. Louis. The students, midway through a Master’s of Landscape Architecture degree in the Department of
Landscape Architecture and Regional & Community Planning at Kansas State University, were enrolled in LAR 646 Community Planning
and Design St.udio and seminar. We worked with K-State’s Technical Assistance for Brownfields Communities (TAB), the United States
Environmental Protection Agency (EPA), the United St.ates Department of Housing and Urban Development (HUD) and the City of St.
Louis to address vacant urban property. The federal agencies are part of the White House Strong Cities, Strong Communities Initiative
(SC2), which the Obama Administration tasked with providing technical advice and expertise to seven cities with the intent of regaining
economic footing.

In this book you will find information, maps, neighborhood tools, planning tools, communication tools, mild ideas, spicy ideas, and ways
to put it all together. Throughout the intense 8-week summer semester, we learned a lot about St. Louis and the challenges of urban
vacancy, and we worked hard and thought creatively about how we could make a contribution. We hope the work contained herein will
be inspirational to residents, planners, scholars, activists, non-profits, and anyone who cares about making a difference in St. Louis.

Preface

Xix
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INTRODUCTION:
HOW TO USE THIS BOOK

This book is about ideas. Our intent is to contribute to the long-standing dialogue about the
challenges of vacant land and abandoned buildings in the City of St Louis. We are (1) providing ideas
for understanding vacancy issues, (2) offering mild, hot, and spicy ideas for repurposing vacant
land, and (3) suggesting ideas for reaching out to the people of St Louis. We are also providing five
tools for action. Some tools are well-suited for residents in general, with easy-to-use formats and
straightforward explanations. More sophisticated tools are geared for professionals, such as city
planners, land consultants, and developers. Anyone can use any of the tools.

We prepared this book to inspire a wide variety of people, who might use it in different ways. Whether
you are a resident wanting to improve a vacant lot near your house, or a city official working to
transform the entire city, there are ways you can use this book. You don’t need to read the entire book
to use the tools we provided. This section, “How to use this book,” is your guide to tailoring our work
to meet your needs.
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Grassroots Tools
These tools empower residents and individual change-makers. If you are trying to figure out what to do with a vacant parcel in your
neighborhood, begin with the Vacancy Worksheet or the Encyclopedia of Ideas.

Neighborhood Tools
These tools give neighborhood leaders and non-profit organizations guidance to gain knowledge, organize, and make decisions about
their community. The Vacancy Worksheet, the Encyclopedia of Ideas, and Outreach and Communication tools are for you.

Planning and Development Tools

These tools help city staff, government officials, and professional consultants communicate to wide audiences, gather much-
needed detailed data, and match suitable vacant land-use strategies with appropriate locations. See Outreach and Communication,
Information Collection and Vacancy Evaluation Framework.

Through this book, we hope to contribute to the conversation about improving vacancy conditions in St. Louis. We hope our ideas will
introduce fresh optimistic perspectives about vacant land and abandoned buildings. We hope to inspire community leaders, nonprofit
organizations, entrepreneurs, local change-makers, researchers, and residents to take action.

There are five tools that can be used individually or together, in whichever order works best for your situation

Explore ideas for
repurposing vacant
parcels

Section 3.3: Encyclopedia of Brainstormed Strategies

Use this resource to envision new possibilities. It’s basically a menu of different ways to repurpose
vacant areas, from a single lot to entire districts. It’s organized on a heat scale, from mild ideas to
spicy visions.

Find appropriate
ideas for repurposing
a vacant lot

Section 2.0: Vacancy Worksheet

Use this tool to better understand the condition of one or more vacant parcels, and find ideas
specific to the opportunities present. The worksheet can be completed by anyone who has access
to the parcel. We provided images and maps to help you answer worksheet questions.




Share ideas or m—
collect people’s _|:] |;E|
ideas

Sections 4.2: Website & 4.4: Social Media Campaign

Use this tool for connecting people. Here we provide ideas for creating a community-based website
and initiating a social media campaign.

Consider some ways of
gathering information

about vacant land
Sections 4.1: Mobile Application & 4.3: Paper Surveys and Maps

Use this tool to help the city gather much-needed information about the condition of empty lots and
abandoned buildings. We provide recommendations for mobile app and/or paper surveys that can help
planners make better decisions.

Look at the big picture
and use a sophisticated |*
framework

Section 1.4: Framework for Action
Use this tool to match development goals with vacant land locations. The framework
allows planners to include community input when evaluating alternative scenarios.
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INTRODUCTION:
OVERVIEW, BACKGROUND, DILEMMAS,
AND OPPORTUNITIES

Since 1950, the population of St. Louis has declined 63% from a peak population of 856,796, losing
128,000 residents in the 1970s alone (Ihnen, 2014). Today, 318,416 residents populate the city,
creating a large void in the city’s footprint (Quickfacts.census.gov, 2015). Correspondingly, there are
nearly 25,000 vacant parcels (empty lots + lots with abandoned buildings) in the City of St. Louis
(PDA 2015). Approximately, 47% of these vacant parcels are owned by various departments of the
City, and the rest are privately owned. Many previously dense neighborhoods are now sparsely
populated, left to deteriorate.

The reasons for decline include local, regional and federal policies, housing preferences, social issues,
transportation options, economic trends, quality of public schools, and many other interrelated and
complex variables. While some downtown areas have experienced a significant renaissance over the
past 10 or 20 years, other areas remain relatively empty. St. Louis joins other “Shrinking Cities.”

This chapter provides a brief overview of the background dilemmas and opportunities related to
vacancy which informed the studio work.
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Vacancy Dilemmas

Vacancy is a symptom of changing economic, social,

and cultural conditions where people have undergone
hardship or have simply been attracted elsewhere

to follow opportunities. As lower market demand

ensues, less resources become available as capital and
investment diminish, and many attendant problems set in.

Vacancy occurs throughout the City of St. Louis to
some degree, but vacancy mapping shows the biggest
concentrations in the north and southeast (Figure 1.2.1.

Figure 1.2.1: St. Louis Vacancy
There are high concentrations of
vacancy in north and southeast
St. Louis. (Shy 2015)

The history of this decline has been well documented

by others in books such as Mapping Decline: St. Louis
and the Fate of the American City (Gordon 2008) and

St. Louis Metromorphosis: Past Trends and Future
Directions (Baybeck and Jones, eds, 2004). The issues
of this decline are well known and will not be repeated in
depth. However, vacant areas in St. Louis are typically
characterized by:

e Low Income and Few Local Employment
Opportunities: There is a comparative lack of
employment and revenue generating land uses in
high vacancy areas. In the north half of city for
example, 90% of the residents are forced to travel
outside the area for employment (Appendix, Maps 7
& 8) . Many of these residents do not own personal
vehicles (U.S. Census Bureau 2011).

* Funding and Investment: Compared to other cities
in the United States, particularly “shrinking cities”,
St. Louis roughly resides in the lower third relative to

long-term debt per capita--a good thing. Long-term
public debt per St. Louis resident is about $3,300
(Hahn 2015). However, relative to increasing debt
at federal, state, and local levels, public assistance
is limited compared to the magnitude of public
needs found in areas of high vacancy and blight.
Areas of vacancy moving toward blight are also
unattractive to significant private investment where
risk is perceived to be high. The local government is
also resistive to large-scale “urban renewal” after a
history of well-intentioned, but failed projects.

Crime: Crime (including violent crime) is a
significant factor in St. Louis. It affects the quality
of life, deters action and investment at nearly every
scale of planning, and affects vacancy remediation
strategies. Regardless of the direction of potential
cause-effect relationships, safer neighborhoods
and increased feelings of security are an

essential foundation for attracting investment and
redevelopment/rehabilitation. This is especially true
for areas of high vacancy and surroundings.

Ongoing Infrastructure Costs: As areas vacate,
aging infrastructure is supporting fewer and fewer
residents. Some of these infrastructure systems
are nearing their service life and replacement or
operation is questionable for some locations.

Vacancy Opportunities

Despite some major challenges, the City of St. Louis as a
whole offers major urban and natural amenities that are
potentially attractive to new residents:

* World-class river (and new riverfront development
under consideration)

« Jefferson National Expansion Memorial (managed
by the National Park Service)

« Historic Forest Park, famous botanic gardens, and
many other nature/recreation oriented amenities

» Many energized mixed use and entertainment
districts which attract diverse populations

As more investment flows into the city, the greater the
opportunity to repurpose vacant parcels.

Other recognized opportunities (to name a few) include:

* Smaller-Scale Parcel Opportunity Sites: Single, or
small groupings of vacant parcels provide affordable
opportunity sites for neighborhood or grassroots
organizations dedicated to implementing projects
that improve existing conditions, or contribute to
redevelopment that is sensitive to local residents.



* Green Infrastructure Potential. St. Louis is in the
process of separating stormwater from sanitary
sewer water. Vacant parcels considered in linear
patterns, or aggregated, can be used for daylighting
once visible streams and creeks as well as detaining
stormwater.

Large Vacant Parcel Inventory: Although the

large inventory of vacant parcels owned by the
LCRA, LRA and private entities imposes on-going
maintenance costs, fewer owners also make it
easier to assemble parcel tracts for larger-scale
redevelopment with less complex negotiations.

Areas of High Redevelopment Potential: There are
many prime areas in St. Louis that are undergoing
huge investment infusions, or are being planned as
catalysts for new investment. Lower cost vacant
parcels adjacent to these high market value areas
are attractive to other developers looking to buy
low to make redevelopment financially feasible. The
higher the vacancy, the lower the land clearance
costs and need to relocate residents.

Neighborhood Ties: Many neighborhoods in high-
vacancy areas may have historical significance,
and the current remaining residents often have
strong social-cultural ties contributing to a strong
sense of community amidst the challenges. For
newer residents, despite the conditions, these
neighborhoods are affordable. Even so, changes
from the new norm are needed if continued decline
is to be stabilized and reversed.

Historic Structures and Districts: St. Louis contains
290 National Register Historic Sites, 80 National
Historic Districts, 8 certified Local Historic Districts,
and one uncertified Local Historic District (PDA
2014). These designations help ensure that the

rich history of St. Louis is preserved. Some locally

There are

over 100

vacant Catholic Churches

There are
31 vacant school buildings

There are

conducted studies show that historic preservation
has created thousands of jobs and has had a
positive impact on the economy (Coffin et al., 2010).
Most historic districts in neighborhoods impacted by
high vacancy are National Register Historic Districts,
and rehabilitation incentives are often available to
residents.

A Look Forward Relative to Vacancy

* Need for Change: For neighborhood/ward
representatives and residents assisted by city
planners, some relevant questions are: What is the
clearest view of existing conditions? What changes
might be appropriate and worth considering?

How much change can be tolerated? What are the
costs and benefits? What strategies, applied at
what scale, could translate into positive change?
How much self-determination and choice will
remain? If relocation assistance is available, where
would | move? Is the new location affordable

and the conditions at least comparable to where

[ am currently living? How much do | want to be
personally involved in directing my neighborhood’s
destiny?

Vacant Parcel Definition
The City of St. Louis Planning and Urban Design Agency
defines a vacant parcel as:

“Vacant parcel” = Vacant (empty) lot or a lot containing
an abandoned building

Since the vacant parcel definition is a more inclusive term,
all work presented in this book will use this definition.

9.4%

OF LAND AREA
IS PARKS

Figure 1.2.3: St. Louis Parks St. Louis has
significant room for park growth and new park
developments. (Swehla and Rose 2015)

7,838,982 sq. ft

of vacant industrial space

Figure 1.2.2: Non-residential Vacant Building Statistics Vacancy includes

more than just residential buildings. (Allen and Shy 2015)
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INTRODUCTION:
STUDIO INTENT AND METHODS

Our studio focused on St. Louis and the overall intent is to help residents and decision-makers better
understand conditions of vacancy, and to suggest potential strategies and ideas for repurposing
vacant parcels. We envision this document can be applied in a variety of ways, from influencing policy,
to inspiring grassroots actions. We hope this book that can be used by many different people involved
with vacancy issues.

This studio also provided opportunities for us to learn more about city-scale issues and working

with multiple groups, develop connections between vacancy types and specific enhancement/
redevelopment ideas in a contextual framework, and explore the creation of infographics and maps to
document the issues of vacancy and characteristics of a city.

Our methods included background research, critical mapping, assisting faciliation of a stakeholder’s
workshop, an ideation exercise, development of a “Spice Scale” to accent potential changes,
developing/compiling many ideas, and finally documenting our work in a digital and hard-copy volume.
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Our Studio...

This work is associated with the LAR 646 Community
Planning and Design Studio and supporting seminar led
by Associate Professors Blake Belanger and Howard Hahn
from Kansas State University, Department of Landscape
Architecture and Regional & Community Planning
(LARCP). The intensive 8-week studio is comprised of

18 mid-level landscape architecture students who are
entering graduate studies.

Studio Goals and Objectives

The studio, offering an outside perspective, assisted the
City of St. Louis Planning and Urban Design Agency
(PDA), “Strong Cities, Strong Communities” (SC2) team,
and the Technical Assistance to Brownfields (TAB) team.
This work is centered around the evaluation of vacant
parcels for the purposes of management, enhancement,
or potential reuse that is sensitive to residents’
concerns.

G1) Assist the City of St. Louis Planning and Urban Design Agency, SC2 team, and TAB team in the planning

and facilitation of Stakeholder Workshop #2.

G2) Develop extended detail and compelling graphics in the form of maps, info-graphics, classification/
typology schemes, strategy photomontages and prototypes, data collection methods, and illustrations
supporting concepts and ideas to be communicated to a variety of audiences.

G3) Provide an outside perspective to vacancy issues in the City of St. Louis and propose organizational
ideas, and conceptual imagery and strategy that may lie outside local agency and stakeholder constraints.

G4) Conceptualize how thousands of vacant buildings and parcels within the City of St. Louis can be assessed
and evaluated for enhancement of existing conditions, or redeveloped relative to the adopted Strategic

Land Use Plan (SLUP).

01) Outline how a clear and current baseline assessment of building and parcel vacancy could be
organized and synthesized relative to numbers/density, distribution, defining characteristics,

conditions, and location factors;

02) Create a vacancy typology to allow easier matching of parcel types with ideas for enhancement or

redevelopment relative to acceptable change;

03) Compile a /ist of ideas to support parcel strategies and develop several ideas in more detail;

04) Provide a means to evaluate strategy options to arrive at a preferred option(s);

)
)

05) Identify factors to consider when planning implementation strategies; and
)

06) Identify and outline methods for data/opinion collection and communications relative to vacancy
field conditions and public opinion to inform planning and let community voices be heard

Methods

Background Research

During the informative stages of this studio effort, we
focused on researching St. Louis’ historical and current
conditions related to shrinking cities and the many

issues surrounding vacancy. This was informed through
seminar readings. These readings were grouped under the
categories of:

« Decline, Perspective, and Re(forms)
« Social and Urban Ecosystem Dimensions
* Rejuvenation

In addition, our studio examined data provided through
the City’s website, GIS data provided by the PDA, and
research into programs and initiatives being led by many
city departments and outside non-profit groups.

Info-graphic Development

A process of communicating information about the city
was devised through a series of info-graphic research
exercises. Each info-graphic was developed as a visual
aid to express qualities of the city. The info-graphics
spanned a wide variety of topics: employment and
income, demographics, walkability and health, race
and culture in urban areas, vacancy ownership, and



green infrastructure to name just a few. These exercises
were a large part of our investigation, but also provided
opportunities to refine graphic representation skills.

Critical Mapping

Critical mapping is a cross-mapping exercise where
spatial data is analyzed, synthesized, and graphically
represented to generate classification, correlation,
comparative, evaluation, and strategy maps. Mapping
helped us focus, visualize and understand city-wide
patterns and connections, and generally informed

our studio work. The maps revealed themes involving
social infrastructure, vacancy patterns, green space,
development potential, historic districts, and more. This
extensive foundation of critical maps created a more
cohesive understanding of dilemmas and opportunities
associated with vacancy, and helped direct ideas how
vacant parcels might be repurposed. A more detailed
explanation of the critical mapping process, as well as a
compendium of the maps, is found in the Appendix.

Collection of Stakeholder Input

The LAR 646 Studio directly supported and contributed
to a Strong Cities, Strong Communities (SC2) Vacancy
Workshop held in the HUD field office in downtown

St. Louis. The morning portion of the workshop was a
series of presentations from the St. Louis Planning and
Urban Design Agency and SC2 team members. In the
afternoon, the TAB team led the participation portion of
the workshop and the LAR 646 Studio facilitated three
breakout sessions centered around responses to vacancy
and blight considered over 1-year, 5-year, and 20-year
time frames. Our Studio served as table leaders for small
group discussions, collected and synthesized responses,
and facilitated a final “vote by spending STL coinage”
exercise. More details and results of this meeting are
found later in this document section.

Idea Generation and Documentation

During the final phase of the studio representing five
weeks, we expressed our areas of interest (in rank order)
and were then divided into teams for the purpose of
developing and documenting:

« Classification schemes and a synthesized typology
for representing vacant parcels;

« |deas supporting strategies for potentially
repurposing vacant parcels; and

 Methods for efficiently gathering field data related
to vacant parcels and investigating electronic social
media forms to encourage public discussion/input.

One team was responsible for developing documentation
standards, graphic themes, and coordinated production of

Figure 1.3.1: Formulation of Vacancy Typology Student group
formulates vacant lot, vacant building, vacancy pattern, and
context classifications to arrive at a typology for vacancy.
(LaBarbara James Wigfall 2015)

the summary studio book. Studio professors, serving as
editors, contributed to the Introduction and Conclusion,
developed a framework for synthesizing the collection of
student work as a “Vacancy Evaluation Framework”, and
provided general review.

The Spice Scale

The St. Louis city boundary resembles a chili pepper (see
graphic opposite the Table of Contents), which inspired
us to frame our ideas for repurposing vacant land along

a “spiciness scale.” Mild ideas are relatively inexpensive,
quick to implement, involve only one or two parcels,

and have few regulatory obstacles. Mild ideas, such as
art installations, playgrounds, and community gardens,
would help to improve the quality of life in struggling
neighborhoods and are most sensitive to existing

local culture. Next on the heat index, hot ideas require
moderate investment, rely upon external influences (such
as new Metrolink stops), and often involve groups of
vacant parcels. Hot ideas would transform districts of the
city and introduce new conditions such as ecological,
agricultural, or employment uses. Finally, spicy ideas

are ambitious visions that would transform large areas

of the city and are significant catalysts for growth.

Some — like introducing a Major League Soccer (MLS)
stadium and regional soccer complex, or expanding the
proposed riverfront development westward — would take
years to implement, and would require heavy investment,
strong external support, significant parcel consolidation,
and regulatory review. We are providing ideas across a
range of heat levels in order to provide alternatives that
are implementable at various scales, require varying
investment levels, and are driven by many types of urban
actors.
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“Comprehensive Vacancy and Blight Plan - Round 2: Vision, Strategies and Timing”
Strong Cities, Strong Communities (SC2) Meeting and Workshop

June 9, 2015

Location: U.S. Dept. of Housing and Urban Development - St. Louis Field Office, Young Fed. Building, St. Louis, MO

Participants: City of St. Louis Planning and Urban Design Agency (Don Roe, Matt Mourning); SC2 Team (Charlie Foley
& Dave Doyle, EPA; Keven Muesenfechter, HUD; Cory Kokko, CDC); TAB ( Blase Leven); KSU LAR 646 Community
Planning & Design Studio (Blake Belanger, Howard Hahn, 18 students); and other representatives (see Appendix)

Overview

On June 9th 2015, LAR 646 Studio was invited to support
the SC2 team in a meeting and workshop of select
community stakeholders. The meeting featured several
presentations by City and SC2 team representatives:

 “Promise Zones” - James Heard
* “Resilient Cities” - Don Roe (PDA)
 EPA TA Report - Dave Doyle (EPA)

* “Designing Healthy Communities” - Cory Kokko
(GDC)

In the afternoon workshop, headed by Blase Leven
(KSU)of Technical Assistance to Brownfields (TAB)

and supported by the LAR 646 Studio of Kansas State
University, workshop participants were asked to provide
input through three breakout sessions. The first session
focused on reviewing a draft vision statement and
objectives developed at a previous workshop meeting
held on March 10. Breakout Session 2 asked participants
to think about what goals they felt were important for
St. Louis to achieve in 1-, 5-, and 20-year time frames.
Breakout Session 3 asked participants how the different
organizations they represented could help achieve the
goals identified in the prior breakout session. There
were four representative groups who provided input on
the goals. LAR 646 students served as table leaders for
small group discussions, and collected and synthesized
responses.

Figure 1.3.2: Breakout Session Discussion Group A group

of workshop participants, facilitated by LAR 646 students
(center), discuss city-wide goals relative to 1-, 5-, and 20-year
time frames. (Knight 2015)

As a means to solicit input for relative priorities related

to the 1-, 5-, and 20-year goals, LAR 646 Studio devised
and prepared a “vote by spending STL coinage” exercise.
Workshop participants were given 5 nickels, 4 dimes, and
3 quarters that were temporarily altered as “STL coinage”.
Participants were then asked to “vote” by depositing their
coins in jars individually labeled with 1-, 5-, or 20-year
goals which they felt needed the most attention (the

jars were opaque to prevent a view of votes already cast
by others). Voting results were then quickly tabulated

as a bar graph and presented to the participants. The

top choice for a 1-year goal was “Change of mind set
(education)”. The top choice for a 5-year goal was
“Implementation of watershed plans”. The top choice for
a 20-year goal was “A walkable, transit-oriented city”.
Complete voting results are shown in Figure 1.3.5.

Figure 1.3.3: Voting with STL Coinage Workshop participants
vote on 1-year, 5-year, and 20-year goals perceived as needing
most attention. (Hahn 2015)



Breakout Session 1 — Review of Vision
Statement and Objectives

June 9 Workshop participants suggested the following
revisions to the original Mission Statement, Goals, and
Objectives developed in the March 10 Workshop:

Suggested revisions to Vision Statement

« Shorten up, move second and third part to
objectives, address citizens directly

 Add “green-space”/“breathable” space into first part
of vision statement (best places for people to thrive)

Suggested revisions to Goals
« Separate goals into two parts: Broad & Specific
« Make goals more specific to St. Louis and feasible

* Have a larger fund for rehabilitation of
neighborhoods

» Market the city to bring more people in and created a
more accurate idea to outsiders of what all St. Louis
has to offer.

Suggested revisions to Objectives

« Objectives: Include all people — the government and
local citizens are extremely diverse

¢ Add a statement about publicizing opportunities to
the public about incentives and tax breaks that the
national and local government already have in place

* Bring in the second and third part from vision
statement as points

Vision Statement (revised on 07.15.15)

“The St. Louis Vacancy and Blight Plan will provide

a framework for citizens, partnerships with the City,
neighborhoods, developers, philanthropic institutions

and others, to create vibrant and thriving places to live,

work, and recreate- including open spaces--by re-using
vacant properties. Citizens, leaders, and other partners will
participate and help create new places that preserve the
City’s heritage, that they are proud of, and that they deserve!”

Goals (revised 07.15.15)
Broad Goals

« Develop priorities in conjunction with economic
development, green infrastructure and other existing
plans

e Preserve historic structures and areas when
possible

« Eliminate barriers to entry to home/occupancy
* “Middle neighborhoods” will be an area of focus

Site-Specific Goals

* Develop supportive local & State codes,
regulations, and enforcement (including a
consistent approach)

 Market the city to bring more people in and create
a more accurate idea to outsiders of what all St.
Louis has to offer.

* Develop good relocation / redevelopment density
strategies

« Create a larger fund for rehabilitation of
neighborhoods.

Objectives (revised 07.15.15)

« Build on and coordinate existing City capabilities
and plans to create a comprehensive approach to
prevent blight, and to identify, maintain, demolish
and transfer ownership of vacant/abandoned
properties, to facilitate feasible, sustainable interim
and long-term multi-uses.

Establish a managing entity, with multi-stakeholder
advisory board, to coordinate Vacancy and Blight
Plan responsibilities between City departments &
other participating organizations.

Identify adequate private and public funding

for vacant property management, demolition,
infrastructure improvements, and for the managing
entity/participating City departments and
organizations.

Identify strategy to address community needs
and weak market demand, to include the right mix
of land uses to attract commerce, residents, and
visitors.

Coordinate and build on the City’s existing areas
of strengths, including existing organizations who
already track and manage vacant properties, and
effective approaches to vacancy prevention and
nuisance ordinances, low cost of demolition, and
existing landholding organizations.

Consider diverse housing types, unique
infrastructure, retail and business, ecological
corridors, community gardens, education, health
care, walkable areas, and other interim and
sustainable uses.

Address community needs, based on what is
determined feasible from neighborhood and
other stakeholder input, and from economic and
environmental evaluations.

* Publicize opportunities to the public about
incentives and tax breaks that the national and local
governments already have in place.
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Breakout Session 2 — “Where do you see your
city in 1, 5, and 20 years?”

1-Year Time frame
» Complete inventory of vacant land
« |dentify watersheds at a neighborhood scale
e Land bank policy reform
« Find temporary uses for vacant lots
* Get a building stabilization bond
* Educate the public- to change the current mindset

« (Citizen feedback / investment / encourage
grassroots efforts

5-Year Time frame
* Implementation of watershed plans
« Neighborhood focused strategies
* Improved walking, bicycling, and buss line
* Improve urban infrastructure (sewers and amenity)
« Create a comprehensive master plan for city

20-Year Time frame

* Have a green ecological corridor that could have
conservation areas along it

 Have a functioning real estate market
* Metrolink expansion and reconnection
» Walkable, transit oriented city
 Model for reduced density living

Breakout Session 3 — What can different
agencies do to help? (community official
feedback)

St. Louis Development Corporation
1-Year Time frame

* Prepare legislation

» Maintenance of vacant parcels and buildings
« Fight to retain historic tax credit

* Building of stabilization fund

5 -Year Time frame
e Provide input to MSD on urban storm water projects
* Plan and incentivize a walkable city

20-Year Time frame
e Improve city to county relationships
« Facilitate Metrolink expansion

Breakout Session 3 — continued

Planning and Urban Design Agency
1-Year Time frame

* Conceptual planning
* Gather citizen feedback
* Determine feasibility of streetcar vs. light rail

5-Year Time frame
« City master plan drafted and approved

20-Year Time frame
* Update master plan
Missouri Department of Conservation
1-, 5-, & 20-Year Time frames
» Financial resources (short and long term)

1-Year (short) to 20+Years (long) Time frame
» Technical conservation expertise
* Neighborhood outreach
* Publicize a successful major urban conservation
project in St. Louis (beginning to end)

Urban Vitality and Ecology Initiative

(Initiative of the Mayor’s Office via the Office of
Sustainability)

1-Year Time frame

* Continue active partnership with MSD

5-Year Time frame

» Demonstration projects for large-scale green
infrastructure

20-Year Time frame

* Push forward large scale green space
transformation projects with Missouri Department of
Conservation

Figure 1.3.4: Goal Discussions Workshop participants discuss
goals and time frames related to vacancy. (Knight 2015)



Complete Voting Results:

Goals Perceived to Need the Most Attention in 1-Year, 5-Year, & 20-Year Time frames

1 YEAR
complete inventory of vacant land
identify watersheds at neighborhood scale
land bank policy reform
temporary uses for vacant lots
building stabilization bond issues
change of mindset
citizen feedback/involvement

5 YEAR

implementation of watershed plans
neighborhood focused strategy

improved walking, bicycling, and bus lanes
urban infrastructure (sewer and amenity)
master plan for city

20 YEAR

green ecological corridor

functioning real estate market
Metro-link expansion and reconnection
green space conservation area
walkable, transit oriented city

model for reduced density living

$0.65
$0.25
$0.80
$0.20
$0.90
$1.35
$0.70

I ;.00
I ;o .50

B 5020

I ;050
N ;040

B 50.30

$0.00

P 130
I s110
I $1.35

Graphs represent the views of representatives from the following groups: Mayors Office Urban Vitality and Ecology “Initiative”, the
City of St. Louis Planning and Urban Design Agency (PDA), Cultural Resources Office (part of PDA), Affordable Housing Commission,
Metropolitan Sewer District (MSD), Missouri Department of Conservation, and the St. Louis Development Corporation.

Figure 1.3.5: Voting Results Tabulated results of voting exercise asking workshop participants which 1-, 5-, and 20-year goals need
the most attention. (Swehla 2015 based on data tabulations by Knight 2015)
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INTRODUCTION:
FRAMEWORK FOR ACTION

Parcel vacancy, which can lead to blight, makes living conditions more difficult for the remaining
residents and businesses. For the City of St. Louis, the costs to carry and maintain a growing
inventory of vacant parcels also consumes city resources which could be better directed to the benefit
of citizens. How can the city more effectively reduce the vacant building/parcel inventory?

This section highlights a conceptual framework for integrating vacant parcel data, typologies, and
strategies for the purpose of evaluating enhancement and redevelopment ideas leading to action. The
framework will facilitate better coordination between multiple public agencies who are analyzing and
managing a large inventory of vacant buildings and parcels, and private groups who are contributing

to isolated improvements. The overall intent is to define a conceptual process to efficiently and
systematically match a large number of vacant parcels with wide-ranging ideas aimed at improving or
redeveloping declining areas. Many underlying issues are beyond the reach of physical planning and
development; nonetheless some measure of improvement is possible.

The remaining chapters of this book will expound upon framework components in greater detail.
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Need for Vacancy Evaluation Framework
As of 2015 (Q1), the vacancy breakdown for the City of
St. Louis is as follows (PDA 2015):

e Empty Lots: 17.881 (9,393 privately owned; 8,488
owned by LCRA/LRA/MSD)

* Lots with abandoned buldings: 6,905 (3,797
privately owned; 3,108 owned by LCRA/LRA)

» Total Vacant Parcels (vacant lots + lots with
abandoned buildings): 24,786

With this many vacant lots and buildings, there are many
potential stakeholders involved who are focused on
different issues and priorities:

* Residents and businesses who have strong
community, cultural or historical ties to areas
undergoing decline and may not want to see
widespread land clearance or gentrification;

* The Planning and Urban Design Agency (PDA) who
is focused on strategic long range planning and
development while balancing stakeholder concerns;

« The PDA Cultural Resources Office and St. Louis
Preservation Board focused on preserving the city’s
historic and cultural heritage;

e The Land Clearance for Redevelopment Authority
(LCRA) focused on eliminating or preventing blight;

* The Land Reutilization Authority (LRA) who has on-
going vacant parcel management and maintenance
costs while trying to reduce the vacant parcel
inventory by locating willing parcel buyers;

* Building Division who handles building inspections,
permitting, and demolitions. The department also
conducts an annual vacant building survey;

* The Public Utilities Department and private utility
companies (Ameren, Laclede) attempting to
maintain infrastructure and provide utility services
to fewer and fewer customers in high vacancy areas;

* The Metropolitan Sewer District (MSD) is the
regional sewer district that spans the City-County
line and is involved in a number of initiatives that
deal with re-use of vacant land, specifically uses
that deal in stormwater retention/flood control;

* Numerous non-profit organizations like OneSTL, Old
North St. Louis Restoration Group, and many other
groups involved with local improvement projects; &

* People and investors interested in purchasing
parcels at a variety of scales and locations.

Considering the large number of vacant parcels and
stakeholders involved, a framework tool is needed to help
guide the vacant parcel evaluation process leading to

eventual action.

// Overall coordination by City
| |
Step 1 (2 V(3 F(4 (5} 6]
. x $ »
[ e =
Baseline Vacancy > | 5 S s = 2
D) = = o =)
=) =
Assessment S =3 i = @
o ~ = oS o (]
Enhanced Geo-STL data | N e - =
s e @ »
Vacancy Patterns == — g —_ ——
QO <« ; > = = (o) =
. S ™ > 2 s ‘S 5
Location Factors < -] — c it =
(L] A o €
= © | ® o - o- @
Enhancement/ = & = > Ll =3
. >
Redevelopment Potential o E =
y y. N Y N V, Gl
LCRA  LRA Poollongency&Communnylnvolvement Neighborhood Groups
Wards/Alderpeople  Non-Profits: OneSTL, RISE, etc. g ciainabio | and Lab St. Louis Area Planning
STL Utilities SC2: HUD, EPA, CDC, TAB (Wash. Univ.) Councils: EWG, COG, MPO
Historic Preservation Board
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Figure 1.4.1: Conceptual Vacancy Evaluation Framework (simplified) This framework provides a systematic process for vacant
parcel assessment, strategy/idea evaluation, and coordinating agencies and partners who have a collective voice. (Hahn 2015)



Framework Overview & Goals

The proposed framework incorporates many components
and processes that may already be in place to some
degree, but clearly illustrates potential connections and
how the evaluation process flows. The most significant
portion is how parcel assessment data (mostly provided
through Geo St. Louis) combined with vacancy pattern
and location factors could be simplified into five vacancy
“types”. In turn, these “types” could be cross-matched
to one or more potential strategies and idea classes. The
first portion of the framework could be particularly useful
if automated to prepare parcel metrics across thousands
of parcels for city-wide scenario forecasting relative to the
Strategic Land Use Plan (SLUP).

Goals

* Integrate data collection, parcel characteristics,
typing, and strategies

* Help ensure that multiple voices are heard during the
option evaluation phase

« Support automated metrics

Process Steps
The following steps shown in Figure 1.4.1 (and in more
detail in Figure 1.4.2) guide the process:

Step 1 - Baseline Vacancy Assessment: This step relies
on building and parcel data available through Geo St.
Louis and supplemented with additional field data to be
collected (see Chapter 4). For a small number of small-
sized parcels, enhancement or redevelopment ideas

can be immediately identified, evaluated, and applied
since overall change/investment is comparatively small
and can be considered on a parcel-by-parcel basis. If a
larger number of parcels is being considered within the
same general area, then vacancy density and distribution
factors come into account. Finally, locational factors are
considered.

In general, as the number of parcels being considered
increases (and potential land use changes might be
involved), the vacancy density/distribution and location
factors become more important. Similar to suitability
mapping, classification schemes can then be used to
characterize these factors in order to reclassify them into
“low”, “moderate”, and “high” ratings for comparison
or weighted aggregation. All of these factors in total
constitute redevelopment potential. When parcel groups
are compared across various geographic locations, the
results should be similar to the Market Value Analysis
(MVA) map where market value implicitly reflects these
various factors.

Step 2 — Vacancy Typology: The purpose of this step
is categorize diverse vacant parcels into “types” having
similar prioritized characteristics which might best
support certain enhancement/redevelopment ideas.
This is a simplification process to allow easier parcel to
strategy/idea matching. The prioritized criteria defining
each type is a first attempt that can be modified after
the framework is tested. The criteria varies between the
types, depending on the priority of parcel assessment
factors being considered. For “typing” a few parcels, a
subjective evaluation can simply be made as to which
type seems to be the best fit according to the criteria.
For a large number of parcels, the “typing” could be
automated based on a scoring system of re-classed
parcel factors (Step 1).

Step 3 - Strategy Options: This step is organized by
three primary strategies which describe how vacant
parcels can be treated. These strategies are ordered by
the intensity of change/investment required (“spiciness”-
-see Chapter 3). Under each strategy, typical SLUP
categories are listed which might support the strategy.
Next, a list of Enhancement/Redevelopment Idea Classes
are shown which also support the strategy. Figure 1.4.3
expounds upon these idea classes by listing typical
issues/questions, and providing specific treatment ideas
and implemented examples.

Step 4 — Option Evaluation: After one or more Vacant
Parcel Type-to-ldea matches have been made, each
option is evaluated against 11 criteria. This step involves
much eventual dialogue between various stakeholders,
particularly for Strategies 2 & 3 which might involve
resident/business relocation, parcel clearing, and more
intensive investment/development. From the PDA’s
perspective, this evaluation is partially made through
the lens of the Strategic Land Use Plan (SLUP) in terms
of SLUP category compatibility, potential category
modification, or resolving categories into finer levels of
detail. This evaluation process also considers timeframes,
projected metrics, and community input/discussion.

Step 5 — Preferred Option: This step is simply the
outcome of Steps 1-4 (with possible Step 6 influence).

Step 6 — Implementation Strategies: This step explores
all the strategies related to idea implementation. Some
of the strategy issues might be considered earlier in the
Option Evaluation (Step 4) because of potential influence
in deriving a preferred option. This could be a sensitive
social, cultural or political issue that could significantly
propel an idea forward or pose a severe limitation.
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VACANCY EVALUATION FRAMEWORK (Conceptual) v2.5

Figure 1.4.2a (Hahn 2015)

(

Threatened Bldgs
Ownership (dB)
Location (dB)
Foreclosure status (?)
Tax rears (dB)

Vacancy Mapping

Vacant Buildings

Baseline Vacancy Assessment
Vacancy Progressionmmn

~

Vacant Parcels (at Individual Parcel Scale)

GIS | dB | FC | Data Field or Classification GIS | dB | FC | Data Field or Classification
v v Ownership Ownership
4 Location Location
v | Type (C) Site conditions (C)

v" | Condition (C)

Size/configuration (C)

Size (sf, # units, #floors) (C)

Parcel coverage %

Historic designation?

Unauthorized occupant status

v | v Current assessed value

Decisions: Hold, demolish, or sell for re-use/rehab

Data Status Codes:

GIS = GIS format: Geo-located+ associated
data table;, new data could be interpreted/
processed through analysis or aerial imagery
dB = In Database, but not GIS linked/mapped
FC = Field collection needed ( “App Potential’

v'=City to check status of various GIS,
database, and field collection needs

Utility provision
Street frontage
Access

Current assessed value

Decisions: Maintain, sell individual parcels,
change land use designation (if large parcel),
remediate

Vacancy Patterns
(at Block, Neighborhood, or Dist.Scale)

GIS | dB | FC | Classification & Thresholds
? ? | Vacancy density (C)
? ? | Vacancy distribution (C)

Decisions: Consolidate, relocate remaining
residents (by various approaches), change land
use designation, sell as aggregated parcels,
remediate

)

Cross-check

Current Market Value
Analysis (MVA Map)

+
Location Evaluation (Filter)
(" . N )
Context Adjacency Proximity
Land use/zoning High market value uses (+)  Schools (+)

Topog./landscape setting (+/-)
Crime (-)

Hist. District designation (+/-)
Demographics (age, diversity)
\ Infrastructure age (+/-)

Natural amenities (+)
Recreational amenities (+)
Nuisance/disruptive feat. (-)

Employment centers (+
Transp. infrastructure (+/-)
Utilities infrastructure (+/-)
Emerging Districts (+)

Potential TOD (+) )

V
Generally more important for Types 1-2

~/"

Generally more important for Types 3-5

Redevelopment Potential



Vacancy Typology
— )

2

Option Mapping

(Identifying potential fits)

Type 1:

Low vacancy density
Scattered vacancy pattern
Small lot size

Current rsd. or com land use
Less desirable location

Type 2

Low-med. vacancy density
Scattered vacancy pattern
Medium to large sized lot
Mixed land use

Low market value

Type 3

Med.-high vacancy density
Clustered vacancy pattern
Less favorable site conditions
Less desirable location

Low market value

Type 4

High vacancy density
Clustered vacancy pattern
Less favorable site conditions
High location score

Current non-resid. land use

Type 5

High vacancy density

Clustered vacancy pattern

Less favorable site conditions
More desirable location factors
Current low to med. market value

1. Maintain overall status quo with scattered
clearance, improvements, or redevelopment/
investment pockets

Typ. SLUP Categories: NPA, NDA, NCA, BIPA,
IPDA, SMUA, 0A

Enhancement/Redevelopment Idea Classes

A. Side lot sales (<10 per transaction)

B. Leased urban agriculture (lot or block scale)

C. Green infrastructure (lot or block scale)

D. Residential/Comm Infill (lot or street scale)

E. Phytoremediation

F. Pocket parks or special activity sites

G. School/church expansion or activity sites

H. Community/vocational centers or amenities

I. Event spaces (lot, block, ngh scale)

J. Artinstallations

2. Clear, consolidate, and re-purpose for
larger scale, open space oriented landscapes

Typ. SLUP Categories: ROSPA, NDA

Enhancement/Redevelopment Idea Classes

A. Transition back to woodlands, wetlands, and
wildlife habitat

B. Urban agriculture (ngh or district scale)

C. Greeninfrastructure (district or city scale)

D. Parks or green corridors (dist. or city scale)

E. Green/Intentional communities

F. Estate/low density residential development

3. Clear, consolidate, and re-purpose for
larger scale urban development

Typ. SLUP Categories: RCA, BIDA, SMUA, OA

Enhancement/Redevelopment Idea Classes

A. New residential/special dist. (block or ngh)

B. Large Entertainment complex

C. Riverfront development

D. Large employment complex

E. Large mixed use or TOD districts

F. New transit ROW/stations

3
Strategy Options
( (Organized by 3 Primary Strategies) \

nge/lnvestment Intensity (“Spiciness”)

)

(Hahn 2015)
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VACANCY EVALUATION FRAMEWORK - continued (Conceptual) v2.5

Figure 1.4.2b (Hahn 2015)

(

Option Evaluation

(Relative to Timeframe, Current SLUP, or Alternate Scenarios)

City Agencies/Departments + Community Input + Projective Metrics

%)
= ) = s |_
Strategic Land E |_ |2 [« |8 |8 ER R
Use Plan s (2 [2 |2 |2 |8 |5 |- |E |8 |5
= 1= = - o —_ = = ° =3
(SLUP) = 2 e | 3 © @ ] © S | @
(=) @ S = = -— E g = ;
= = = |5 [E |5 S |= s |2 £
EE|g|g |2 |8 |E |5 |8 | |s
2 [2 |8 |§E |z |= |8 (2 |2 |2 |6
EVALUATION CRITERIA | £ glz |8 | |g |E |S |2 |&
[x) w o w w xn £ o xn oc =
1. Maintain overall status quo with
scattered clearance, improvements, or
redevelopment/investment pockets
Idea Options (matched to parcel typology)
2. Clear, consolidate, and re-purpose for
large scale,’green” landscapes
Idea Options (matched to parcel typology)
A. Transition back to woodlands, wetlands, H L M| M H M| M| M H M | MT
and wildlife habitat
3. Clear, consolidate, and re-purpose for
large scale urban development
Idea Options (matched to parcel typology)
D. Large employment complex M H H H L H H H H L | LT

% = Examples of narrowed ideas (or idea classes) that have been matched to a parcel type (or
specific parcel) being evaluated under different strategies to arrive at a preferred idea option




Preferred Option

(Interim or Long-Term Relative to the SLUP or a Specific Opportunity)

6
a2 Strategies _\

Implementation

Financing

Public/Private Partnerships

Linkage Opportunities

Resident Relations

Crime Reduction

Increased Ethnic
Integration?

Timing & Interim Uses

Public Communications

Notes

Horizontal Relationship: In general, when determining vacant
parcel types and matching types to strategies/ideas, there

is a horizontal relationship. Individual parcel data is most
relevant to parcel Types 1 & 2, and mild strategies (S1) which
represent minimal overall change from existing conditions. As
more vacant parcels are considered, then vacancy pattern and
location become increasingly important since potential land
use change and higher investments may be required (“spicier”
strategies).

AYZARYS 'S YSRYER
Parcel Data B >S1 %
Vacancy T3 || 2
Patterns [ T4 (SZ P
Location 5 |7 °3 K
J\ L A A,

Baseline ~ Vacancy Strategies/
Assess.  Typology  Ideas

Process Direction: In general, vacant parcel owners (LRA and
private) seeking potential buyers work forward through the
process (matching vacant parcel types to potential strategies/
ideas). In general, potential buyers of vacant parcels (at
various scales) may work the process backwards seeking
parcels that might be a best fit for an intended enhancement or
redevelopment idea.

N\ AV 4 W[ W

Vacant Parcel @ners \l P
yal Vacant Parcel Buyers
A,

Y

J U
Baseline  Vacancy Strategies/
Assess.  Typology  Ideas

Potential Automation: To manage and “match” a large
inventory of existing vacant parcels, parts of the evaluation
process could be automated (Steps 1 & 2). Perhaps a first
pass of the Step 2 to 3 matching process might be possible.
Steps 4-6 which involve a smaller number of parcels under
actual consideration and require much stakeholder dialogue/
evaluation would not be automated. An exception might be
automated metrics provided for Step 4 (Evaluation) relative to

SLUP scenarios.

AYd
* *

Baseline ~ Vacancy Strat./ Eval.
Assess. Typology Ideas

Potential Automation
AN

(Hahn 2015)
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Relationship between Strategies, Idea Classes and Ideas

Figure 1.4.3 (Hahn 2015)

investment pockets

Strategy Option 1. Maintain overall status quo with scattered clearance, improvement interventions, or redevelopment/

Rationale

Overall Benefits

« Qutside resources are limited compared to the extent of current conditions and context factors.

e Vacancy is a symption of stresses on the urban poor, however many high vacancy areas still offer a measure of affordability
« Parcels will be cleared if a safety/liability issue. To the extent possible, vacant parcels will be matched to potential buyers

< \Where opportunities arise, improvements/investments can improve the quality of life or catalyze improvements in small areas

Overall Challenges (mostly related to context and attracting parcel/structure buyers)

« Unless underlying factors are addressed, neighbhorhoods will continue to vacate.

« Infrastructure replacement/maintenance costs will continue to increase as service life nears
« Conditions deter outside investors, discourages newcomers, and quality of life remains difficult for remaining residents
« Contributes to de facto segregation based on housing affordability
* How to transition from/mitigate current high crime areas?

» Underground economy is difficult to dislodge and replace

Strategy Summary: Follow existing practices of maintenance/service provision. Maximize neighborhood self determination. Where
opportunities arise, introduce targeted interventions and investment to improve the quality of life or provide new opportunities.

* Most sensitive to residents/business owners who have strong social/cultural ties and may not wish to see major changes
e Empowers individuals and neighborhood groups to constructively exert more influence
e Improvements are generally less expensive, less complicated, and can be implemented in a more immediate timeframe
*LRA owns and controls of large number of individual parcels that are available if buyers can be matched

 Fewer resident relocations and emphasis on self-determination within resource constraints

IDEA CLASSES
(General groups of ideas
supporting strategies)

Notes, typical issues/questions

IDEAS & EXAMPLES
(specific ideas for area
enhancement/redevelopment)

A. Side lot sales/leases
(<10 per transaction)

« Opportunities for consolidation?
« Focus on adjacent parcel owners?

B. Leased urban agriculture
(lot or block scale)

 Improve communications for garden plot availability?
« Generally 1-4 vacant parcel configurations per lease?

Residential lot food gardens

C. Green infrastructure
(lot or block scale)

« Consolidate vacant parcels to support above ground
drainage and water detention features
« Locate in areas requiring stormwater pipe replacements

Bioswales, rain gardens,
detention areas; Example: MSD
Project Clear/Cortex

D. Residential/Commercial Infill
(lot or street scale)

« Re(build) on vacant parcel(s) or acquire to expand
existing buildings or yards. Special incentive financing?

Residential/commercial building
infill; Example: Old North

E. Phytoremediation

« Best plant choices for remediation? Who maintains?
¢ On-going water requirements/costs?
« What types of contamination and threshold levels?

Ex: Old North sunflower lot
(Wash. Univ Landlab), hybrid
poplars (Jeffco Landfill), etc.

F. Pocket parks or special activity
sites

« \What features/activities would be most popular/used?
*Who is responsible for maintenance?

Sitting garden, small
playground, etc.

G. School/church expansion or
activity sites

*How could adjacent parcels support/extend outreach?
« Donation of parcel if prior demonstration of ngh impact?

School playground, church
parking, etc.

H. Community/vocational centers
or amenities

* Community center: what types of spaces? access?
« Vocational center: what types of training? location?
« Parking? Proximity to public transportation?

« Construction/operational financing? Who staffs?

St. Louis Agency on Training
and Employment (SLATE) or
UrbanForce: remote workshop
centers?

|. Event spaces
(lot, block, ngh scale)

« Types of events anticipated? Season? How frequent?
e Commercial sales?

Small concerts, food festivals,
etc.

J. Artinstallations

« Temporary/permanent? Artist selection process?




Strategy Option 2. Clear, consolidate, and re-purpose for larger scale, open-space oriented landscapes (where appropriate)

Strategy Summary: Incentivize remaining residents to relocate in nearby areas of similar affordabilty, consolidate vacant parcels,

change land use designation, and put land into ag production or transition back to natural areas requiring little maintenance.

Rationale

« |f confirmed by infrastructure investment and maintenance records, continued provision of city services in some areas may not

be financially sustainable per number of residents served
« Extent and quality of remaining parcel infrastructure and/or buildings may have reached service life
« Quality of life and safety has deteriorated to the point where it is difficult to attract investors

« The holding timeframe may be too long or unpredictable. The land needs to generate net income.

« Degree and type of impact (positive or negative) depends on the scale and location being considered. However, this option
provides opportunity for large scale “game changers” for reducing parcel inventory under right circumstances

Overall Benefits

«LRA owns and has control of large land acreages making parcel assemblage easier/affordable
« Lower infrastructure upgrade/maintenance costs as some areas taken “offling”

«Vacant land is put into income-producing uses (net $ gain?)

« Areas are cleared of potential safety and liability issues

* Opportunity to process/sell recycled materials?

Overall Challenges

« Unless private funding leads/assists with agricultural uses, the costs of other open space options are borne by public monies
«Building clearance cost in St. Louis is relatively expensive (avg. $10.3K/bldg.) Can economies of scale be achieved?

« Potential remediation required

« Political and financial costs to relocate residents to consolidated neighborhoods of similar affordability
« Even vacated/lower intensity land uses have holding costs (what is $/acre cost for yearly maintenance?)
* How to transition/mitigate current high crime areas?

IDEA CLASSES
(General groups of ideas
supporting strategies)

Notes, typical issues/questions

IDEAS & EXAMPLES
(for area enhancement/
redevelopment)

A. Transition back to woodlands,
wetlands, and wildlife habitat

« Cost/timeframe to clear?

« Cost/frequency of management?

e Successional timeframe?

¢ Access/security/encampment issues?

« Eventual transfer of ownership from LRA?

Example: Urban Regeneration:
Reforesting Vacancy

in Philadephia (http://
scenariojournal.com/article/
urban-regeneration/

B. Urban agriculture
(neighborhood or dist. scale)

¢ |s minor automation required? At what cost?

«|s dust/spray (if used) compatible with surrounding
urban land uses?

« Independent operations or neighborhood involvement?

 Cost competitive produce compared to rural agriculture?

« Distribution/food access/”specialty” advantages?

* Most appropriate crops, orchard types?

City Seeds Urban Farm, STL
(http://www.gatewaygreening.
org/grow/gardens/city-
seeds-urban-farm/); Growing
Home, Chicago (http://
growinghomeinc.org/about-
us/);

C. Green infrastructure
(district or city scale)

« Size requirements per green infrastructure type?

« Vacant parcel promixity to natural drainage pattern?

e Useful if located away from developed areas?

« At this scale/option, emphasis is on changing impervious
cover across large areas

MSD Project Clear stormwater
projects

D. Parks or green corridors
(district or city scale)

Parks: What types of parks are needed? What size?
Green Corridors:

« Where might green corridors connect adj. land uses?

« What types of habitat could be provided?

< \What types of green infrastructure could be supported?

Concept: “The Plexis Spine of
North Philly” (http://www.asla.
org/2014studentawards/337.
html
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Strategy 2 Idea Classes - continued

IDEA CLASSES
(General groups of ideas
supporting strategies)

Notes, typical issues/questions

IDEAS & EXAMPLES
(specific ideas for area
enhancement/redevelopment)

E. Green/Intentional communities

(Residential enclaves integrated
with productive land uses/
microbusinesses)

« Offer lifestyle options; may integrate co-housing

» May give hope & self-sufficiency to distressed
neighborhoods

« Maintain/reserve affordable sections to avoid
gentrification?

» Degree of involvement by residents in eco-village
production/activities?

 Hybrids between mainstream/”fringe” lifestyles?

«|f diverse income levels/culture among residents,
potential for conflict?

* Co-housing (Metro
Cohousing,STL; Heartwood,
Bayfield, CO)

« Eco-villages (Culver Way, etc.)

« Conservation communities
(Prairie Crossing, IL)

F. Estate/low density residential
development

(New construction or rehabilitation
of noteworthy/historic structures;
large expanses of surrounding

open space)

«Could lead to gentrification?
« Secured perimeter?
« Search for compatible context




Strategy Option 3. Clear, consolidate, and re-purpose for larger scale urban redevelopment (where appropriate)

Strategy Summary: Incentivize remaining residents to relocate outside the area, consolidate vacant parcels, change land use
designation, and redevelop land to support major industrial, commercial, or entertainment complexes.

Rationale

« Looking to repurpose large amounts of vacant parcel/building inventory to support incoming employment and revenue

opportunities at larger-scale

« L everaging available, city-owned land to entice major economic drivers to catalyze ancillary development, makes the city
attractive to new residents, and increases tax base

Overall Benefits

«LRA owns and has control of large land acreages making parcel assemblage easier/affordable
« Opportunity to grow city and offset losses incurred through the decades

« Opportunity to provide mix of employment, living, and transportation options

 Opportunity to spatially plan for equitable distribution and integrated systems

Overall Challenges

o Attracting “major players” is a multi-faceted, long term effort

e Large investment costs; extensive financing strategy involved

« Clearance could force crime into adjacent areas

e Vacancy is scattered at this scale and requires major consolidation

e Financial and political costs of relocating remaining residents in high vacancy areas

IDEA CLASSES
(General groups of ideas
supporting strategies)

Notes, typical issues/questions

IDEAS & EXAMPLES
(for area enhancement/
redevelopment)

A. New residential/special dist.
(block, neighborhood, district)

*May be centered around theme

« Typ. centered around commercial/entertainment activity
* Typically neighborhood scaled

« May target specific user group/demographic

New Residential Streets/blocks:
0ld North

New Commerical Districts: Del
Mar Loop, The Grove, Central
West End

B. Large Entertainment complex

* How much should be publically financed?
e Where is the optimum location?
« \What catalyzing effects are anticipated?

Proposed Rams Stadium. MLS
stadium,

C. Riverfront development

*How can visual and physical access be provided to river?
«\What are floodplain restrictions and mitigations?

« \What recreational amenities can be integrated?

« What connections to ancillary development are provided?

STL North Riverfront Commerce
Corridor

D. Large employment complex

« Opportunities for re-purposing large vacant buildings?

» What adjacent land uses such as commercial districts
or recreational amenities could support a large
concentration of workers?

 What close-by housing options would be attractive and
entice a reduction in commuting?

 \What site size, configuration, and linkages are required?

National Geospatial-Intelligence
Agency, Washington University
Medical Complex, Cortex
Innovation District

E. Large mixed use/TOD districts

« What types of transit is being considered?
* Based on local market conditions, what types of
associated development could be supported?

Delmar Loop and Forest Park-
DeBaliviere TODs

F. New transit ROW/stations

« Density required for support?

» What forms are most cost effective, flexible, and catalytic
for the location/context being considered?

« \What are optimum routes? Where might cross-linkages
exist with other transit forms?

Grand Metrolink Station
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Parcel & Building
Condition Worksheet
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CHAPTER INTRODUCTION

In this chapter you will be introduced to a system of classifications that will be blended into
“types” to be matched to potential strategies. These classifications have been created to

be used as a tool to characterize vacant land by the City of St. Louis or individual property
owners. This typology tool will allow the City, potential developers, and current property
owners a method of understanding what conditions are present, and what could hinder
development. This will allow property owners and developers to begin to formulate a strategy
for the redevelopment of the lot. To formulate a strategy, developers must know what land is
available, lot characteristics, and surrounding factors of influence.

The classifications included in this chapter are divided into three groups; Parcel, Buildings,
and Location Evaluation. The Parcel group contains site specific conditions, and how

the vacant parcel relates to its immediate surroundings. The Buildings group relates to

the size and type of existing structure. Finally, the Location Evaluation group includes
characteristics that may affect the parcel, but are viewed at a much larger scale. Each of
these classifications can influence the suitability of the lot for future development.

Once the classification tool has been used to assess the conditions of available parcels, the
final section of this chapter discusses how parcel conditions may be used to form vacant
parcel “types”. Five parcel types have been defined. These types can then be used with

the Vacancy Evaluation Framework , provided in Section 1.4, to match a set of strategies
presented in Chapter 3.

Kansas State University Department of Landscape Architecture and Regional & Community Planning

2.0 Vacancy Typology: Introduction
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Vacancy Condition Worksheet:
The following worksheet is designed to be used by community members, neighborhood leaders, city
staff, small-scale developers, and anyone else interested in improving a vacant parcel. This worksheet
is not all-encompassing, but provides a baseline assessment for evaluating parcel conditions. We
recommend the data be collected by on-site observations, supplemented with the location evaluation
maps in Section 2.3. Findings from this worksheet will connect parcel conditions to viable strategies.

Site Condition Classifications

(with or without a building)

See Section 2.1 for Examples

What are the parcel relationships?
See Figure 2.1.3 & 2.1.4

What amount of vacant parcels are next
to each other?

What is the pattern and scale of nearby
vacancy parcels?

What are the vegetation conditions?
See Figure 2.1.5

How sunny is the parcel?
See Figure 2.1.6

Is there any dumping?
See Figure 2.1.7

Are there abandoned vehicles?

Any garbage or trash on site?

Any building material?

Any other forms of dumping?

No Dumping

What is the soil health like?
See Figure 2.1.8

What types of water are avalible?
See Figure 21.9 & 2.1.11

Does the site have access to city water?

Does the site contain surface water?

Is the parcel level with the street?
See Figure 2.1.10

What is the parcel size?

Overall, is there evidence of care?




Observed Conditions

Low Medium High
District/Neighborhood- Block-Based Street-based Parcel-based
based
Overgrown Heavily Vegetated Lightly Vegetated Maintained
Low (0-30% Exposure) | Medium (30-60% Exposure) | High (60%+ Exposure)
Yes No
Yes No
Yes No
Yes No
Contaminated At Risk of Contamination No Contamination Nutrient Rich

Present, Working

Present, Not Working

Not Present

Yes

No

Parcel is above street

Parcel is level with street

Parcel is below street

Small
(ex. typical residential)

Medium (ex. retail, apartment
complex)

Large (ex. industrial,
large commercial)

Well Cared For

Some Evidence of Care

Neglected
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Vacant Building Conditions

See Section 2.2 for Examples

Residential use?

What was the building’s former use?

Non-Residential use?
See Figure 2.21 & 2.2.2 on-riesidential tse

No Building

What is the Building Coverage on site?
See Figure 2.2.3

In general, what is the overall building condition?

Building comments:

Location Evaluation

What is the market value of the parcel?
See Figure 2.3.4

See Section 2.3 for Examples

What is the crime rate of the area?
See Figure 2.3.5

Are there a lot of kids nearby? Are there a lot of senior citizens nearby?
See Figure 2.3.6 & 2.3.7

Is the site near a Future/Emerging Development ?
See Figure 2.3.8 & 2.3.10

Is the site near a school?
See Figure 2.3.8

Is the site near the employment centers?
See Figure 2.3.8

Is the site near public transportation stops?
See Figure 2.3.9 & 2.3.11

Is the site near a religious institution?
See Figure 2.3.9

Adjacency to what types of roadway?
See Figure 2.3.12




Single Family Detached

House Converted to

Apartment

Single Family Attached Apartments Buildings
Churches Schools Retail Offices
Industrial Healthcare

Minimal (0-30%) Moderate (30-60%) Large (60-100%)
Poor Average Good
Observed Conditions
0-15,000 15,001-30,000 30,001-85,000 85,001+
High Density Medium Density Low Density
A Lot of Kids A Lot of Senior Citizens
Within 1/4 mile Within 1/2 mile Radius 1 mile radius
Within 1/4 mile Within 1/2 mile Radius 3/4 mile Radius
5 mile Radius 10 mile Radius 15 mile Radius
Within 1/2 mile Outside 1/2 Mile
Within 1/2 mile Outside 1/2 Mile
. Intersection of Two Along Local
Along Interstate Along Arterial Arterials Road

At Intersection of Two
Local Roads

At Intersection of Local and
Arterial Roads
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VACANCY CLASSIFICATION:
PARCELS

A parcel, or a defined plot of land, can be classified through multiple characteristics that
exist on site. We have developed a variety of classifications according to these site specific
characteristics. These parcel classifications address parcel size, parcel context, and parcel

conditions. These subcategories are used to help break down and understand the impact and
influence of each classification.

Each subcategory contains basic factors that play a role in shaping the current, and future use,
of a parcel. Parcel size examines the size of the vacant parcel and its relationship to a building.
Parcel context addresses how the surrounding parcels and block affect current and potential
future land uses.
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CONTEXT VACANCY

Parcel Context vacancy

= One Vacant Parcel
(with or without building)

Low Blocks with Vacancy
between 0-25%

Moderate Blocks with Vacancy
between 26-50%
High Blocks with Vacancy
between 51-75%
Extreme Blocks with Vacancy
higher than 76%
Block Context Vacancy

Understanding the surrounding blocks’
vacancy levels may influence the use of the
site. The selected strategy should be able to

fit well within its surroundings.

Figure 2.1.2: Block Context (Right) Block

context should be taken into consideration
when determining the appropriate strategy.
(Kellams 2015)

A
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Strategy Examples:
Restoration/Revitalization

- e ) R : ====“====

Mixed Use Development

———————

Installations/Parks

———————

Large Natural Systems

———————

Figure 2.1.1: Parcel Context Application (Above) Parcel context greatly effects the potential
strategies. Parcels range between developed and more natural, which effects wha