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SECTION 1
INTRODUCTION
CONCEPT OF TAX INCREMENT FINANCING
In pursuit of the redevelopment of a declining area or to induce the development of an area that has
been deficient in growth and development, the State of Missouri provides various statutory tools that a
municipality may utilize in order to facilitate private and public development and/or redevelopment.
One such tool is Tax Increment Financing (“TIF”), as provided for in the Real Property Tax Increment
Allocation Redevelopment Act (R.S. MO Sections 99.800 to 99.865, as amended) (the “TIF Act”). The
TIF Act provides for approval of plans and projects for the redevelopment of designated
“redevelopment areas.” In order to establish a redevelopment area, the municipality must make a
finding that such area, on the whole, is one of the following types of areas as defined by the TIF Act:
•
•
•

Blighted Area;
Conservation Area; or
Economic Development Area.

A redevelopment area cannot be established without the adoption of a “redevelopment plan,” which
outlines the comprehensive program of redevelopment that will reduce or eliminate the conditions
which cause the redevelopment area to qualify as one of the aforementioned areas.
Generally, TIF utilizes the incremental increase in tax revenues generated within the boundaries of the
designated redevelopment area to assist in the financing of certain eligible costs of completing
“redevelopment projects” in the implementation of the redevelopment plan. Bonds or other financial
obligations can be issued to fund the redevelopment project costs, which are subsequently retired using
the incremental revenue generated from the new development. Alternatively, a municipality may
finance project costs on a “pay-as-you-go” basis, utilizing revenues as they are generated, to fund
projects.
During the period in which TIF is in effect (up to 23 years from the date of adoption of the ordinance
approving the redevelopment project, as provided by the TIF Act), all of the taxing districts that levy
ad valorem real property taxes within the redevelopment area continue to receive all of the real property
taxes that they had been receiving prior to the adoption of the TIF; such revenues are based upon the
tax rate applied to the property assessment values in effect prior to the adoption of TIF. In addition,
these taxing districts receive one hundred percent (100%) of the new revenues generated by the
Commercial Surcharge levied against commercial property and one hundred percent (100%) of new
personal property tax revenues.
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Local taxing districts which levy economic activity taxes (e.g. sales and utility taxes) continue to collect
the amounts of these taxes that existed prior to the implementation of the TIF, and also collect fifty
percent (50%) of the new economic activity taxes generated within the Redevelopment Area.
The TIF Act requires cities seeking to create a redevelopment area to create a TIF Commission. The
TIF Commission's role is to review and consider the area proposed to be designated as a Redevelopment
Area and to make a recommendation to the governing body of the city regarding the establishment of
the Redevelopment Area and the associated Redevelopment Plan and Redevelopment Project(s).
THE REDEVELOPMENT AREA
The Northeast Watson & Sappington Redevelopment Area (hereinafter referred to as the
“Redevelopment Area” or “Area”) consists of three parcels owned by three individual entities and
contains approximately 26 acres of land.1 It is located at the northeast quadrant of the intersection of
Watson and Sappington Roads and includes a larger tract fronting the intersection of the two roadways
of about 20 acres and a strip fronting Watson Road with a depth of approximately 200 feet along the
north side of Watson Road extending for approximately 1,075 feet to the east containing approximately
6 acres. All properties are within the corporate limits of the City of Crestwood, Missouri (the “City”).
The Area is a portion of the original Crestwood Plaza site, including two existing outparcel uses fronting
Watson Road of approximately 1 acre each. The boundary of the Redevelopment Area is shown on
Plate 1 – Redevelopment Area Boundary included in Appendix A and further described in the
written boundary description also contained in Appendix A. Section 2 of this report provides further
details regarding area acreage and property ownership.
Plate 2 – Existing Land Use in Appendix B shows the current land uses, which consist of the vacant
tract that was the former mall site, the two retail uses and the office building fronting Watson Road.
Land uses within the Area, depicted on Plate 2, include three outparcel uses along the Watson Road
frontage:

1

•

An automotive service/tire store (approximately 14,600 sq. ft.; vacated in 2014, occupied by
Calvert Automotive for approximately 6 months during 2015, vacated again for a short time,
and most recently occupied by Audi of Kirkwood as a maintenance facility);

•

A retail music store (approximately 15,400 sq. ft.); City Music has continuously occupied the
store, but the lower level space that was leased to a dental office has been vacant for some
time; and

The largest part of the Area comprises approximately 24 acres of the original 47-acre Crestwood Plaza site. The two
other parcels within the Area are the tire store and the music store properties, which are outparcels, each in separate
ownership, and comprise approximately 2 acres (about 1 acre each).
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An office building (approximately 8,400 sq. ft.; vacant since 2015) that originally also housed
a bank.

The outparcel buildings, comprising approximately 38,400 square feet, are all that remains of what had
been a total of approximately 1,108,345 square feet of retail floor space. These outparcel buildings were
built between 1955 and 1967.
The Area is currently zoned PD-C Planned Development - Commercial. This zoning ties the land uses
permitted to those specified in the ordinance and the accompanying site plan that enabled the existing
development. Any redevelopment of the property will be subject to the submission of a new site plan
and ordinance. Alternatively, the property owner or developer could request zoning to the appropriate
Crestwood regular commercial district or to a Planned Development-Mixed Use district although each
of these zoning designations will also be subject to a site plan adopted by ordinance.
HISTORY OF THE AREA
Crestwood Plaza was originally constructed in the late 1950’s as an open-air strip shopping mall. It was
expanded over the years culminating in the configuration as an enclosed mall before its demolition in
2017. According to St. Louis County assessment records, the original developer/owner of Crestwood
Plaza (Hycel Properties) sold the property in 1998 to Westfield Corporation. It was sold again in 2007
to a partnership of Centrum Partners and Angelo Gordon and renamed Crestwood Court 2. In May of
2014, it was acquired by Crestwood Missouri Partners, LLC via a real estate auction.
Little preventative maintenance and no significant investment was made to the property after
Crestwood Plaza was sold to Westfield Corporation. As a result of this disinvestment, it fell into
disrepair and began losing tenants in 2005. The “Plaza” (as it was known to many shoppers) became
completely vacant in 2013. Crestwood Plaza was a retail “engine” for the Watson Road Corridor
through the City and brought shoppers to Crestwood from a wide geographic area. As it began its slow
death, the demise of Crestwood Plaza began to have an impact on other nearby retail uses.
By 2014, the conditions of the buildings and site improvements at Crestwood Plaza were deplorable.
Lack of roof repairs coupled with the lack of heat and air conditioning within the building created major
damage. Leaking roofs throughout the structures allowed significant water infiltration. Mold was
prevalent throughout every building (except for the outparcel buildings along Watson Road). Without
heat, the water main servicing the building froze and inflicted further water damage and, more
importantly, rendered water service to the buildings’ fire standpipes non-existent. Electric service was
not available to most of the buildings and a transformer vault had standing water within. Because this
same transformer served adjacent residential areas to the north, the service could not be disabled. The

2

Although Crestwood Plaza’s name was changed to Crestwood Court by the prior owners of the property, to most residents
of the St. Louis area, it is still referred to as Crestwood Plaza. Therefore, its original name will be utilized throughout this
Redevelopment Plan.
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parking garage that surrounded the Dillard’s building was severely deteriorated with concrete falling
off the underside of the upper decks, and the two sections of the parking deck were separating at the
expansion joints. This combination of conditions meant that fire trucks, buses, or other heavy vehicles
could not be safely driven on the top level of the deck because their weight and movement could cause
this condition to worsen. These conditions were documented in an appendix to a prior redevelopment
plan for the property.
As designed, the buildings and parking structure were physically and functionally obsolete for modern
retail uses. The long, linear layout of the center was not a contemporary design appealing to retailers.
While the major structures might otherwise have been suitable for adaptive reuse for office, medical,
or institutional uses, their condition deteriorated to the point that the cost of rehabilitation would be
greater than constructing a new building of the same size. A further complicating factor to reuse of the
property was the topographical change from east to west on the site. The western end of the site at the
parking field fronting Sappington Road was approximately 25 feet higher than the middle section of
the site and dropped another 25+ feet to the northeast corner of the site.
The property was declared blighted in connection with the adoption of a TIF Redevelopment Plan by
the City in January 2016 and demolition of the visible exterior of the mall buildings was completed in
2017. The demolition process involved removal of steel and other non-compactable building materials
from the site, essentially leaving concrete, masonry and asphalt materials on site. Some of this material
was broken down by various methods and used to form a new building base and to raise the site
elevation. However, as will be discussed later in this report, not all of the site improvements were
demolished or removed. Huge amounts of topsoil were brought to the site to provide a finish grade.
Finish grade was delayed with the imported topsoil left as mini-mountains resulting in the site
maintaining a “moonscape” appearance during most of 2018 until the City forced the property owner
to grade the site.
Although the “dead mall” appearance of the buildings have been removed, the site remains blighted
and vacant in spite of the incentives that were provided via the previous TIF Redevelopment Plan and
the related Community Improvements District (CID) that were ready to be initiated once redevelopment
began. Because no new construction resulted that would have provided TIF incremental revenues, the
existing TIF special allocation fund has no accumulated monies and the CID never imposed a retail
sales tax as contemplated.
Today, the condition of the site is in a state that, in construction terms, might generously be called
“rough grade”. While the site, when viewed from Watson Road, looks ready to accept new
development, when viewed from the northern mall access road which remains, it is clear that dangerous
conditions currently exist on the site. Furthermore, PGAV has been advised that, although the mall
buildings were demolished, large portions of the buildings’ foundations and footings remain in place,
certain concrete structure components of the parking garage remain at the back of the properties fronting
Watson Road and certain building floor areas and parking areas remain in place under the imported top
soil. Significant demolition of remaining foundations and footings as well as a massive final grading
05/20/2021
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and compaction process will be required for any development. Additionally, depending on soil
conditions and final designed building pad elevations and locations on the site, some of the demolished
material may need to be removed from the site and/or additional topsoil may need to be brought to the
site.
PLAN PURPOSE
The primary purpose of this Redevelopment Plan is to outline the conditions of blight that plague the
redevelopment area and to provide for the redevelopment of the area. In order to coordinate the
redevelopment of the area, it is necessary for the City to replace the prior redevelopment plan and its
related project and establish the process by which redevelopment of the Crestwood Plaza site can finally
occur in the form of newly proposed development. As will be described later in this document, the
Redevelopment Project will consist of new commercial development and, as noted previously, will
comprise an area that encompasses approximately half of the Crestwood Plaza site.
The current property owner acquired the site with the intent to redevelop it. While the demolition of
nearly one million square feet of buildings, parking structure, and some asphalt parking areas has been
partially accomplished, the site remains vacant and in a condition where development still cannot occur
without further mitigation of blighting factors, and substantial work remains to bring the site to grade.
The costs to redevelop this property will require significant investment for further soil compaction,
removal of remaining site improvements both above and below grade, additional utility relocations,
topsoil importation, grading, and fill. These additional costs, together with the risk posed from rapidly
increasing construction costs, pose a serious challenge (without the assistance of incentives), to any
developer that will now engage in new construction on the site. Without the financial incentives
available from the City via TIF and other statutory incentive vehicles, PGAV believes the site will not
be redeveloped and the Area is not likely to experience growth and development through investment
by private enterprise.
To establish a redevelopment area, the overall area in question must meet certain criteria set forth in
the TIF Act. One of the purposes of this Plan is to document the qualifications of the Area with respect
to designation under the terms and conditions of the TIF Act. In addition, this document serves as the
basis for establishing the general redevelopment program and TIF financing parameters that will
financially assist the City, the property owners, and prospective developer in implementing a
redevelopment program that will ultimately succeed. This assistance is anticipated to:
•

Remove the blighted conditions that exist within the Area;

•

Facilitate the comprehensive and unified redevelopment of the Area with land uses and
businesses that are sustainable and present a high-quality, positive image for the Area and the
City; and

•

Result in the construction of necessary improvements (public and private) within the Area.
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SECTION 2
BASIS FOR DESIGNATION OF THE REDEVELOPMENT AREA AND
SUMMARY OF REDEVELOPMENT PROJECT
BASIS FOR REDEVELOPMENT AREA DESIGNATION – BLIGHTED AREA
In order to establish a Redevelopment Area, the area in question must meet the definition of one of
three types of areas under the TIF Act:
•
•
•

Blighted Area;
Conservation Area; or
Economic Development Area.

As determined by field investigations and analyses undertaken for this Plan, the Area was found to
exhibit the requirements necessary for designation under the TIF Act as a Blighted Area. The analysis
of existing conditions and evidence of the factors present in the Area are described in detail in Section
3 – Analysis of Blighted Area Factors. The Blighted Area qualification factors present in the Area are
summarized below:
•
•
•
•
•
•
•
•

Defective or Inadequate Street Layout;
Unsanitary or Unsafe Conditions;
Deterioration of Site Improvements;
Improper Subdivision and Obsolete Platting;
Existence of Conditions Which Endanger Life or Property by Fire and Other Causes;
Menace to the Public Health, Safety, Morals and Welfare;
Economic Liability; and
Social Liability.

BASIS FOR REDEVELOPMENT AREA DESIGNATION - “BUT FOR”
To establish a Redevelopment Area, the area in question must not have been subject to growth and
development through investment by private enterprise and would not reasonably be anticipated to be
developed without the adoption of tax increment financing. Field investigations and analysis contained
in Section 3 and the analysis of economic conditions, discussed below, confirm that the Redevelopment
Area has not been subject to growth and development through investment by private enterprise and
would not reasonably be anticipated to be developed without the adoption of tax increment financing.
Attached hereto as Appendix C is an affidavit signed on behalf of D3 Commercial Realty Group, LLC
(the “Developer”) attesting to the fact that the Redevelopment Area is a blighted area and that the
Redevelopment Area has not been subject to growth and development through investment by private
enterprise and would not reasonably be anticipated to be developed without the adoption of tax
increment financing.
05/20/2021
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Following are factors that support the conclusion that the Area likely will not be developed without the
adoption of tax increment financing:
•

The extraordinary costs that have already been expended in demolishing the existing site
improvements, related environmental remediation, and preliminary site preparation (grading and
fill) have failed to provide a site that is ready for new construction. Further significant costs will
need to be incurred for soil compaction and removal of remaining buildings and below grade
structures across the Watson Road side of the site. Without this additional work, we believe private
enterprise will not invest in the construction of new buildings and site improvements needed to
achieve productive and economically viable use of the site.

•

The extraordinary cost of creating storm water management infrastructure that must meet current
Metropolitan Sewer District standards and requirements must be implemented.

•

The extraordinary costs required to construct new public and private utility infrastructure, internal
circulation roadways, and signalized intersection upgrades capable of supporting redevelopment
envisioned by this Plan must be completed.

•

The costs associated with acquiring the Watson Road outparcel uses and associated business
relocation, including those required by state statute, will be necessary if the area is to develop as a
unified and planned development.

In addition, and as noted previously in Section 1 of this Plan, commercial activity within and around
the Redevelopment Area has decreased over time. Many businesses that relied on shopper and
automobile traffic generated by Crestwood Plaza have left the Watson Road Corridor, and existing
commercial properties within the corridor have had difficulty attracting tenants. The Crestwood Plaza
site has not generated any sales taxes since 2014. Only one of the two outparcel uses fronting Watson
Road (City Music) generates sales taxes. The nature of the Audi Kirkwood use as a secondary “vehicle
prep” operation related to their primary operation outside the City means that this use generates no sales
taxes. Without TIF, revitalization of the Redevelopment Area will not occur due to its blighted
conditions and extraordinary costs which challenge redevelopment efforts. The lack of development
the site has experienced following adoption of the 2016 TIF is further evidence of the difficulty of
developing the Redevelopment Area, even with assistance.
COMPLIANCE WITH THE COMPREHENSIVE PLAN
The City has a City-wide comprehensive plan that was adopted in 2017. Various sections of the
Comprehensive Plan reference the Redevelopment Area. Section 4 of the Comprehensive Plan entitled
“Land Use, Development & Growth Management” (the “Comprehensive Plan”) begins the discussion
of future redevelopment opportunities and land uses that might apply to the Redevelopment Area. Plate
5 – General Land Use Plan in Appendix B of this Redevelopment Plan provides for redevelopment
05/20/2021
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and uses that are compatible with the Comprehensive Plan. The compatibility between this
Redevelopment Plan and the Comprehensive Plan is discussed in further detail in Section 4 of this
report.
SUMMARY OF THE REDEVELOPMENT PROJECT
As noted in Section 1 of this Plan, the Redevelopment Area presently consists of a portion of the original
Crestwood Plaza property and two other parcels fronting Watson Road containing approximately 26
acres of land. It is located on the north side of Watson Road generally between Sappington Road on
the west and the intersection of Crestwood Plaza Drive/Madeira Drive on the east. The Redevelopment
Area includes the following three parcel identification numbers: 25L140162, 25L230153, and
25L510015. Table 2-1 - Parcel Ownership and Use Data, below, lists each parcel within the Area,
its owner and its current land use.

The Redevelopment Project is intended to alleviate those conditions that qualify the Area as a “Blighted
Area” in order to facilitate the economic revitalization of the Area. Redevelopment Project costs to be
paid with TIF Revenues (defined below) are anticipated to include (but are not limited to):

•

Property acquisition costs;

•

On-site utility, roadway, parking, stormwater control and detention, and other public
improvements (sidewalks, signalization, and adjacent public roadways, sanitary and
stormwater line connections in public rights-of-way);

•

Certain site preparation activities, including soil testing and compaction, removal of remaining
building and site improvements relating to prior demolition activities and existing
improvements on properties fronting to Watson Road, and relocation of existing utilities, site
grading, topsoil importation; and
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Other costs related to engineering, development, construction and financing of new
commercial development components as may be permitted by the TIF Act.

This Redevelopment Plan envisions a Redevelopment Project consisting of mixed-retail and service
uses generally shown on Plate 3, General Land Use Plan in Appendix B. Initial development will
occur in the largest, western part of the Area comprising multiple buildings to be occupied by retail and
service businesses with a supporting central parking area.
Additional development components will occupy multiple outlots along the Watson and Sappington
Road frontage. The outlots are anticipated, but not required, to be occupied by retail, service, and
restaurant commercial uses. However, it should be noted that as tenants/users for the outlot areas are
finalized, the number and configuration of the outlots may change. Also, development in the outlot
portions of the Area may begin at the same time that the initial development components described
above are begun. Development of the property to the east with affronting boundaries to Watson Road
may consist of additional outlots occupied by commercial uses.
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SECTION 3
ANALYSIS OF BLIGHTED AREA FACTORS
INTRODUCTION
This Section documents the conditions that were found to be present in the Area and contains the
analysis of how such conditions cause the Area to be a “Blighted Area” according to Section 99.805 of
the TIF Act. The TIF Act defines a “Blighted Area” as follows:
“Blighted area”, an area which, by reason of the predominance of defective or inadequate street
layout, insanitary or unsafe conditions, deterioration of site improvements, improper subdivision
or obsolete platting, or the existence of such conditions which endanger life or property by fire
and other causes, or any combination of such factors, retards the provision of housing
accommodations or constitutes an economic or social liability or a menace to the public health,
safety, morals, or welfare in its present condition and use; (R.S. MO 99.805(1))
As such, blight conditions may be physical, such as “insanitary or unsafe conditions,” “deterioration of
site improvements” or “the existence of such conditions which endanger life or property by fire and
other causes,” or functional, such as “defective or inadequate street layout” or “improper subdivision
or obsolete platting.”
This analysis is based upon on-site investigations of the Area conducted by PGAV PLANNERS staff
on December 10, 2020 in addition to information provided by the staff of the City of Crestwood, the
St. Louis County Assessor, and the Developer. PGAV PLANNERS staff also relied upon its extensive
experience, knowledge of the real estate market, and professional expertise in the preparation of the
analysis. Photographs illustrating representative blighting conditions were taken during the site visit
and are displayed in Appendix D – Existing Conditions Photos. Blighting factors for each parcel in
the Redevelopment Area are also identified in Plate 4 – Blighting Factors in Appendix B. This report
will not reflect changes in conditions or events that have occurred subsequent to the date of the site
visits or publication of this report.
EXISTING CONDITIONS
As indicated above, PGAV PLANNERS staff conducted field investigations of observable conditions
in the Area. During these field investigations, physical and functional conditions were observed related
to the condition of the portions of the Area that are part of the larger former Crestwood Plaza site. In
addition, the three remaining buildings and their related site improvements within the Redevelopment
Area all exhibit conditions of deferred maintenance and deterioration.
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DEFECTIVE OR INADEQUATE STREET LAYOUT
For a site to be served by a proper and adequate street layout, it should be easily accessible from nearby
streets and, if large enough, have an adequate internal network of streets to serve all businesses or
residences within the site. Access to the site should provide for automobiles, public transit, pedestrians
and bicyclists. It should also adequately provide access for service and delivery vehicles.
For large parcels with potential commercial use, such as those within the Area, the properties should
be readily accessible to a major arterial street and contain an interior network of streets that provides
for intuitive traffic flows serving each of the businesses within the commercial center. Planning for an
intuitive flow of automobile traffic decreases the frequency and severity of accidents (Department of
Transportation, 2016). In addition, a proper internal street layout allows for pedestrians to safely
proceed from business to business. Designing effective and adequate street layouts considers both the
automobile and the pedestrian and decreases the conflict points between each.
Summary of Findings Regarding Defective and Inadequate Street Layout:
During the site visit PGAV PLANNERS staff drove and walked around the Area and surroundings to
determine if the street layout was defective or inadequate. The following are the defective and
inadequate conditions observed:
•

There is only one remaining component of the internal roadway network that served the site. This
is the northern access road that paralleled the north edge of the entire Crestwood Plaza site. The
portion of this roadway bordering the Redevelopment Area is in very deteriorated condition,
possibly due to the heavy equipment and trucks that were used in the process of the building
demolition. This roadway is of no use to any feasible redevelopment plan for the site. Even if the
section closest to Sappington Road could be reused, its current condition would likely require
reconstruction.
All of the roadway entry aprons along Watson Road to the Redevelopment Area have been cut off
since all of the main internal roadways were either demolished or covered in conjunction with the
building demolition. The condition of these remaining entry points is poor and with significant
surface cracking and curbing deterioration and would likely not align with needed access points
for uses other than a large enclosed shopping mall.

•

Pedestrian connections to the Plaza property were virtually non-existent and that condition still
prevails. While most of the length of Watson Road has sidewalks along either side, there are no
sidewalks on the north side of Watson Road in front of the property except at the very eastern end
(sidewalks generally begin in front of the automotive service store and continue to the east). This
condition retards pedestrian circulation to and through the Redevelopment Area and represents a
defective and inadequate street layout under R.S.MO 99.805(1).
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Another factor relates to the multiple curb-cuts along Watson Road (which is under Missouri
Department of Transportation (MODOT) jurisdiction). By contemporary standards and given the
multiple owners and land use characteristics of this corridor, the current design of Watson Road
represents defective and inadequate roadway layout. Roadways typically serve dual purposes of:
1) providing means of transport from one place to another and 2) providing access to adjacent
properties. In general, it is desirable to have fewer curb cuts so that there are fewer conflict points
and less disruption to through traffic. Additional curb cuts provide more right turning movements
into and out of a site, both delaying mainline traffic and increasing the potential for collisions.
These problems are exacerbated when unsignalized curb cuts are permitted full access as left turn
movements introduce additional possibilities for more dangerous right-angle collisions. In order
to provide sufficient access to adjacent properties without creating additional curb-cuts, it is
necessary to identify means by which access can be enhanced, through increased cross access,
shared access, or access roads. Ideally, lower driveway density with good cross access can be
achieved when neighboring properties are assembled and developed as part of a comprehensive
unified development. The proposed development achieves this goal. Access to the site is being
proposed at existing signalized locations along Watson Road at Old Sappington Road, Crestwood
Commons, and Crestview Plaza. Cross access between the outlots on located along the frontage
of Watson Road east of the Crestwood Commons signal is proposed and would reduce the number
of existing curb cuts onto Watson.

INSANITARY OR UNSAFE CONDITIONS
Unsafe conditions are evidenced by a lack of proper public infrastructure adequate for ensuring the
public's safety and are contributed to by the deterioration of site improvements.
Summary of Findings Regarding Unsafe Conditions:
The current property owner has fenced the site and attempted to prevent unauthorized access to the
Area. The most recent site visit by PGAV staff in December of 2020 revealed that vehicular access
would be difficult. However, pedestrian access is not difficult for someone willing to trespass upon the
property by foot. Moving around the site on foot is challenging due to the rugged and rocky topography
created by the demolition process. The concrete screen wall along the northern property line creates
open access points where sections are no longer in place. The Gravois Creek tributary that runs along
this side of the property has a bank slope that is very steep, and these missing sections present the
potential for a dangerous and potentially fatal fall to the creek. At the very least, the site conditions
present what could be characterized as an “attractive nuisance” situation particularly to children,
teenagers, and young adults who might find exploration of the Area interesting.
During the December 10, 2020 site visit, construction personnel representing the current property
owner were conducting an operation that appeared to be an erosion control effort. Large rock was being
placed at various locations along the concrete wall bordering the north edge of the property where soil,
rock, and water runoff from the site had breached the underside of the wall. Following the demolition
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of the buildings and on site stormwater control measures, stormwater can follow many paths. It
appeared that this was allowing uncontrolled flow off the property into the creek. It is not known the
extent of the runoff situation this condition was creating but there were several locations where this
potential existed and was clearly occurring.
Vacant buildings are another situation that typically represent unsafe conditions. The automotive
service building and City Music buildings are both occupied. However, the vacant office building is
not. On-site exterior review of this building did not indicate evidence of break-in. The high visibility
of this building to Watson Road may be a deterrent to such an event but the rear of the building is not
visible from the street.
DETERIORATION OF SITE IMPROVEMENTS
In general, deterioration refers to the physical and economic deterioration of the improvements of the
Area both in terms of buildings and other above-ground structures, below-grade supporting structures
such as water, sewer, and electric utilities, and surface site improvements such as parking areas, access
and circulation roadways and drives, and lighting fixtures, signage, etc.
Deterioration may be evident in basically sound buildings containing minor defects, such as a lack of
painting, loose or missing roof tiles, floor or ceiling plates, or holes and cracks over limited areas.
Deterioration that is not easily curable and that cannot be cured in the course of normal maintenance
includes defects in the primary and secondary building components. Primary building components
include the foundation, exterior walls, floors, roofs, wiring, plumbing, etc. Secondary building
components include the doors, windows, frames, fire escapes, gutters, downspouts, siding, fascia
materials, etc.
Summary of Findings Regarding Deterioration of Site Improvements:
Most of the unsafe conditions noted above are the result of the current state of the Crestwood Plaza
site. The remains of the site improvements after the 2015 demolition of the structures now represent
deteriorated site improvements and are useless to any redevelopment project. These include:
•
•
•
•
•
•
•

the northern access road and roadway aprons for former site access along Watson and Sappington
Roads,
portions of the Macy’s building lower level wall,
parts of the parking structure wall parallel to Watson Road,
areas of the former surface parking and building foundations, footings and floors,
drainage systems which where they exist no longer function properly,
concrete walls along the norther property line that are leaning or have missing or broken sections,
and
the general topography of the site that is unsuitable for any development in its present state.
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A March 11, 2021 draft report by SCI Engineering, Inc. was prepared based on a request by the
Developer of the Redevelopment Area and the prospective developer of the adjacent remainder of the
Crestwood Plaza site to determine the suitability of the fill and its compaction for building construction.
Based upon the results of the investigations conducted by SCI Engineering, the ability to support
construction of buildings is questionable. The manner in which the demolition, fill, and compaction
was conducted cannot be sufficiently supported by the level of documentation that was conducted as
part of the process. To reduce the construction risk associated with the intended development, extensive
regrading of the site will need to occur.
Subsequent to the SCI site investigation, engineering firm CD Companies conducted a separate analysis
of the site and issued a letter report of their findings on April 5, 2021. Their report indicates that:
•

“…much of the original Crestwood Mall infrastructure (parking lot, water, storm and sanitary
sewer systems, foundations, and concrete building slabs) within the central and western portion
of the site (formally Crestwood Mall Sears and Macy’s) remains exposed and partially extends
below the rubble and imported rocky clay fill material.”

•

“It appears the original three (3) story building and associated parking structure has been
demolished to concrete rubble. It is unknown if the original foundation and grade level concrete
slab remain intact. A visual observation of select areas suggests that the original utility
infrastructure remains. The existing retaining walls along adjacent property lines at 9291 Watson
Road and 9415 Watson Road will need to be inspected and an analysis be performed to verify the
integrity of these wall as independent structures to remain.”

Their findings indicate the need for further testing, further site preparation to address issues related to
concrete rubble, existing rebar, and a need to remove and stockpile certain fill areas, remove certain
existing infrastructure that was buried in the original demolition and fill process, and the regrade the
site to buildable standards.
The combination of the conditions cited above and the findings of the SCI Engineering and CD
Companies represents deterioration of site improvements and creates a significant impediment and
extraordinary development expense. This also impacts development for the remainder of the Crestwood
Plaza site not within the Redevelopment Area.
The three remaining buildings all demonstrate signs of deferred maintenance either in their exterior
conditions and/or in the condition of site improvements. The City Music and Audi of Kirkwood
facilities are both in active use. The automotive-use building has windows fronting Watson Road that
have been painted or covered from the inside to obscure the vision into the space. This was badly done,
presents a very poor image from Watson Road, and makes the building appear to be vacant. The City
Music building has a parking and drive area to its lower level space that is in very bad condition. This
space (previously housing a dental office) is vacant. The back of the structure has signage from the
original occupant (Brod-Dugan) visible on the back wall. Each of the buildings benefitted from the
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ability for alternate access to be gained from the Crestwood Plaza site. That is now not possible, and
therefore access is only via westbound Watson Road. Eastbound Watson Road traffic can only access
these sites via the U-Turn loop further east on Watson Road.
The easternmost building in the Area is the office building that started its life housing a bank but later
became the facilities for a counseling center. This building is in reasonable condition but is functionally
obsolete both by size and footprint and the drive through banking lanes and overhead roof on the east
side of the building are still in place. Again, vehicular access to this property suffers the same limitations
as those for the other two buildings in the Area to the west.
IMPROPER SUBDIVISION OR OBSOLETE PLATTING
Improper subdivision typically refers to the platting of irregularly shaped lots or lots so configured as
to render construction of appropriate land uses difficult or impossible. Lots which violate the City's
subdivision code or accepted principles of subdivision and lot configuration may also constitute
improper subdivision. Obsolete platting represents situations where parcel subdivision or internal
configurations for lease purposes are no longer suited for typical modern building development
techniques.
Summary of Findings Regarding Improper Subdivision or Obsolete Platting:
•

The parcel that was Crestwood Plaza is a large, oddly shaped parcel. The current platting
accommodated an obsolete use – an enclosed shopping mall. This parcel will need to be subdivided
to accommodate the redevelopment activities contemplated by Section 4 of this Redevelopment
Plan (and to accommodate redevelopment activity on the portion of the parcel that is outside of the
Redevelopment Area).

•

The Music store building, built in 1955, predated the former Dillard’s and parking garage
construction. The automotive service building was constructed in 1967 and may have been created
in conjunction with the construction of the parking garage. The former bank building was
constructed later, in 1975, and is part of the Crestwood Plaza parcel. The automotive service store
and the music store building are separate parcels each comprising just under an acre. Each of these
buildings was constructed with a floor level below the one that is at the Watson Road elevation.
As noted previously, each of these buildings, while having its own parking area and access to
westbound Watson Road traffic, has some access functionality that related to the existence of the
parking structure once it was constructed but now no longer exists. For traffic headed eastbound
on Watson Road wanting to access the automotive service store or the music store, the median is a
barrier. However, by accessing the Plaza property at the east entrance, turning back to the west
and continuing west on the parking structure upper deck, and exiting westbound onto Watson Road
at the access point between the automotive service and music stores, the automotive service store
could be reached. Eastbound Watson Road traffic could access the Music store building by using
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the same eastern access point to the Plaza, executing a U-turn on the parking deck and exiting onto
Watson Road west bound at the same access point. The office building was fully integrated into
the parking structure deck and eastern access and has no access to Watson Road. The automotive
service and music store buildings had no direct access to the parking deck.
By modern suburban development standards these properties would not be designed or platted in
this manner because the existence of the Watson Road median created, albeit indirectly, their
dependency on the parking garage. Now that the parking structure is removed, the desirability of
these properties as separate parcels is significantly diminished and their existence as platted
properties becomes obsolete because of the way they will be situated relative to the surrounding
property grade. Also, each of these uses gained floor area functionality by having a lower lever
floor area. This allows them to occupy a parcel of just under an acre in each case. No commercial
building for similar commercial use would be designed this way today and in order to accommodate
required parking for the same amount of floor area, the site would have to be at least twice as large.
In addition, these are non-conforming uses as presently constructed since they would be unable to
meet current zoning standards or those new standards presently under consideration for adoption
by the City.
EXISTENCE OF CONDITIONS WHICH ENDANGER LIFE OR PROPERTY BY FIRE AND
OTHER CAUSES
The existence of conditions which endanger life or property by fire and other causes includes such
circumstances as major site deterioration and physical deficiencies which represent public health and
safety hazards or could cause harm or potential flooding conditions which could threaten life or
property. This list is not meant to be all inclusive, for such conditions may be unique to the
circumstances of the Area.
Summary of Findings:
The various conditions described in the preceding sections on unsanitary or unsafe conditions and
deterioration of site improvements within the Area give rise to conditions which endanger life or
property by fire and other causes. An added factor relating to fire operations and vehicle access is now
present by virtue of the removal of the parking structure. Each of the three buildings remaining on the
Watson Road frontage is located on a small, confined site. Without the ability to fight a fire from the
adjacent parking structure, such operations would have to be conducted from their respective sites and
Watson Road. These conditions endanger life or property by fire and other causes.
MENACE TO THE PUBLIC HEALTH, SAFETY, MORALS OR WELFARE
The combination of the previously described blighting conditions present within the Area constitute a
menace to the public health, safety, morals or welfare as the Area is predominated by unsanitary or
unsafe conditions, deterioration of site improvements, conditions which endanger life or property by
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fire and other causes, which, in combination, constitute a menace to the public health and safety, morals
or welfare in its present condition and use.
ECONOMIC LIABILITY
The Area, by reason of both a predominance of each, as well as a combination of, defective or
inadequate street layout, unsanitary or unsafe conditions, deterioration of site improvements, improper
subdivision and obsolete platting and the existence of conditions which endanger life or property by
fire and other causes constitutes an economic liability. The Area, in its present condition and use, is
underutilized and now represents a large tract of primarily vacant land that still has significant
challenges to any redevelopment effort. The Area essentially lost much of its revenue generation
capacity by 2005 and virtually all of it by 2013.
The closure of Crestwood Plaza caused a ripple effect in sales throughout the Watson Road corridor.
Retailing in general has seen an accelerated impact on local sales taxes as the percentage of retail sales
captured by online purchasing has grown. This contributed to closures of some Crestwood store
locations like Gordman’s, Best Buy, and other retail entities along the corridor where retailers have
attempted to reduce their store count within an area. The Crestwood Plaza site will not redevelop with
any combination of uses that will replicate the economic engine that was present. However, there is a
level of retail demand that can be met at the site but not in the current conditions that exist.
The other typical measure of economic liability for purposes of the TIF Act is property value and the
taxes that it produces. The property (the entire 47 acres and improvements) was purchased in 2014 for
$2,625,000. The comparable 2020 market value (again for the entire site) according to the St. Louis
County Assessor is $3,077,500. This demonstrates that even the clearance of 1 million square feet of
building space and the parking structure hasn’t resulted in a significant increase in value for the site.
Tables 3-1 and 3-1A on the following pages provide various data about the market and assessed
valuations for the Redevelopment Area properties for the period between 2015 and 2020. It should be
noted that data for the former Crestwood Plaza site, listed as 25L140162, Crestwood Missouri Partners,
LLC in the tables, has been apportioned to reflect the portion of the property that is within the
Redevelopment Area as shown on Plate 1 in Appendix A (approximately 51%).
Table 3-1, entitled Area Parcel Data, shows the St. Louis County Parcel Identification Number (or
“Locator Number”), the property owner, and the market and assessed values for the Area parcels for
the stated time frame. Tables 3-1A shows the percentage of change year to year in assessed value.
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As this data indicates, the biggest drop in both market and assessed value occurred to the Calvert
Express Real Estate parcel (the Audi of Kirkwood auto service site).The Crestwood Plaza property was
flat and the City Music property actually went up. Overall, the Area declined in value by 11%.

As noted in previous discussion in this report, the former Crestwood Plaza property is now largely a
cleared, vacant site. For the 2020 tax year, the combination of all three parcels that comprise the Redevelopment Area will generate only $94,719 in real estate taxes on a nearly 26-acre site located in the
center of the City. Given the valuation trend for the Area shown in the tables above, without redevelopment it is not likely that real estate tax revenues will increase. Also, as noted previously, the only
sales taxes currently being generated are those paid by City Music.
The Area’s inability to generate reasonable and sustained revenues places the City and other taxing
districts in a position where budgets for such services as police, fire, schools, parks, and other municipal
services cannot be provided at preferred levels. A drop in revenues that support these or other municipal
or district services translates into an economic liability for the residents of Crestwood and the
beneficiaries of those districts funded by Area real estate, sales, utility, and other business taxes.
SOCIAL LIABILITY
The Area is also a social liability in its present condition and use due to the previously described
blighting factors. Social liability exists where conditions present a threat to the public safety and
welfare. The physical condition of the bulk of the Area properties, the lack of 24-hour security, the
presence of a vacant building, non-existent nighttime lighting represent a social liability by creating an
environment ripe for trespassing, vandalization and other crimes.
SUMMARY
The Area meets, as a whole, the definition of a "Blighted Area," as such term is defined within the TIF
Act, and is a portion of the City that by reason of the predominance of: defective or inadequate street
layout; unsanitary or unsafe conditions; deterioration of site improvements; improper subdivision or
05/20/2021

19

Northeast Watson & Sappington Redevelopment Plan

Crestwood, Missouri

obsolete platting; or the existence of such conditions which endanger life or property by fire and other
causes, or any combination of such factors, retards the provision of housing accommodations or
constitutes an economic or social liability or a menace to the public health, safety, morals, or welfare
in its present condition and use.
The Area meets the requirements for a Blighted Area, exhibiting factors including, but not limited to:
•
•
•
•
•
•
•
•

Defective or Inadequate Street Layout;
Unsanitary or Unsafe Conditions;
Deterioration of Site Improvements;
Improper Subdivision and Obsolete Platting;
Existence of Conditions Which Endanger Life or Property by Fire and Other Causes;
Menace to the Public Health, Safety, Morals and Welfare;
Economic Liability; and
Social Liability.

Factors contributing to the above listed requirements are outlined above and supported by the
Existing Conditions Photos in Appendix D.
The foregoing analysis and findings indicate and Plate 4 – Blighting Factors in Appendix B shows
graphically that 100% of the parcels and 100% of the total Area (including right-of-way) is affected by
one or more blighting factors, which indicates that the Area is a portion of the City which by reason of
the predominance of: defective or inadequate street layout; unsanitary or unsafe conditions;
deterioration of site improvements; improper subdivision or obsolete platting; or the existence of such
conditions which endanger life or property by fire and other causes, or any combination of such factors,
constitutes an economic liability, social liability or a menace to the public health, safety, morals, or
welfare in its present condition and use. Pursuant to Sections 99.805(1) and 99.810 R.S.Mo., it is
concluded that a predominance and a preponderance of the Area is a “Blighted Area,” as defined by
the TIF Act.
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SECTION 4
REDEVELOPMENT PLAN PROGRAM AND OBJECTIVES
PROGRAM OBJECTIVES
This Redevelopment Plan sets forth below the general description of the program that the City proposes
to undertake to accomplish the objectives for the Area.
The City’s primary objectives for this Redevelopment Plan are:
•

To facilitate redevelopment of the Area;

•

To cure the economic underutilization of the Area and to restore it to a productive use;

•

To alleviate those conditions that cause the Area to be a "Blighted Area;" and

•

To encourage the development of a project comprised of a combination of commercial uses
including, but not limited to, retail and restaurant, that in combination with dedicated public and
open spaces can create a city center environment that encourages activity within the Redevelopment
Area and promotes the economic health and independence of the City and other taxing districts.

The following objectives also form the basis for the Redevelopment Plan:
•

To enhance the tax base by inducing development of the Area to its highest and best use to the
benefit of taxing districts, and to encourage private investment in surrounding areas, thereby
increasing property values in the Area;

•

To promote health, safety, order, convenience, prosperity, and the general welfare, as well as
efficiency and economy in the process of development;

•

To stimulate employment opportunities and increased demand for services in the Area;

•

To create a land use environment that will again be an economic and community benefit to the
Watson Road Corridor;

•

To provide an implementation mechanism which will accelerate the achievement of these
objectives and complement other community and economic development objectives and programs;
and

•

To further the objectives of the City's Comprehensive Plan.
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REDEVELOPMENT PROJECT
This Redevelopment Plan envisions a Redevelopment Project consisting of various land uses that would
entail the construction of new buildings and site improvements on a portion of the property
encompassing approximately 26 acres as described previously in Section 2 of this Plan. As presently
conceived, the Redevelopment Project program is envisioned to be comprised of the following
activities:
•

The demolition and removal of the remaining existing site improvements nor resulting from the
2017 demolition project;

•

Grading and preparation of the site, including installation of storm water mitigation facilities in
compliance with the latest Metropolitan St. Louis Sewer District requirements and also including
coordinating this effort with the proposed development adjacent to the Redevelopment Area;

•

The conversion of the site to a supermarket use with other supporting commercial space in the
principal part of the site; the additional commercial buildings to be constructed on the outparcels;
and public and community activity areas as described in Section 2 of this Plan;

•

The construction of pedestrian friendly and accessible infrastructure that encourages walking and
multi-point trips, public gathering spaces, and access to Grant’s Trail; and

•

The construction of appropriate utilities, parking lots, ingress and egress elements, site lighting,
and landscaping, and any required traffic signalization improvements as may be dictated by
MoDOT or St. Louis County.

It should be noted that building sizes, site placement, the nature and type of tenants or end users, and
other details of the Redevelopment Project as generally described above may be subject to modification
as the Redevelopment Project moves from concept to reality and the Developer continues negotiations
with tenants or end users, and as site and building designs are completed. However, it is the intent of
this Redevelopment Plan that the Redevelopment Project will consist of mixed-use development
generally as envisioned herein.
It should also be noted that the Cost/Benefit Analysis developed in conjunction with this
Redevelopment Plan (presented under separate cover) is based on the Redevelopment Project as
described above. The Cost/Benefit Analysis has been developed to show the potential fiscal impact of
retail development occurring pursuant to the range of the total size of the development described above.
Modifications to the components of the Redevelopment Project will cause the projected revenues
described in the Cost/Benefit Analysis to vary.
All property within the Redevelopment Area is subject to acquisition by negotiation. In the event that
the City and the Developer cannot agree with one or more owners regarding the proper compensation
05/20/2021

22

Northeast Watson & Sappington Redevelopment Plan

Crestwood, Missouri

to be paid, property may be acquired by use of the City's power of eminent domain as provided for in
the TIF Act, provided that no property shall be acquired by eminent domain later than 5 years from the
adoption of an ordinance approving the Redevelopment Project.
GENERAL LAND USES TO APPLY
The land uses to apply to the Area are displayed on Plate 3 – General Land Use Plan in Appendix B.
Plate 3 identifies the Area for development consistent with the City’s Planned Development zoning
regulations. This Plan is consistent with the objectives of the City’s Comprehensive Plan, which
provides the official policy guiding land use and development for the City.
ESTIMATED REDEVELOPMENT PROJECT COSTS
Estimated Redevelopment Project Costs for the Redevelopment Area include the cost of all of the
following:
•

Building construction, demolition, and rehabilitation of various types which could occur to the
extent includable under the TIF Act;

•

The cost of removing existing improvements and grading;

•

The cost of importing soil as fill for site preparation;

•

The cost of infrastructure improvements, such as internal and bordering street improvements,
curbing and sidewalk improvements, storm and sanitary sewer improvements, and upgrading
utilities;

•

The miscellaneous costs associated with development including, but not limited to, loan fees,
construction loan interest, permit and inspection fees, appraisals, title insurance, surveying, soils
engineering and compaction, architect/engineer fees, environmental testing, etc., which have been
incurred or will be incurred in the future;

•

All costs reasonably incurred by the City in furtherance of the issuance of TIF obligations
including, but not limited to, the fees and expenses of the City’s attorneys (including the City
Attorney, special TIF counsel, Bond counsel, and disclosure counsel), the City’s administrative
and other fees and expenses (including planning consultants and financial advisors), underwriters’
discounts and fees, trustee fees, the costs of printing any obligations and any official statements
relating thereto, the costs of credit enhancement, if any, capitalized interest, debt service reserves
and the fees of any rating agency rating any obligations, all accrued and anticipated interest on the
obligations (the foregoing collectively referred to henceforth as “Financing Costs”);
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Any other planning, legal, and financial advisory costs associated with the preparation of this Plan
and implementation of the Redevelopment Project, which have been incurred or will be incurred
in the future; and

•
Property acquisition costs including tenant and/or owner-occupant relocation costs.
The TIF Act allows the City and/or any entity designated by the City to incur redevelopment costs
associated with implementation of an approved Redevelopment Plan and approved Redevelopment
Project. These costs include all reasonable or necessary costs directly incurred, and any costs incidental
to a Redevelopment Project, as further defined in the TIF Act as follows and TIF revenues from this
Redevelopment Project may pay any of the following Redevelopment Project Costs with respect to this
Redevelopment Project:
“Redevelopment project costs” include the sum total of all reasonable or necessary costs incurred
or estimated to be incurred, and any such costs incidental to a redevelopment plan or
redevelopment project, as applicable. Such costs include, but are not limited to, the following:
(a) Costs of studies, surveys, plans, and specifications;
(b) Professional service costs, including, but not limited to, architectural, engineering, legal,
marketing, financial, planning or special services. Except the reasonable costs incurred by the
commission established in section 99.820 for the administration of sections 99.800 to 99.865,
such costs shall be allowed only as an initial expense which, to be recoverable, shall be
included in the costs of a redevelopment plan or project;
(c) Property assembly costs, including, but not limited to, acquisition of land and other property,
real or personal, or rights or interests therein, demolition of buildings, and the clearing and
grading of land;
(d) Costs of rehabilitation, reconstruction, or repair or remodeling of existing buildings and
fixtures;
(e) Initial costs for an economic development area;
(f) Costs of construction of public works or improvements;
(g) Financing costs, including, but not limited to, all necessary and incidental expenses related to
the issuance of obligations, and which may include payment of interest on any obligations
issued pursuant to sections 99.800 to 99.865 accruing during the estimated period of
construction of any redevelopment project for which such obligations are issued and for not
more than eighteen months thereafter, and including reasonable reserves related thereto;
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(h) All or a portion of a taxing district’s capital costs resulting from the redevelopment project
necessarily incurred or to be incurred in furtherance of the objectives of the redevelopment
plan and project, to the extent the municipality by written agreement accepts and approves
such costs;
(i) Relocation costs to the extent that a municipality determines that relocation costs shall be paid
or are required to be paid by federal or state law; and
(j) Payments in lieu of taxes.
Table 4-1 – Estimated Redevelopment Project Costs on the following page identifies the estimated
overall costs of implementing the Redevelopment Project, as described above. These costs represent
the total costs of the Redevelopment Project, regardless of the source of funding.

ANTICIPATED SOURCES OF FUNDS TO PAY COSTS
It is anticipated that three principal sources of funds will be used to pay the costs related to the
implementation of this Redevelopment Plan and Redevelopment Project as described herein.
These sources are:
•

Funds available through TIF revenues or the issuance of Tax Increment Financing Bonds
(“TIF Bonds”), short and long-term notes, loans, certificates or other certificates of
indebtedness (herein collectively referred to as “TIF Bonds or other financial obligations”);
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•

Private loans or equity capital that are available to the Developer through cash reserves,
financing entities or investment partners.

•

Revenue from the imposition of sales taxes levied by a Community Improvement District
(CID).

This Plan provides for certain costs to be paid with TIF revenues or through the issuance of TIF Bonds
or other obligations (issued by some combination of the City, a CID, and/or other issuer acceptable to
the City) to finance all or a portion of the demolition, rehabilitation, infrastructure and utility
reconstruction, and other Redevelopment Project Costs, as listed in Table 4-2 - Anticipated
Redevelopment Project Costs and Financing Sources (with CID Taxing District),below.

Table 4-2B – Anticipated Redevelopment Project Costs and Financing Sources (Without CID
Taxing District) shows the Redevelopment Project Costs to that will be reimbursed exclusively from
TIF.
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To be reimbursed for the amounts shown in Table 4-2, above, the Developer must create a CID and
cause the CID to impose a retail sales tax of at least one percent (1%). As noted in more detail below,
the amount of tax increment financing assistance is limited to $13,500,000 including “front half”
revenues from an assumed new CID that are required by statute to be captured by the TIF, but not
taking into account “back half” revenues from such CID, which could be contractually pledged by the
CID to the TIF.
The Developer will advance all costs of the Project, subject to partial reimbursement from the proceeds
of the TIF Bonds or other obligations. Once the Project is completed and is generating tax revenue, the
City may issue TIF Bonds that would be sold to the public or privately placed with accredited investors.
It is not the intent of this Plan to restrict the City or Developer to the use of TIF Bonds or other financial
obligations to finance only those cost amounts or cost items as outlined in Table 4-1. However, such
cost amounts and cost items shall be restricted as specified in Section 99.805(15) of the TIF Act.
The cost items to be paid for by TIF revenues or to be financed by TIF Bonds or other financial
obligations may vary from those outlined in Table 4-1. However, the total of such costs reimbursed to
the Developer from the principal amounts of the TIF obligations is $13,500,000 (including front half
CID revenues but not taking into account back half CID revenues). If the City elects to finance or
refinance with TIF Bonds or other financial obligations, the principal amount of the TIF Bonds or other
financial obligations may exceed such amount to the extent required to establish a reserve fund, to pay
costs of issuance, to pay capitalized and accrued interest, and to pay other eligible Financing Costs. If
additional back half CID revenues are pledged to TIF obligations, the amount of those obligations could
be increased, so long as the total amount of reimbursement to the Developer from TIF and CID does
not exceed $17,000,000.
The primary sources of revenue to retire TIF Bonds or other financial obligations will be those provided
for in the TIF Act and the CID Act, as applicable. As stated in the TIF Act, these sources are:
1. “Payments in Lieu of Taxes” or “PILOTs”, defined in the TIF Act as:
“…those estimated revenues from real property in the area selected for a redevelopment project,
which revenues according to the redevelopment project or plan are to be used for a private use,
which taxing districts would have received had a municipality not adopted tax increment allocation
financing, and which would result from levies made after the time of the adoption of tax increment
allocation financing during the time the current equalized value of real property in the area selected
for the redevelopment project exceeds the total initial equalized value of real property in such area
until the designation is terminated pursuant to subsection 2 of section 99.850.” (R.S. MO
99.805(11))
This source is anticipated to generate incremental revenue resulting from increased EAV following
redevelopment of the Area.
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2. 50% of “Economic activity taxes” or “EATs” as defined in the TIF Act as:
“… the total additional revenue from taxes which are imposed by a municipality and other taxing
districts, and which are generated by economic activities within a redevelopment area over the
amount of such taxes generated by economic activities within such redevelopment area in the
calendar year prior to the adoption of the ordinance designating such a redevelopment area, while
tax increment financing remains in effect, but excluding personal property taxes, taxes imposed
on sales or charges for sleeping rooms paid by transient guests of hotels and motels, licenses, fees
or special assessments. For redevelopment projects or redevelopment plans approved after
December 23, 1997, if a retail establishment relocates within one year from one facility to another
facility within the same county and the governing body of the municipality finds that the relocation
is a direct beneficiary of tax increment financing, then for purposes of this definition, the economic
activity taxes generated by the retail establishment shall equal the total additional revenues from
economic activity taxes which are imposed by a municipality or other taxing district over the
amount of economic activity taxes generated by the retail establishment in the calendar year prior
to its relocation to the redevelopment area.” (R.S. MO 99.805(4))
This source is anticipated to generate incremental revenue from sales and utility taxes levied by the
City and other local taxing jurisdictions following redevelopment of the Area.
When the TIF reimbursement (not including back half CID revenues) is compared against the
Developer’s $67.5 million overall investment in Crestwood Plaza, the percentage is approximately
20%.
The City may elect, but is not obligated, to use other sources of revenue to finance these costs; or
alternatively, the City may make advances from funds available. These advances would be reimbursed,
with interest, as and when there are sufficient monies in the Special Allocation Fund. TIF Bonds or
other financial obligations issued for a project may be marketed through a program developed by the
City’s financial advisor or a bond underwriter, or they may be privately placed.
ANTICIPATED TYPE AND TERM OF THE SOURCES OF FUNDS AND THE TYPES AND
TERMS OF THE OBLIGATIONS TO BE ISSUED
It is projected that TIF Bonds or other financial obligations will retire within 15 years of the completion
of construction of the Redevelopment Project, but in no event shall the TIF obligations have a term of
greater than 23 years from the date of the City’s adoption of the ordinance approving the
Redevelopment Project as required by the TIF Act. The City will issue TIF obligations in a net amount
not exceeding $13,500,000 (assuming creation of a CID and including front half CID revenues but not
including back half CID revenues) exclusive of the costs of financing or refinancing costs as described
above. The TIF Bonds or other financial obligations will be issued only to finance eligible costs as
specified in Section 99.805 of the TIF Act, including the funding of a debt service reserve fund,
capitalized and accrued interest, and any costs of issuing the TIF Bonds or other financial obligations.
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It is the City’s intent to pay for the principal and interest on these TIF Bonds or other financial
obligations solely with money legally available for such purpose within the City’s Special Allocation
Fund. The Developer will use other public and private financing sources (including assistance provided
by a CID), in addition to the TIF Bonds or other financial obligations, to finance the Redevelopment
Project and the terms of that financing will be governed by legal requirements and the financial markets.
If additional back half CID revenues are pledged to TIF obligations, the amount of those obligations
could be increased, so long as the total amount of reimbursement to the Developer from TIF and CID
does not exceed $17,000,000.
As required by the Act, this Plan contains estimated Redevelopment Project Costs, the anticipated
sources of funds to pay for Redevelopment Project Costs, the anticipated type and term of the sources
of funds to pay Redevelopment Project Costs, and the general land uses that apply to the Redevelopment
Area. This Plan will be implemented through an agreement between the City and the Developer. This
agreement shall contain provisions that are in greater detail than as set forth in this Plan and that expand
upon the anticipated sources and uses of funds to implement this Plan. Nothing in any agreement shall
be deemed an amendment of this Plan.
EVIDENCE OF THE COMMITMENT TO FINANCE PROJECT COSTS AND
DEVELOPER’S AFFIDAVIT
Appendix C contains a letter provided by the Developer regarding a commitment to finance project
costs.
EQUALIZED ASSESSED VALUATION
In accordance with the TIF Act, the most recent equalized assessed valuation (“EAV”) and an estimate
of the EAV after redevelopment must be compiled for the Area and shown in this Plan. This data is
provided in Table 4-3 - Estimated Equalized Assessed Valuation (EAV) Before and After
Development. Table 4-3 shows the estimate of the EAV after redevelopment pursuant to the
Redevelopment Project.
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The “Most Recent EAV Amount” for the Area was obtained by PGAV PLANNERS from the St. Louis
County Assessor in December of 2020. The “Most Recent EAV Amount” represents the total value,
for each taxable parcel of land located wholly within the Area, on which property taxes are currently
paid. Each affected taxing district which levies an ad valorem property tax within the Area will
continue to receive tax payments based on the “Most Recent EAV Amount” as described in detail in
the Cost/Benefit Analysis submitted along with this document.
The “Total Estimated EAV After Redevelopment” represents an estimate of the St. Louis County
Assessor’s future assessment of the Project once complete for taxation purposes. The “Total Estimated
Incremental Value” represents the estimated new taxable value over and above the “Most Recent EAV
Amount.” The incremental property taxes or PILOTs will be paid based on the actual incremental
value.
ESTIMATED DATES FOR COMPLETION OF THE REDEVELOPMENT PROJECT &
RETIREMENT OF OBLIGATIONS
The TIF Act requires each redevelopment project to be adopted within 10 years after the approval of
the Redevelopment Plan. The complete implementation of this Redevelopment Plan and the retirement
of all obligations incurred to finance Redevelopment Project Costs is estimated to occur no later than
23 years from the date of anticipated adoption of the ordinance approving the Redevelopment Project,
as required by the TIF Act (estimated to be 2036).
RELOCATION PLAN AND ASSISTANCE
Section 99.810.1(4) of the TIF Act requires that a relocation plan be developed for the assistance of
every resident and/or business which is displaced in conjunction with the implementation of the
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Redevelopment Plan and any Redevelopment Project. A policy for relocation assistance for businesses
and residences is included in this Plan in Appendix E. This Plan anticipates the relocation of one or
more businesses but does not anticipate the relocation of any residents.
The Developer may negotiate the acquisition of real property or other property interests, if applicable,
within the Redevelopment Area individually with each owner or with the owner’s chosen
representative.

05/20/2021

31

Northeast Watson & Sappington Redevelopment Plan

Crestwood, Missouri

SECTION 5
FINDINGS
Section 99.810 of the TIF Act requires that the City make various findings before the adoption of this
Redevelopment Plan. The foregoing sections of this report provide supporting data for the findings.
A BLIGHTED AREA; BUT FOR
The Redevelopment Area on the whole is a blighted area and has not been subject to growth and
development through investment by private enterprise and would not reasonably be anticipated to be
developed without the adoption of tax increment financing. As documented in Section 3 of this Plan,
the Area meets the requirements for designation as a “Blighted Area.” Documentation and analysis of
the “but for” requirement is contained in Section 2 of this Plan and the Developer’s affidavit affirming
the same is attached to this Plan
CONFORMANCE WITH THE COMPREHENSIVE PLAN
The Comprehensive Plan designates the acceptable land uses for the Area to be Core Commercial. The
land uses depicted on Appendix B, Plate 5 conforms to this designation. The Comprehensive Plan
also describes a “town center” form of development, including mixed uses, walking trails and other
pedestrian connections. The Redevelopment Project (together with adjacent residential development
outside of the Redevelopment Area) will be consistent with the “town center” concept.
ESTIMATED DATES OF COMPLETION
The estimated date for completion of the Project and retirement of obligations to finance said Project
does not exceed a period of more than 23 years from the date of anticipated adoption of the Ordinance
that will approve a Redevelopment Project. The Ordinance approving the Redevelopment Project will
be adopted within 10 years from the date of adoption of the Ordinance approving this Plan.
RELOCATION ASSISTANCE
A copy of the City’s relocation assistance policy is provided in Appendix E which applies to
redevelopment projects pursued under the TIF Act.
Thus, this Plan complies with Section 99.810(4) of the TIF Act which requires that a relocation plan be
developed for the assistance of businesses and residences.
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COST-BENEFIT ANALYSIS
A cost-benefit analysis showing the economic impact of the Plan on each taxing district which is at
least partially within the boundaries of the Area has been prepared. The analysis shows the impact on
the economy if the project is not built, and is built pursuant to the Plan under consideration. The costbenefit analysis includes a fiscal impact study on every affected political subdivision, as well as
sufficient information for the TIF Commission to evaluate whether the Redevelopment Project as
proposed is financially feasible.
GAMBLING ESTABLISHMENTS
This Plan does not include the initial development or redevelopment of any gambling establishment.
DEPARTMENT OF ECONOMIC DEVELOPMENT REPORT
By the last day of February of each year, the TIF Commission shall report to the Director of Economic
Development the name, address, phone number and primary line of business of any business that
relocates to the Area.
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EXISTING CONDITIONS PHOTOS
The photos below and on the remaining pages of Appendix D are representative examples of a total of 56
photos taken by senior PGAV staff on December 10, 2020. They represent the property conditions present
in the Redevelopment Area as of that date.
The following photos are examples of how the access to the site is impacted by the current conditions and
those of the remaining pavement. The photos on this page show the section of the north access road that
once served the entire shopping center. The first photo is near the Sappington Road entry. The pavement
shows severe cracking. Note the section of retaining wall that bordered the former Macy’s store remains.
The second photo shows a roadway section near the eastern border of the larger portion of the Area. Also
note that, in both photos, the screen wall bordering the north property line is leaning. This photo shows that
roadway conditions become worse further to the east.
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The photo on the right
shows the north roadway
just beyond the end of
the retaining wall at the
former Macy’s site
looking east. Each of the
areas of white rock in the
roadway are instances
where the rock fills
sections of pavement
that, most likely, were
removed for utility cutoffs.
The photo below is the
entry point to the
property at the signalized
intersection with the Schnucks shopping center and the Plaza Health building looking south toward the
intersection. The pavement conditions at this location are completely deteriorated.

On the next page are photos of the various access points to the site along Watson Road. The median in
Watson Road limits access to all of the Area fronting this roadway to westbound traffic. Access points at
certain signalized entry points (such as the one above) are now cut off and even the entry area pavement is
severely deteriorated.
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The photo on the right is
one of the former
signalized entry points to
the larger mall site at the
eastern most boundary of
the Area. It also provided
eastbound access to
Watson Road via the
upper level of the garage
deck for the adjacent
office building which
originally had no
eastbound access. The
garage is no longer there
resulting in defective and
possibly dangerous access
to the site, and the
pavement is in a
deteriorated condition.
The group of photos below
show the various access
points to both the Area
and former mall site that are within and/or between the existing City Music and Audi Kirkwood buildings.
Neither of these buildings had direct access to the mall property but could access it via these entry point
which also provided access to eastbound Watson Road.

These photos demonstrate that the Area exhibits
both “defective or inadequate street layout” and
“deterioration of site improvements” in accord with
TIF Act blighted area criteria. The photos provided
show the pavement conditions and the inability to
access the Area both by virtue of the disabled
access points and the impairment of the Watson
Road median now that the mall garage that
enhanced access to eastbound Watson Road is
gone.
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The remaining buildings and their related site improvements represent both “deterioration of site
improvements” and “improper subdivision or obsolete platting” in accord with TIF Act blighted area criteria.
The photos below and on the following pages show those remaining buildings.
The City Music and Audi Kirkwood buildings (shown below and the following page) show evidence of
deferred maintenance both in terms of the building structures and their supporting site improvements. Each
building sits on sites of barely one acre and gain their floor space via lower levels that are below the grade
of Watson Road. This construction is considered obsolete in terms of modern retailing structures and, as
noted previously, relied on full access to Watson Road via the mall garage or the U-turn loop further east
on Watson Road.

The rear of the City Music building (above) still carries signage of its original occupants which suggest that
the building has not been repainted in many years.. Note the remnants of the mall parking structure are still
present at the edge of the adjoining parcel to the west.
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The lower level of the City Music
building that housed a dentistry
practice is now vacant. The parking
area is in very bad condition. The
exterior wall surfaces need to be
repainted.

This photo shows the office building
at the far eastern end of the Area.
The building shows minor evidence
of deferred maintenance. The
border facia at the top of the
building shows evidence of where
signage was removed but the
surface was not repainted.
Curbing, site landscaping, and
pavement is deteriorated

The drive-through banking facilities on
the eastern side of the office building
are evidence of its original use.
Although this building has not housed a
bank for years., these facilities were
never removed.

The eastern edge of the office building site is
adjacent to a former mall entry point. This shows
the deterioration of the parking area and the
adjacent retaining wall. This building is surrounded
by retaining walls on three sides that are remnants
of the former parking structure. All of the walls are
in a deteriorated condition. Removing them as part
of the mall demolition would have jeopardized the
stability of this structure.
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The former Firestone store (later Calvert Express and now Audi Kirkwood) has consistently been an
automotive-related use. The building has evidence of deferred maintenance and presents the appearance
of a temporary use. Its appearance is further diminished by the temporary fencing of the area to the east
blocks a former entrance to the mall site. Site paving is also in deteriorated condition.

The next series of photos below and on the following pages show the general condition of the Area and the
entry points that were the result of the mall demolition. These include the remnants of the parking structure,
surface parking areas, and the terrain that has been left behind. These conditions are evidence of the
inadequate street conditions and site access, the obsolete platting, and the unsafe conditions that now
affect the Area.
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