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SECTION 1
INTRODUCTION
Purpose of the Plan
This document constitutes the 9415 Watson Road Chapter 353 Development Plan (this “Plan”), which
applies to an approximately 0.92-acre parcel located at 9415 Watson Road in the City of Crestwood,
Missouri (hereinafter referred to as the “Redevelopment Area” or “Area”). The Area is a frontage outlot
of the former location of Crestwood Plaza, approximately 2,000 feet east of the intersection of Watson
and Sappington Roads. The Area was platted and constructed as an ancillary business to the Crestwood
Plaza mall property and is completely within the corporate limits of the City of Crestwood, Missouri (the
“City”). 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. Parcel ownership is set forth on the below table:

The Redevelopment Area consists of a single 0.92-acre parcel that includes an approximately 14,600
square foot automotive service/tire store building and parking areas. The building was vacated in 2014,
then occupied by Calvert Automotive for approximately 6 months during 2016, vacated again for a short
time, and most recently occupied by Audi of Kirkwood as a maintenance facility. The building was
constructed in 1967 and is approximately 55 years of age.
The City retained PGAV Planners to conduct a qualifications analysis of the Area to determine if it
qualifies as a “Blighted Area” pursuant to Chapter 353, RSMo. As discussed in the study attached hereto
as Appendix B, PGAV Planners determined that the Area meets the definition of “Blighted Area” set
forth in Section 353.020(1), RSMo.
To remediate the conditions that cause the Area to be a “Blighted Area,” including, without limitation,
deterioration of site improvements, this Plan proposes that (1) the real property within the Area be
acquired by the City or Dierbergs Crestwood Crossing LLC (the “Developer”), (2) the existing building and
parking areas be demolished and cleared, and (3) modern commercial uses be developed in the Area in
coordination with the adjacent “Dierbergs Crestwood Crossing” development being undertaken by the
Developer for a portion of the former Crestwood Plaza mall site.
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Provisions of Chapter 353
The Missouri General Assembly adopted the Urban Redevelopment Corporations Law, Chapter 353,
RSMo. in 1943. The law is often referred to simply as “Chapter 353.”
Chapter 353 allows cities and counties to:
1. Identify and designate redevelopment areas that qualify as “Blighted Areas;”
2. Adopt a development plan that designates an area in need of redevelopment and states the
objectives to be attained and the redevelopment project to be undertaken;
3. Approve a redevelopment project for implementation of such development plan; and
4. Utilize the tools set forth in Chapter 353 to assist in reducing or eliminating those factors and
conditions that cause the area to qualify as a “Blighted Area” through the completion of a
redevelopment project.
This Plan describes the “Redevelopment Project” for the Area and provides information as required by
Chapter 353.
Additionally, Article XI, Chapter 26 of the City’s Municipal Code (the “City Chapter 353 Procedural
Ordinance”) sets forth the City’s requirements for development plans utilizing Chapter 353. Information
satisfying those requirements is contained in Section 2 of this Plan.

Development Plan Objectives
The primary objectives of this Plan are:
•
•
•

•
•
•
•

To alleviate those conditions that cause the Area to be a “Blighted Area;”
To cure the economic underutilization of the Area and to restore it to productive use through
commercial development;
To facilitate redevelopment of the Area in coordination with surrounding development (so that,
for example, pedestrian and vehicular ingress and egress are properly planned and implemented
for the Area and surrounding areas);
To enhance the tax base by inducing new private investment and commercial development in
the Area, thereby increasing the tax base for the benefit of all overlapping taxing jurisdictions;
To promote health, safety, order, convenience, prosperity, and the general welfare of the City, as
well as efficiency and economy in the process of development;
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 that will accelerate the achievement of these
objectives and complement other community and economic development objectives and
programs; and
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To further the objectives of the City’s Comprehensive Plan.

Redevelopment Activities
The redevelopment of the Area is expected to require the following activities:
•
•
•

•

Acquisition of all real property within the Area.
Demolition and removal of the existing site improvements.
Grading and preparation of the site, including installation of stormwater mitigation facilities in
compliance with the latest Metropolitan St. Louis Sewer District requirements and in
coordination with the adjacent Crestwood Crossings development.
Construction of new commercial building and parking areas and installation of new landscaping,
signage and lighting.

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. The Developer will continue negotiations with tenants or end users, which negotiations may have a material impact on the site and building design plans. However,
this Plan intends that the Redevelopment Project will consist of commercial uses developed in
coordination with the adjacent Dierbergs Crestwood Crossing project.

6/7/22, pg. 4

9415 Watson Road Chapter 353 Development Plan

Crestwood, Missouri

SECTION 2
DEVELOPMENT PLAN REQUIREMENTS
Redevelopment Area Legal Description and Plat
A legal description of the Area by metes and bounds and a scaled plat of the Area are attached as
Appendix A.

Design Plan
The Redevelopment Project shall consist of the construction within the Redevelopment Area of all or
portions of one or more new commercial buildings, expected to comprise between 3,000 and 8,000 square
feet of commercial space in the aggregate. The orientation and layout of such building(s) is subject to
further investigation depending on site and market conditions; it is possible that the building(s)
constructed may straddle adjoining parcels as part of the coordinated redevelopment of the Watson Road
corridor. Each building is expected to be constructed of, at minimum, materials required within Section
26-18 of the Crestwood City Code. Each building will have a minimum height of one story. T he orientation
and layout of such commercial building(s) is subject to further due diligence, site conditions and market
demand. A preliminary site plan is attached as Appendix C.

Project Phases
The Redevelopment Project may be completed in one or more phases. Demolition is expected to begin
shortly after the Developer acquires the property within the Area. Completion of commercial
development within the Area is expected within 36 months.

Unit Specifications; Availability
Dependent on market demand, the commercial building proposed to be developed in the Area could
accommodate a single user or multiple tenants (with premises sizes ranging from approximately 1,000
square feet to 8,000 square feet).

Property to be Demolished
The existing building and parking areas in the Area will be demolished.
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Building Rehabilitation
No buildings will be rehabilitated as part of this Plan.

New Construction
This Plan proposes the new construction of one (1) or more commercial building(s) located within all or
a portion of the Area of between 3,000 and 8,000 square feet in the aggregate.

Open Space and Other Amenities
Other than green space and/or landscape buffers that may be required by the City, the Plan does not
propose any open space or other amenities within the Area. However, the adjacent Dierbergs Crestwood
Crossing project, which will be developed in coordination with the Area, will include public plaza space,
open space and pedestrian accessibility.

Property for Public Agencies
This Plan does not contemplate the sale or donation of any land to public agencies.

Zoning Changes
This Plan does not contemplate changing the existing base “PD-C Planned Development – Commercial”
zoning district. However, site plans or amendments to site plans may be submitted to the City for
approval from time to time in connection with the existing zoning requirements, and rezonings may be
necessary to accommodate particular commercial uses as they arise from time to time .

Street Changes
This Plan does not propose any street changes. However, improvements to Watson Ro ad and adjacent
internal roads may be constructed as part of the Dierbergs Crestwood Crossing project.

Utility Changes
If necessary, utility lines will be relocated to accommodate redevelopment of the Area.
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Acquisition, Eminent Domain
1. The real property within the Area (the “Property”) is not currently under contract by the City, the
Developer or any affiliate of the Developer.
2. The City or the Developer must acquire the real property (including, without limitation, any
leases, easements or other encumbrances) within the Area to implement the proposed
Redevelopment Project and achieve the objectives of this Plan. If the Developer is unsuccessful
at acquiring real property within the Area, the Developer may request that the City acquire such
real property by eminent domain in accordance with Section 353.170(1), RSMo. and other
applicable law.

Eminent Domain by the City
If requested by the Developer, the City may, in its sole discretion, initiate eminent domain proceedings
to acquire title to or clear encumbrances from all or any portion of the Property described in Appendix
A and included in the Area. The City will only initiate eminent domain proceedings if (1) all statutory
prerequisites to the exercise of such power have been satisfied including the provision of a good faith
offer to the owner of the property in question, (2) the owner of the property in question has rejected the
good faith offer, and (3) the City determines that the exercise of its eminent domain powers is necessary
to achieve the objectives of this Plan and otherwise protect the health and welfare of the City’s residents.

Financing Plan
Completion of the Redevelopment Project is expected to cost approximately $6,125,892, which will be
financed through a combination of private equity, debt and tax increment financing and community
improvement district incentives, all in connection with the adjacent Dierbergs Crestwood Crossing
project. Attached as Appendix D is a letter from First Bank committing to provide financing for the
Redevelopment Project. A detailed statement of the projected revenues and expenses of the
Redevelopment Project during the first five years in which the Redevelopment Project is in operation is
set forth below:
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Developer will provide any payment and performance bonds to the extent required by applicable state
law and local ordinance.

Management
The following persons are proposed to be active in or associated with the management of the
Redevelopment Project during a period of at least two years following construction:
Dierbergs Crestwood Crossing LLC is an affiliate of Dierbergs Markets, Inc. (“Dierbergs”). Dierbergs will
manage the Project for Dierbergs Crestwood Crossing LLC. Dierbergs’ Vice President of Real Estate and
Corporate Counsel (Brent Beumer), Director of Real Estate (Drew Bextermueller) and Director of
Property Management (Katie Hardimann) will direct day to day responsibility for the construction,
operation and maintenance of the Project.

Qualifications
The Developer is an affiliate of Dierbergs, an owner and operator of grocery stores. Dierbergs and
various affiliates develop, own and manage commercial real estate throughout the St. Louis region
wherein its grocery stores and other commercial tenants operate.

Public Property
No property within the Area currently belongs or is being used by the City, St. Louis County, the State of
Missouri or any other political subdivision (provided, however, that Watson Road right-of-way is
immediately south of the Area). The Plan envisions private commercial development within the Area.
No permanent public ownership or use is anticipated.
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Relocation
The current occupant of the building in the Area may be displaced as part of the implementation of this
Plan. If a decision is made to relocate that occupant, such relocation will be carried out in accordance with
Missouri law and the City’s relocation policy. It is estimated that the costs of any relocation will equal or
exceed the minimum requirements of Section 523.205.7, RSMo.:
7. All displaced businesses eligible for payments shall be provided with relocation
payments based upon the following, at the option of the business:
(1) A three thousand dollar fixed moving expense payment and up to an additional
ten thousand dollars for reestablishment expenses. Reestablishment expenses are
limited to costs incurred for physical improvements to the replacement property to
accommodate the particular business at issue; or
(2) Actual costs of moving including costs for packing, crating, disconnection,
dismantling, reassembling and installing all personal equipment and costs for
relettering similar signs and similar replacement stationery, and up to an additional
ten thousand dollars for reestablishment expenses. Reestablishment expenses are
limited to actual costs incurred for physical improvements to the replacement property
to accommodate the particular business at issue.

Tax Abatement
No real property tax abatement will be authorized pursuant to this Plan. The Area is located in an
existing tax increment financing district, which will impact the real property tax revenues available to
taxing districts so long as the tax increment financing district is in effect.
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EXHIBIT A-1
Legal Description of Redevelopment Area

A TRACT OF LAND BEING PART OF U.S. SURVEY 1936, TOWNSHIP 44 NORTH, RANGE 6
EAST OF THE FIFTH PRINCIPAL MERIDIAN, CITY OF CRESTWOOD, ST. LOUIS COUNTY,
MISSOURI, AND BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS:

COMMENCING AT THE SOUTHWEST CORNER OF LOT 1 OF “RIESMEYER SUBDIVISION”,
A SUBDIVISION RECORDED IN PLAT BOOK 219, PAGE 47 OF THE ST. LOUIS COUNTY,
MISSOURI RECORDS, SAID CORNER BEING LOCATED ON THE NORTH RIGHT-OF-WAY
OF WATSON ROAD (100 FEET WIDE), AND ALSO BEING THE SOUTHEAST CORNER OF A
TRACT OF LAND CONVEYED TO CRESTWOOD MISSOURI PARTNERS, LLC BY
INSTRUMENT RECORDED IN DEED BOOK 20992 PAGE 1438 OF THE ABOVEMENTIONED
RECORDS; THENCE PROCEEDING ALONG SAID NORTH RIGHT-OF-WAY, ALONG A LINE
PARALLEL TO AND DISTANT 50 FEET PERPENDICULAR DISTANCE NORTH OF THE
CENTER OF SAID WATSON ROAD, SOUTH 62°32’56” WEST, 649.95 FEET TO THE POINT
OF BEGINNING OF THE HEREIN DESCRIBED TRACT OF LAND; THENCE CONTINUING
ALONG SAID NORTH RIGHT-OF-WAY SOUTH 62°32’56” WEST, 200.00 FEET TO A CORNER
LOCATED ON THE SOUTH LINE OF THE ABOVEMENTIONED CRESTWOOD MISSOURI
PARTNERS, LLC TRACT; THENCE LEAVING SAID NORTH RIGHT-OF-WAY AND
PROCEEDING ALONG THE SOUTH LINE OF SAID CRESTWOOD MISSOURI PARTNERS,
LLC TRACT, THE FOLLOWING COURSES AND DISTANCES: NORTH 37°12’04” WEST,
200.00 FEET; NORTH 62°32’56” EAST, 200.00 FEET; AND SOUTH 37°12’04” EAST, 200.00
FEET TO THE POINT OF BEGINNING, AND CONTAINING 39,422 SQUARE FEET (0.905
ACRES MORE OR LESS), ACCORDING TO A SURVEY PERFORMED BY THE STERLING
COMPANY DURING THE MONTH OF APRIL, 2021, UNDER ORDER NUMBER 21-08-253.
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SECTION 1
INTRODUCTION
AREA DESCRIPTION AND BACKGROUND
The 9415 Watson Road Redevelopment Area (hereinafter referred to as the “Area”) consists of the
approximately 0.92-acre parcel described below:

The Area is a frontage outlot of the former location of Crestwood Plaza, approximately 2,000 feet east
of the intersection of Watson and Sappington Roads. The Area was platted and constructed as an
ancillary business to the Crestwood Plaza mall property and is completely within the co rporate limits
of the City of Crestwood, Missouri (the “City”). The boundaries of the Area are shown on Plate 1 –
Area Boundary included in Appendix A and further described in the written boundary description
also contained in Appendix A. Plate 2 – Existing Land Use in Appendix B shows the current land
use of the Area.
GENERAL HISTORY OF THE AREA
The approximately 14,600 square foot building within the Area was constructed in 1967 and is
approximately 55 years of age. The Area was the longtime location of Firestone Automotive, which
operated an automotive maintenance facility in the building. In January 2016, Calvert’s Express Auto
Service and Tire (“Calvert’s”) obtained from the City a permit to occupy the building and to operate a
business therein. 1 Calvert’s stopped activity as an auto service facility sometime in the spring or
summer 2016. Calvert’s reapplied to the City for a commercial occupancy permit in August 2016. It is
unclear whether Calvert’s reoccupied the building at that time. Since the spring of 2019, Sovereign
STL (“Audi Kirkwood”) has occupied the building as a remote automotive repair and maintenance
facility. Signs have been posted on the exterior of the building that state “Notice: Not Open to The
General Public” and customer interactions do not appear to regularly occur at the site.
As an outlot to the mall property, the Area’s marketability declined as Crestwood Plaza declined and
was ultimately closed and demolished. This is evidenced by the fact that each outparcel to the mall
(including the Area) has declined in value over the last 10 years and has had difficulty maintaining
1

An occupancy permit was granted to Calvert’s by the City of Crestwood on January 28, 2016.
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occupancy since the mall’s closure. The Area was unoccupied for two of the last five years. Copies of
the occupancy permits are included in Appendix B.
Additionally, without the presence of the mall and its internal roadways, access to the Area is limited.
A median located in the middle of Watson Road, which safely isolates western and eastern traffic flows,
further restricts left and right turns to signalized intersections. The Area has no direct access to traffic
traveling east on Watson Road, and ingress and egress can only be made by traffic traveling west on
Watson Road. U-turns are not permitted on Watson Road, and cars traveling eastward must use a
dedicated U-turn Lane located approximately 1,300 feet to the east of the Area.
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SECTION 2
BASIS FOR DESIGNATION AS A BLIGHTED AREA
STATUTORY DEFINTION OF BLIGHTED AREA
Missouri law allows cities and counties to: (1) identify and designate redevelopment areas that qualify
as “Blighted areas” under the Urban Redevelopment Corporations Law, Chapter 353, RSMo. (“Chapter
353”); (2) adopt a development plan that designates an area in need of redevelopment and states the
objectives to be attained and the redevelopment project to be undertaken; (3) approve a redevelopment
project for implementation of such development plan; and (4) utilize the tools outlined in Chapter 353
to assist in reducing or eliminating those factors and conditions that cause the area to qualify as a
“Blighted area” through the completion of a redevelopment project. Chapter 353 defines “Area” as
follows:
“Area”, that portion of the city which the legislative authority of such city has found or
shall find to be blighted so that the clearance, replanning, rehabilitation, or reconstruction
thereof is necessary to effectuate the purposes of this law. Any such a rea may include
buildings or improvements not in themselves blighted, and any real property, whether
improved or unimproved, the inclusion of which is deemed necessary for the effective
clearance, replanning, reconstruction or rehabilitation of the area of which such buildings,
improvements or real property form a part. (Section 353.020(1), RSMo.)
To qualify as an Area under Chapter 353, the land that is to be designated must exhibit certain
characteristics that meet the criteria as established in the definition for a “Blighted area.” Chapter 353’s
definition of “Blighted area” (Section 353.020(2), RSMo.) was recently amended to cross-reference the
definition of “Blighted area” in Section 99.805, RSMo.:
“Blighted area”, an area which, by reason of the predominance of insanitary or unsafe
conditions, deterioration of site improvements, or the existence of conditions which
endanger life or property by fire and other causes, or any combination of such factors,
retards the provision of housing accommodations or constitutes an economic or social
liability or a menace to the public health, safety, or welfare in its present condition and
use. (Section 99.805(1), RSMo.)
ANALYSIS OF BLIGHTED AREA FACTORS
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 the above
definition.
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This analysis is based upon on-site investigations of the Area conducted by PGAV Planners staff on
April 25, 2022, in addition to information provided by the staff of the City and the St. Louis County
Assessor. PGAV Planners staff also relied upon their extensive experience, knowledge of the real estate
market, and professional expertise in the preparation of th is analysis. Photographs illustrating
representative blighting conditions were taken during the site visit and are displayed in Appendix C –
Existing Conditions Photos. Blighting factors were identified throughout the Area, as described below
and are also identified in Plate 3 – Blighting Factors in Appendix B. This report will not reflect
changes in conditions or events that have occurred after the date of the site visits or publication of this
report.
Findings Regarding Insanitary or Unsafe Conditions:
The Area exhibits several physical conditions that may be insanitary or unsafe, including:
•

•

The Area’s northern boundary is a thick vegetative area that has become overgrown with trees,
weeds, and grasses. This overgrown area has also collected trash and debris, portions of which
look to have been collecting for some time. The overgrown vegetation, combined with the
collected trash and debris, have created an insanitary habitat for unwelcome vermin.
Photographs of these conditions are included in Appendix C.
No separate environmental assessments were completed as part of this qualifications analysis,
and no known environmental contamination exists in the Area. However, due to the age of the
building and its past use, it is reasonable to expect that there may be some presence of asbestos,
lead paint, and heating oil tanks. Additionally, in its past and current use as an automotive
repair facility, oil and other chemicals were and are likely stored on site. Soil testing would be
needed to determine the extent of any contamination resulting from any spills or leaks.

Findings Regarding Deterioration of Site Improvements:
Deterioration refers to the physical deterioration of buildings and other above-ground improvements,
below-grade supporting structures such as water, sewer, and electric utilities, and surface site
improvements such as parking areas, roadways and drives, and lighting fixtures, signage, etc.
Deterioration may be evident in a variety of exterior and interior building components, including
foundation, exterior walls, doors, windows, floors, roofs, wiring, plumbing, etc. Minor defects, such as
a lack of painting, loose or missing roof tiles, floor or ceiling plates, holes and cracks over limited areas,
or damaged fascia materials, may indicate deterioration resulting from deferred maintenance.
The Area exhibits several physical conditions that exemplify deterioration of site improvements,
including:
•

The building and site improvements within the Area demonstrate signs of deferred maintenance
and deterioration, including brick and mortar deterioration (including a large crack on the
4
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exterior of the building) and cracked and depressed parking areas.
Both garage doors to the building’s service bays appear damaged.
Large cracks in the asphalt have vegetation growing through them, and some areas hold puddles
of water after relatively light rains resulting in small bodies of standing water.

Photographs of these conditions are included in Appendix C.
Findings Regarding Economic Liability
The Area, by reason of both a predominance of insanitary or unsafe conditions and the deterioration of
site improvements, constitutes an economic liability to those taxing districts that depend on tax
revenues from the Area to fund governmental services.
In its current condition, the Area is not fit for the vibrant commercial use expected of its location on
the Watson Road commercial corridor or its current “PD-C Planned District – Commercial zoning.”
The exterior condition of the building and environs, including overgrown vegetation, trash, and visible
damage to the building, are uninviting to prospective customers and tenants. The Area’s current use as
a remote automotive service facility for a dealership located elsewhere evidences that even the current
occupant would seemingly prefer that customers not transit the Area.
A commercial area without customers is the epitome of economic underutilization. This
underutilization is further evidenced by the reduction in the assessed value of the Area from $314,650
in 2015 to $161,150 in 2021, a decrease of approximately -49%. Tables 2-1 and 2-1-A, below and on
the next page, show the year-by-year changes in market and assessed values, as determined by the St.
Louis County Assessor, for the years 2015 through 2021.
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TABLE 2-1-A
AREA PARCEL DATA
9415 WATSON REDEVELOPMENT AREA
CRESTWOOD, MISSOURI
Assessed Value Percent Change
Pct. Change '15-'16

-59%

Pct. Change '16-17

1%

Pct. Change '17'18

0%

Pct. Change '18-'19

3%

Pct. Change '19-'20

0%

Pct. Change '20-'21
Overall Pct. Change '15-'21

21%
-49%

Source: St. Louis County Assessor

In contrast to the Area, two nearby similarly sized parcels containing reasonably well-maintained
commercial uses exhibit significantly higher (and growing) assessed values, according to St. Louis
County Assessor records:
•

The property located at 9420 Watson Road, across the street from the Area, has a 2021
assessed value of $373,060 (an approximately 35% increase in assessed value since 2015).
The 9420 Watson Road parcel is approximately 0.58 acres and is occupied by an
approximately 8,362 square foot dentist office building originally constructed in 1988.

•

The property located at 9550 Watson Road, across the street and approximately one-quarter
mile west from the Area, has a 2021 assessed value of $488,990 (an approximately 80%
increase in assessed value since 2015). The 9550 Watson Road parcel is approximately 0.76
acres and is occupied by an approximately 2,971 square foot credit union building originally
constructed in 2011.2

Accordingly, it is reasonable to assume that if the Area were occupied by a productive commercial use
and reasonably well-maintained, its taxable value would be similar to the 9420 Watson Road and 9550
Watson Road properties.
The City and other taxing districts rely on tax revenues to fund essential governmental services,
including schools and police and fire protection. When a property, due to its insanitary and deteriorated
condition, cannot generate an equivalent taxable value to similarly situated properties, that property
becomes an economic liability to the impacted taxing districts. As documented in this report, the Area
has not been well maintained and, as a result, is significantly undervalued when compared to similarly

2

On July 24, 2016, 9550 Watson Road filed two commercial construction permits. The first was for $10,000 in interior construction work. The

second was for $30,000 in exterior construction work, including construction of exterior canopies and drive-thru lanes.
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situated properties nearby. In comparison to nearby properties, the Area constitutes an economic
liability to the City and the other taxing districts that depend on tax revenue from the Area.
SUMMARY
The Area meets, as a whole, the definition of a “Blighted area” set forth in Chapter 353 because the
predominance and the combination of insanitary or unsafe conditions and the deterioration of site
improvements present in the Area constitute an economic liability. Photographic evidence of insanitary
and unsafe conditions and deterioration of site improvement is included in Appendix C. The
information relating to the Area’s declining assessed values as compared with the increasing assessed
values of nearby well-maintained parcels indicates the economic liability caused by the Area’s present
condition.
Based on the foregoing analysis, it is PGAV Planners’ opinion that the conditions of the Area support
a finding by the City that the Area is an “Area” and “Blighted area” as defined in Sections 353.020(1)
and 353.020(2), RSMo., respectively.
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