Springfield Land Clearance for Redevelopment Authority
Tuesday, October 8, 2019 at 4:00 PM
Conference Room 2-West , Busch Municipal Building

Minutes
1. Call to Order
2. Roll Call
Present: Ryan Cosby, Allen Grymes, Steve Jackson, Nancy Herchenroeder
and Dan Scott
Absent: None
Others Present: Matt Wine, Spencer Fane; Matt Capen, H Design Group; Steve Papa,
Applicant; and Shawn Whitney, Spencer Fane
Staff: Sarah Kerner, Matt Schaefer, Bill Weaver, Judy White, and Nick Woodman
3. Approval of Minutes
Minutes – September 3, 2019
Amend minutes to reflect Dan Scott as absent only.
Ryan Cosby made a motion to approve the amended minutes from September
3, 2019. Allen Grymes seconded the motion. Motion was approved (5-0).
4. New Business
Chapter 353 Blight Report and Redevelopment Plan for The STL 505
Redevelopment Area, generally located at 501-517 East Saint Louis Street,
STL 505 Redevelopment Corporation, applicant.
Dan Scott made a motion to approve Chapter 353 Blight Report and
Redevelopment Plan for The STL 505 Redevelopment Area. Nancy
Herchenroeder seconded the motion. Motion was approved (5-0)
5. Other Business
None
6. Adjourn

APPENDIX A
TO BLIGHT STUDY
Photographic Evidence of Blight
EVIDENCE OF BLIGHT WITHIN AREA 1

Roof of JVIC Building: A dilapidated corrugated steel structure comprises the upper story of the JVIC Building. Significant portions
of the steel siding are missing, exposing the interior to the elements. Structural, electrical and weather proofing components show
excessive rust and decay. Numerous trees and plants are growing from the roof surface. This area has become a collection point for
discarded construction materials, structural components and electrical components.

Roof of JVIC Building: Cut-off exhaust perforations, trees and shrubs growing from roof surface, debris scattered over roof surface.

Front Elevation of JVIC Building: Concrete structure and finish is severely deteriorated. Downspouts are cut off over eight feet
above ground level. Electrical conduits are cut off randomly. Pavement ends in a mix of gravel and weeds before reaching loading
dock.

Front Elevation of JVIC Building: Concrete structure and finish is severely deteriorated. Gutter is bent to the point that water likely
spills over the front instead of routing to downspouts. Remnants of unused structural components are significantly rusted and
deteriorated.

Front Elevation of JVIC Building: Rusty metal protrusions extend from loading dock wall, having been cut off years prior, present a
danger of injury to passersby.

Electrical conduits and components simply cut off at reachable level.

Front Elevation of JVIC Building: Concrete columns are deteriorated to the point where rebar reinforcement is exposed to the
elements and shows signs of significant rust.

Front Elevation of JVIC Building: Broken windows are abundant with hanging shards of glass waiting to fall on loading dock / street
area below. Components of previous downspout system hang from remaining mounting system, disconnected from main line from
gutter. Concrete spalling is significant.

Front Elevation of JVIC Building: Electrical conduits simply cut off above loading dock ceiling. Structural components of awning
covering loading dock / street area show significant rust and deterioration.

Front Elevation of JVIC Building: Makeshift door shows evidence of attempted break-in.

Front Elevation of JVIC Building: Loading dock area has numerous trip and fall hazards including deteriorated grating with edges
curled up and rusty bolt anchors protruding above concrete surface.

Front Elevation of JVIC Building: Portions of loading dock ceiling, including makeshift patches, falling onto loading dock area.

Side Elevation of JVIC Building: Significant concrete spalling and exposure of rebar reinforcement. Holes exist through exterior
wall. Chunks of concrete have dislodged and fallen from overhanging roof. Numerous open perforations exist.
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Inside JVIC Building: Significant accumulations of debris are pervasive through the interior of the first floor of the JVIC Building.

Inside JVIC Building: Concrete and steel structural components show significant decay, including spalling of concrete surfaces and
severe rust on steel components.

Inside JVIC Building: No access exists to second floor except for large holes in the deck between the first and second floors.

[remainder of page intentionally left blank]

Front Elevation of Nightclub / Saw & Tool Building: Portion of exterior wall missing with insulation and framing exposed.
Storefront has been removed and boarded up with plywood, which is dilapidated with some wood rot present. Upper brick facade is
beginning to separate from sides of building and lean over sidewalk.

Side (South) Elevation of Nightclub / Saw & Tool Building: Brick façade and roof line are significantly deteriorated. Portion of brick
façade at southeast corner of building appears to be missing. Holes exist in exterior wall and in boards placed over exterior openings.

Side (South) Elevation of Nightclub / Saw & Tool Building: Portion of iron fence is missing and has been replaced by a piece of
chain link fencing with sharp metal ends protruding at top creating a safety concern.

Rear Elevation of Nightclub / Saw & Tool Building: Portion of brick façade is missing. Wood siding is dilapidated with evidence of
wood rot.

Rear Elevation of Nightclub / Saw & Tool Building: Wood siding is dilapidated with evidence of wood rot. Portions of siding are
pulling away from exterior of building. Holes in exterior wall; makeshift patches over doorway and window. Debris scattered
around the rear of the building. Pavement is a mix of gravel and weeds on north and east sides of building.

Rear Elevation of Nightclub / Saw & Tool Building: Corrugated metal roof attached to back of building is severely dilapidated and
missing in places. The Corrugated metal roof previously extended further from the back of the building and covered the porch shown
in the right-center of the top picture (as was observed on the April 11, 2019 site visit), but was mostly removed after multiple calls to
police reporting homeless persons using the roofed areas, including the porch, as living areas. The pictures above represent the
condition as of December 5, 2019, after the removal of roofing. Graffiti covers a significant portion of the rear wall of the building.

Side (North) Elevation of Nightclub / Saw & Tool Building: Holes in exterior wall. Wooden porch attached to building shows
evidence of wood rot, with all or parts of certain boards missing. Loose wiring hanging from side of building and protruding from
exposed conduit attached to building wall.

Inside Nightclub / Saw & Tool Building: Significant accumulations of debris are pervasive throughout the interior of the building.
Graffiti inside the building suggests someone has previously broken into the building.

Inside Nightclub / Saw & Tool Building: Exposed electrical wiring is pervasive throughout the interior of the building, including
wiring hanging from light fixtures, junction boxes, conduits and breaker boxes. Electrical breaker boxes are open and exposed.

Inside Nightclub / Saw & Tool Building: Many ceiling tiles missing throughout the building. Evidence of water damage in many
places on the ceiling above the tiles. Many electrical wires hanging from the ceiling with electrical conduit exposed.

Inside Nightclub / Saw & Tool Building: Substantial air and light infiltration around temporary patches over entryways reflects
building is not well secured from the elements. Holes cut into the floor of the building create open hazards.

EVIDENCE OF BLIGHT WITHIN AREA 2

South Elevation of Area 2 Grain Tower: Dilapidated concrete structure with peeling paint and rusted metal pipes and brackets
extending from the structure. Some evidence of the beginning of spalling of exterior surfaces. Cracks in the concrete structure are
visible higher up on the south elevation.

South Elevation of Area 2 Grain Tower: Large holes and smaller holes in exterior wall. Temporary metal patch over ground level
opening is dented inward creating easy entry points for rodents, snakes and other pests. Deteriorating concrete pad on ground with
rusty bolts protruding above the concrete surface creates a trip and fall hazard. Rusted metal pipes and other rusted metal
components protruding from exterior walls.

South Elevation of Area 2 Grain Tower (top picture) and North Elevation of Area 2 Grain Tower (bottom picture): Window frames
at top of the grain tower are rusted with several panes of glass missing. Remaining glass panes will potentially fall to the grassy area
on the south side and parking lot on the north side, as the windows continue to deteriorate. Evidence of spalling of concrete surfaces
at the top of the grain tower.

East Elevation of Area 2 Grain Tower: Exterior surfaces are dilapidated with peeling paint and evidence of spalling. Metal door and
frame are rusted and held closed with an exterior latch and padlock. Concrete around the door frame is deteriorated, particularly
below the door where rebar reinforcement is exposed to the elements and shows signs of significant rust. Rusted pipe protruding
from structure at head/shoulder level presents a danger of injury to passersby.

North Elevation of Area 2 Grain Tower: Ladder extending to the top of the grain tower shows significant rust. Remains of electrical
service simply cut off.

EVIDENCE OF BLIGHT WITHIN AREA 3

North Elevation of Area 3 Grain Tower: Exterior is dilapidated with peeling paint, cracks in exterior walls, and evidence of
beginnings of spalling on exterior walls. Large openings in exterior walls with no glass, bars, or any other protective barriers are
present to prevent falls.

North Elevation of Area 3 Grain Tower: Steel structure at front of tower shows significant rust. Concrete footings into which the
steel pillars supporting the structure are attached are deteriorated with evidence of spalling. Metal entry door and frame are rusted
and door is minimally secured with exterior latch and padlock. There are holes in the exterior wall above the entry door.

Underside of Steel Platform: All portions of steel structure, including vertical and horizontal support beams are significantly rusted.
Underside of platform also shows significant rusting. Rusted pipes and open electrical conduits hang from the structure.

North Elevation of Area 3 Grain Tower (below steel platform): Pillars supporting the steel platform are significantly rusted.
Concrete footings into which the pillars are secured are deteriorated with evidence of spalling. Exterior of concrete structure is
dilapidated with large holes in exterior walls which have been covered by temporary wood and metal patches. A large rusted steel
box, lumber, old sandbags and other trash are scattered about the front of the premises.

North Elevation of Area 3 Grain Tower: Corrugated metal structure attached to grain tower is severely dilapidated with holes in
exterior of structure. Significant rusting (particularly along the base of the wall and steel support beams at the top of the structure) is
present. Portions of the corrugated metal have been broken or torn off, leaving sharp rusted edges exposed which present a risk of
injury. Concrete base upon which the structure sits is significantly deteriorated.

Interior of Corrugated Metal Structure: The east side of the corrugated metal structure is open to easy entry, creating an attractive
nuisance. A significant amount of trash and other debris litters the interior of the structure. Portions of the steel beam structure of
the building visible from this area are severely rusted. The raised wood surfaces inside the structure, along with other large debris in
this area pose many trip and fall hazards. The concrete base and stairs inside this structure are deteriorated with significant evidence
of spalling. Entry door in this area is severely rusted, with multiple rusty wires protruding from the door. Food and beverage
container garbage provide evidence that this area attracts loitering and vagrancy.

North Elevation of Area 3 Grain Tower: Concrete platform and stairs on front of structure are severely deteriorated with large pieces
of concrete missing and significant spalling on the remaining structure. There is no handrail protecting the platform at the top of the
stairs, which is approximately 40 inches high. Corrugated metal siding is rusted with sharp edges curled outward presenting injury
risks. Large open hole in the top of the platform with sharp rusty metal objects inside presents injury risks.

North Elevation of Area 3 Grain Tower: West side of corrugated metal structure rusted with one large piece of metal having partially
fallen out leaving a sizeable hole. A portion of the protective railing on top of the corrugated metal structure is missing. Steel beams
providing support for the roof of the corrugated metal structure are rusted. Roof edge appears from ground level to be significantly
deteriorated.

Northwest Entry to Area 3 Grain Tower: Entry doors to the Area 3 Grain Tower show substantial rust. There is evidence of attempts
to break into the structure. In the top right of the top photo, a metal patch over a window has been peeled back at the top. The door
in the top photo has had the lower panel nearly pushed in. Locking mechanisms in the bottom photo have been pried open.

Northwest Entry Way to Area 3 Grain Tower: Concrete stairs and platform to main doors are significantly deteriorated with several
cracks and evidence of spalling. Handrail missing from platform.

West Elevation of Area 3 Grain Tower: Exterior openings have been boarded up. Concrete surfaces are deteriorated with notable
spalling. Chunks of concrete are missing from the exterior wall, exposing the underlying rebar reinforcement, which is rusted.

West Elevation of Area 3 Grain Tower: Exterior is dilapidated with peeling paint and evidence of spalling on concrete walls. Wires
hang from the structure by the door. Concrete surfaces on the ground are deteriorated, and settling unevenly into the ground, creating
trip and fall hazards. Chain link fencing is rusted and starting to fall down. Barbed wire at the top of the chained link fencing is also
rusted and presents risk of injury. Missing and broken door hardware is evidence of prior break-in attempts.

South Elevation of Area 3 Grain Tower: Exterior is dilapidated with peeling paint and evidence of spalling in the concrete surfaces.
Exterior openings are covered with sheet metal. Corners of sheet metal attached to structure are damaged and/or peeling away from
the structure, creating many sharp protrusions that present injury risks.

South Elevation of Area 3 Grain Tower: Sheet metal has been torn away from one of the openings, suggested an attempt to break in.
Remnants of sheet metal covering are still attached to the building, creating a sharp protrusion that poses risk of injury to passersby.
Portions of the concrete exterior are breaking off of the building and there is significant evidence of spalling. No trespassing sign is
graffitied over.

East Elevation of Area 3 Grain Tower: Entry door has significant amounts of rust. Piece of concrete wall has broken away, exposing
rebar reinforcement, which is rusted. Rusted and broken locking mechanisms provide possible points of entry into the structure,
creating an attractive nuisance.

Surface Area Surrounding Area 3 Grain Tower: The surface area surrounding the Area 3 Grain Tower contains many hazards to
passersby, particularly trip and fall hazards due to the presence of large concrete blocks on the ground, large metal objects protruding
above the surface of surrounding concrete, a large steel box, severely deteriorated asphalt surfaces, a drain box that has been
significantly exposed due to erosion of the surrounding ground, and remnants of the base of a wood structure which protrude above
the surrounding surface area.

Surface Area Surrounding Area 3 Grain Tower: Deterioration of pavement, damage to pavement and drainage areas from settling of
surrounding ground and deterioration of concrete surfaces, combined with large loose rocks, present trip and fall hazards to
passersby.

BLIGHT STUDY
PROPERTIES SURROUNDING THE JORDAN VALLEY INNOVATION CENTER

Date: __________ ___, 2019
Prepared By: Springfield Department of Planning and Development

PURPOSE OF THIS STUDY
The City of Springfield, Missouri (the “City”) is seeking to encourage the redevelopment of three areas
surrounding the Jordan Valley Innovation Center located at 524 N. Boonville Avenue, Springfield, MO
65806 (collectively, the “JVIC Areas”). This study documents the conditions found in the JVIC Areas
and contains analysis of how such conditions cause each of the JVIC Areas to be a “blighted area”
pursuant to the definition of such term found in Sections 99.800 to 99.865, inclusive, of the Revised
Statutes of Missouri, as amended (the “TIF Act”).

DEFINITION AND IDENTIFICATION OF BLIGHT
Section 99.805(1) of the TIF Act defines the term “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 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.
This study will document the existence of the following blighting factors:
1. insanitary or unsafe conditions;
2. deterioration of site improvements; and
3. conditions which endanger life or property by fire and other causes;
and will describe how such blighting factors constitute an economic and social liability and a menace to
the public health, safety and welfare in the present condition and use of the JVIC Areas.

AREA 1
Area 1 consists of three complete tax parcels and a portion of a fourth tax parcel. It is generally within
the bounds of E. Tampa Street to the north, N. Boonville Avenue to the west, N. Robberson Avenue to
the east (if extended on the same heading south of E. Phelps Street), and a set of railroad tracks running
parallel to and north of E. Water Street to the south. The parcel identification numbers and owners, as of
April 11, 2019, are set forth in the table below:

Assessor’s Parcel ID Number
1313312010
1313311001
1313311005
1313311009

Owner
Missouri State University
Missouri State University
414 N Boonville, LLC
Missouri State University

Map Location
(see following pages)
TP 1
TP 2
TP 3
TP 4

Map: Outline of Area 1

Map: Tax Parcels Completely or Partially Within Area 1

GENERAL DESCRIPTION OF AREA 1
Area 1 contains two buildings and a parking lot that is bounded by various types of fencing. The building
furthest to the north, which will be referred to in this study as the “JVIC Building” is attached to the main
Jordan Valley Innovation Center facility operated by Missouri State University. Immediately south of the
JVIC Building and across E. Phelps Street is a building that is divided into two spaces, the northern
portion of which was previously operated as a nightclub and the southern portion of which was previously
operated as a tool supply store (collectively referred to in this study as the “Nightclub / Saw & Tool
Building”). Finally, the southernmost portion of Area 1 is currently operated as a parking lot. See
pictures below for a depiction of each component of Area 1. Also, see the map below for a depiction of
the location of each component of Area 1 within the larger Area 1 boundary.

Picture: JVIC Building and Main Jordan Valley Innovation Center Facility

Picture: Nightclub / Saw & Tool Building

Picture: Parking Lot

Map: Location of Components Within Area 1

EVIDENCE OF BLIGHT WITHIN AREA 1
Site visits were performed for Area 1 on April 11, 2019 and December 5, 2019. Numerous pictures were
taken, which are contained in Appendix A attached hereto that depict the conditions described below.
Most of the pictures were taken during the April 11, 2019 site visit. The site visit performed on
December 5, 2019 confirmed the continued existence of the conditions pictured.
Within Area 1, the following blighting conditions are present:
1. insanitary or unsafe conditions;
2. deterioration of site improvements; and
3. conditions which endanger life or property by fire and other causes.
These factors are pervasive within the buildings contained in Area 1. Below is a description of the
blighting factors found within the JVIC Building and the Nightclub / Saw & Tool Building.

JVIC Building
The JVIC Building is currently vacant. As shown on Appendix A, the JVIC Building contains
significant deterioration of site improvements. There are numerous trees and other plants growing out of
the roof of the JVIC Building. Significant portions of the steel siding on the structure located on the roof
of the JVIC Building are missing, exposing the interior to the elements. Structural, electrical and weather
proofing components on the roof of the JVIC Building show excessive rust and decay and debris are
scattered over the area of the roof. On the front elevation of the JVIC Building, the concrete structure and
finish is severely deteriorated, with concrete columns that have spalled to the point where rebar
reinforcement is exposed to the elements and shows signs of significant rust. Downspouts are cut off
over eight feet above ground level, electrical conduits are cut off randomly, rusty metal protrusions
extend from the loading dock wall, having been cut off years prior, presenting a danger of injury to
passersby, broken windows and spalling and collapsing concrete present a danger to anyone at ground
level near the loading dock and street area, numerous trip hazards and protruding bolts are scattered along
the loading dock area, and makeshift loading dock security doors show signs of attempts to break in. The
side elevation contains a number of unclosed holes and evidence that chunks of concrete from the roof
and walls have fallen to the grassy area below.
Inside the JVIC Building, there are construction and other types of debris littered throughout, including
concrete spall debris, cardboard boxes, wood materials, pallets, metal structural components and
materials, broken and whole cinder blocks, corrugated pipe, scattered rebar pieces, aluminum cans and
other garbage. There is no lighting within the JVIC Building and the scatter and accumulation of debris is
such that it is generally unsafe to navigate throughout the building. Only the first floor is accessible from
the ground level entrances, as there are no stairs to the second floor and the stairs to the basement are in
poor condition. There are large holes in the concrete deck between the first and second floors. The steel
and concrete structural members of the JVIC Building are in a state of significant decay, with concrete
having spalled to the point that rebar reinforcement is exposed and significantly rusted, and severe rust
existing on steel beams and columns.
Nightclub / Saw & Tool Building
The Nightclub / Saw & Tool Building is currently vacant. As shown on Appendix A, the Nightclub /
Saw & Tool Building contains significant deterioration of site improvements. The wood siding on the
exterior of the building is dilapidated, shows substantial wood rot, is splintering in some areas, and in
various places is pulling away from the wall of the building. These conditions exist on the front elevation
of the building, but are more pronounced on the rear elevation of the building. On the front elevation of
the Nightclub / Saw & Tool Building, a portion of exterior wall is missing with insulation and framing
exposed. The storefront has been removed and boarded up with plywood, which is dilapidated with some
wood rot present. The upper brick facade is beginning to separate from sides of building and lean over
sidewalk. Elevated views of the building, as well as views from the side (south) elevation of the building,
reveal the roof is significantly deteriorated. There are many holes in the exterior walls of the building
(both in the wood siding as well as in the brick façade) and in the wood which has been used to board up
most exterior doors and windows. During the April 11, 2019 site visit, a covered wood porch was
observed that was attached to the rear of the building. The porch was rotting, missing all or parts of
boards and appeared to be collapsing. During the April 11, 2019 site visit, the police were called to
remove a homeless person from the premises that had apparently been living in makeshift quarters on this
porch. The roofing material covering this porch and the surrounding area has since been removed as a
result of additional calls to police reporting vagrants using the porch as a living area. A portion of the
brick façade at the southeast corner of the building appears to be missing. Upon visual inspection of this
area of the wall, its condition suggests other bricks could fall off of the wall at any time, posing a danger
to passersby. There are significant amounts of debris scattered around the building, most notably in the

rear of the building where at least one homeless person appeared to be residing as of the April 11, 2019
site visit. The rear of the building also contains a substantial amount of graffiti.
Inside the Nightclub / Saw & Tool Building there is debris littered throughout, including cans, paper,
cardboard, plastic containers, buckets of roofing coating, old machinery, lumber, appliances, and other
garbage. There are holes in the floors and walls. There is a substantial amount of exposed electrical
wiring hanging from ceilings, as well as open and exposed conduit, junction boxes and breaker boxes. A
large number of ceiling tiles are missing, falling down or broken. The exposed ceiling above these areas
evidences water damage, presumably resulting from the severe deterioration of the roof as discussed
above. There is no lighting in the Nightclub / Saw & Tool Building which, with the scatter and
accumulation of debris, combined with all of the exposed wiring and the holes in the floor, make it
generally unsafe to navigate throughout the building. Notable amounts of light and air emanating through
and around the boarded up exterior doorways and windows indicate the building is not secured from the
elements.
On June 13, 2019, the Springfield fire department responded to a call at the Nightclub / Saw & Tool
Building. A fire had been set inside the building by persons who had broken into the building,
presumably seeking shelter. The fire was quickly extinguished, and did not result in any significant harm
to the building.
EFFECT OF BLIGHT WITHIN AREA 1
The blighting factors discussed above and shown on Appendix A relating to Area 1 constitute an
economic and social liability and a menace to the public health, safety and welfare in the present
condition and use of Area 1.
Economic and Social Liability
The City is attempting to encourage the redevelopment of the general area surrounding Area 1. The
existence of vacant, dilapidated buildings such as the JVIC Building is a general deterrent to the
revitalization of an area. Vacant buildings commonly attract crime and loitering and can serve as an
attractive nuisance for area youth. The security doors on the JVIC Building show signs of attempted
break-ins. Graffiti inside the Nightclub / Saw & Tool Building observed on April 11, 2019 and the fire
set on June 13, 2019 inside the building evidence more than one successful break-in. During the April 11,
2019 site visit, the police were called to remove a homeless person who had been trespassing on the
property of the Nightclub / Saw & Tool Building and had constructed a living area on a porch behind the
Nightclub / Saw & Tool Building. The roofing material covering this porch and the surrounding area has
since been removed in response to a number of such calls. The potential for crime, the attraction of
vagrancy, and the potential liability to those that could be injured by dangerous conditions that result from
the present condition of the JVIC Building and the Nightclub / Saw & Tool Building constitutes a
significant economic and social liability.
Menace to Public Health, Safety and Welfare
There are many dangerous conditions within Area 1 that constitute a menace to public health, safety and
welfare. As discussed above, the JVIC Building is vacant and serves as an attractive nuisance with
numerous dangerous exterior conditions that could cause injury to persons in or around its premises.
Evidence of successful and attempted break-ins bolsters the concern that the condition of Area 1 is
conducive to crime. The vacant Nightclub / Saw & Tool Building provides partial cover for and serves as
an attraction for the homeless to construct makeshift living quarters, causing the area to be generally less
safe and providing the opportunity for interaction between vermin and humans in squalid living

conditions. The interior condition of the JVIC Building and the Nightclub / Saw & Tool Building are
such that anyone choosing to enter such structures in search of shelter would have a high likelihood of
injury, adding to their character as an attractive nuisance. As there is no active HVAC system or fire
suppression in the Nightclub / Saw & Tool Building, a wood-framed building filled with flammable
debris, any attempts by vagrants to provide heat by lighting fires could result in the entirety of the
Nightclub / Saw & Tool Building catching fire. On June 13, 2019, a fire was set in the Nightclub / Saw &
Tool Building, but was extinguished by the Springfield fire department before causing serious damage,
providing evidence of the risk that vagrants will enter the building and use it for various purposes,
including setting fires within the building. While there does not appear to be any electricity currently
being supplied to the Nightclub / Saw & Tool Building, the abundance of exposed electrical wires, which
are present throughout the building hanging from ceilings, conduits, junction boxes and breaker boxes,
poses a safety risk to anyone inside the building. Old machinery and appliances within the Nightclub /
Saw & Tool Building also appear to pose additional dangers to anyone who might trespass into the
building.

AREA 2
Area 2 consists of a portion of one tax parcel. It is generally within the bounds of E. Tampa Street to the
north, N. Boonville Avenue to the west, N. Robberson Avenue to the east, and E. Phelps Street to the
south. The parcel identification number and owner are set forth in the table below:

Assessor’s Parcel ID Number
1313312010

Owner
Missouri State University

[remainder of page intentionally left blank]

Map Location
(see following pages)
TP 1

Map: Outline of Area 2

Map: Tax Parcel Partially Within Area 2

GENERAL DESCRIPTION OF AREA 2
Area 2 contains a grain tower which will be referred to in this study as the “Area 2 Grain Tower.” The
Area 2 Grain Tower is bounded on the west side by the JVIC Building and main Jordan Valley
Innovation Center facility, on the north side by a parking lot, on the south side by E. Phelps Street and on
the east side by N. Robberson Avenue. See picture below for a depiction of the Area 2 Grain Tower.
Picture: Area 2 Grain Tower

EVIDENCE OF BLIGHT WITHIN AREA 2
Site visits were performed for Area 2 on April 11, 2019 and December 5, 2019. Numerous pictures were
taken, which are contained in Appendix A attached hereto that depict the conditions described below.
Most of the pictures were taken during the April 11, 2019 site visit. The site visit performed on
December 5, 2019 confirmed the continued existence of the conditions pictured.

Within Area 2, the following blighting conditions are present:
1. unsanitary or unsafe conditions; and
2. deterioration of site improvements.
Below is a description of the blighting factors found within Area 2.
Area 2 Grain Tower
The Area 2 Grain Tower is currently empty and is not being used. As shown on Appendix A, the Area 2
Grain Tower contains significant deterioration of site improvements and unsafe conditions. The concrete
exterior of the Area 2 Grain Tower is dilapidated, with peeling paint and evidence of the spalling of
exterior surfaces. The south elevation of the Area 2 Grain Tower shows several noticeable cracks in the
exterior walls. There are several holes in the exterior wall of the south elevation, including a large hole
above the front entrance door. A metal plate covering a large opening at ground level in the wall of the
south elevation is dented inward, creating additional holes in the structure at ground level, which provide
easy entry point for rodents, snakes and other pests. Rusted metal pipes and other rusted metal
components protrude from the exterior walls of the Area 2 Grain Tower, some of which are close to
head/shoulder level. A deteriorated concrete pad near the south entrance door sits several inches above
ground level with rusty bolts extending above the surface of the concrete. Window frames at the very top
of the Area 2 Grain Tower on the south elevation and north elevation show significant rust, with several
panes of glass missing. The remaining panes of glass could potentially fall as the window frames
continue to deteriorate. These conditions combine to present various dangers to passersby. At the east
elevation of the Area 2 Grain Tower, the side door and frame are rusted and the entrance is minimally
secured. The concrete around the east entrance door is deteriorated, particularly below the door where
rebar reinforcement is exposed and shows significant rust.

EFFECT OF BLIGHT WITHIN AREA 2
The blighting factors discussed above and shown on Appendix A relating to Area 2 constitute an
economic and social liability and a menace to the public health, safety and welfare in the present
condition and use of Area 2.
Economic and Social Liability
The City is attempting to encourage the redevelopment of the general area surrounding Area 2. The
existence of vacant, dilapidated buildings such as the Area 2 Grain Tower is a general deterrent to the
revitalization of an area. Vacant buildings commonly attract crime and loitering and can serve as an
attractive nuisance for area youth. The deterioration of the exterior of the Area 2 Grain Tower, combined
with the potential liability to those that could be injured by dangerous conditions that result from the
present condition of the Area 2 Grain Tower constitutes a significant economic and social liability.
Menace to Public Health, Safety and Welfare
There are many dangerous conditions within Area 2 that constitute a menace to public health, safety and
welfare. As discussed above, the Area 2 Grain Tower is vacant and serves as an attractive nuisance with
numerous dangerous exterior conditions that could provide injury to persons in or around its premises.
Exposed entry points at the ground level of the Area 2 Grain Tower also provide easy access to a breeding
ground for rodents, snakes and other pests.

AREA 3
Area 3 consists of one tax parcel. It is located in the middle of a group of properties generally within the
bounds of E. Phelps Street to the north, N. Boonville Avenue to the west, N. Jefferson Avenue to the east,
and a set of railroad tracks running parallel to and north of E. Water Street to the South. The parcel
identification number and owner are set forth in the table below:

Assessor’s Parcel ID Number
1313318002

Map: Outline of Area 3

Owner
Missouri State University

Map Location
(see following pages)
TP 5

Map: Tax Parcel Within Area 3

GENERAL DESCRIPTION OF AREA 3
Area 3 contains a grain tower which will be referred to in this study as the “Area 3 Grain Tower.” The
Area 3 Grain Tower is bounded on the north side by E. Phelps Street, on the east side and south side by
the Missouri State University Robert W. Plaster Free Enterprise Center and its adjoining parking lot, and
on the west side by the lot containing the Nightclub / Saw & Tool Building. See picture below for a
depiction of the Area 3 Grain Tower.

Picture: Area 3 Grain Tower

EVIDENCE OF BLIGHT WITHIN AREA 3
Site visits were performed for Area 3 on April 11, 2019 and December 5, 2019. Numerous pictures were
taken, which are contained in Appendix A attached hereto that depict the conditions described below.
Most of the pictures were taken during the April 11, 2019 site visit. The site visit performed on
December 5, 2019 confirmed the continued existence of the conditions pictured.

Within Area 3, the following blighting conditions are present:
1. unsanitary or unsafe conditions; and
2. deterioration of site improvements.
Below is a description of the blighting factors found within Area 3.
Area 3 Grain Tower
The Area 3 Grain Tower is currently empty and is not being used. As shown on Appendix A, the Area 3
Grain Tower contains significant deterioration of site improvements and insanitary and unsafe conditions.
The exterior concrete walls of the grain tower are dilapidated with peeling paint, cracks in exterior walls
and evidence of spalling. In several places, pieces of the concrete have broken away from the structure.
There are many large openings in the concrete walls on the higher portions of the structure, which have
no glass, bars or any other protective barriers to prevent falls should someone gain access to the premises
or to seal the building off from weather and birds. Several entry doors exhibit significant amounts of rust
and evidence of attempts to break in. One entry door has no functional locking mechanism, providing a
possible point of entry into the structure. The corrugated metal structure attached to the front of the grain
tower also has an open entry point on one side, creating an attractive nuisance. Food and beverage
container garbage provide evidence that this area attracts loitering and vagrancy. The corrugated metal
structure itself is in disrepair with the steel structure supporting it showing significant rust and the
corrugated metal siding having holes in multiple places, being rusted, and having sections of metal which
have fall off or been torn off, exposing sharp edges which pose risk of injury. From ground level, the roof
of the corrugated metal structure appears to be significantly deteriorated. The concrete platform on which
the corrugated metal structure sits is severely deteriorated with evidence of spalling. A large hole in the
top of the platform, which contains sharp rusted pieces of metal within it, presents additional injury risk,
in addition to the lack of a handrail on the platform.
The steel platform attached to the north elevation of the Area 3 Grain Tower is rusted on the pillars,
supporting cross beams and the area of the platform itself. Concrete footings into which the pillars
supporting the steel platform are attached are substantially deteriorated and spalling. Rusted pipes and
open electrical conduits hang from the underside of the steel platform. The chain link fencing on the west
side of the Area 3 Grain Tower and barbed wire at the top of such fencing are significantly rusted. A
portion of the chain link fencing is falling inward toward the building. Portions of the rusted barbed wire
have fallen and lay hanging from the top of the fence down to ground level, which presents injury risk to
passersby. The corners of the sheet metal plates covering exterior openings on the south elevation of the
Area 3 Grain Tower are damaged and/or peeling away from the structure, creating many sharp protrusions
which present injury risks to passersby. There is some graffiti present on the exterior of the building.
The interior of the corrugated metal structure attached to the Area 3 Grain Tower has a makeshift lumber
platform which is uneven and deteriorating. This area also has a significant amount of trash and other
large debris littered about. Portions of the steel frame supporting corrugated metal structure which are
visible from inside the structure are severely rusted. A multitude of trip and fall hazards present danger to
passersby, including large concrete blocks on the ground, large metal pipes and other metal objects
protruding above the concrete surface on paved areas surrounding the Area 3 Grain Tower, the base of a
large box drain set into the ground is exposed due to erosion of the surrounding soil, the wood base of an
object which is no longer present protrudes above the surface of the ground, and other large rocks and
uneven pavement are pervasive throughout the premises due to deterioration, erosion of the ground and
damage from the settling of concrete surfaces.

EFFECT OF BLIGHT WITHIN AREA 3
The blighting factors discussed above and shown on Appendix A relating to Area 3 constitute an
economic and social liability and a menace to the public health, safety and welfare in the present
condition and use of Area 3.
Economic and Social Liability
The City is attempting to encourage the redevelopment of the general area surrounding Area 3. The
existence of vacant, dilapidated buildings such as the Area 3 Grain Tower is a general deterrent to the
revitalization of an area. Vacant buildings commonly attract crime and loitering and can serve as an
attractive nuisance for area youth. Doors to the Area 3 Grain Tower show evidence of previous break-in
attempts and damage to the locking mechanisms on the door on the east elevation of the Area 3 Grain
Tower suggests it may be a point of entry for persons attempting to access the premises. Food and
beverage container garbage provide evidence that certain portions of Area 3 attract loitering and
vagrancy. The potential for crime, the attraction of vagrancy, and the potential liability to those that could
be injured by dangerous conditions that result from the present condition of the Area 3 Grain Tower
constitute a significant economic and social liability.
Menace to Public Health, Safety and Welfare
There are many dangerous conditions within Area 3 that constitute a menace to public health, safety and
welfare. As discussed above, the Area 3 Grain Tower is vacant and serves as an attractive nuisance with
numerous dangerous exterior conditions that could provide injury to persons in or around its premises.
Evidence of attempted break-ins bolsters the concern that the condition of Area 3 is conducive to crime
and food and beverage container garbage provide evidence that this area attracts loitering and vagrancy.

