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SECTION 1
INTRODUCTION
The City of Overland, Missouri has commissioned PGAV PLANNERS in conjunction with
Dinan Real Estate Advisors to conduct an analysis of the potential use(s) of a portion of the
property which the City calls Wild Acres Park. The property (addressed as 2500 Ashby
Road) is located on the east side of Ashby Road approximately 3/4th of a mile north of Page
Avenue (MO Route D) at the southeast corner of the intersection of Ashby Road with
Midland Boulevard. Exhibit 1, Site Location Context below shows the location of the site
in the context of the northwester part of St. Louis County and the location within the
western part of the City of Overland.

EXHIBIT 1
Site Location Context
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PROPERTY BACKGROUND
The City acquired the property comprising the Study Area as part of a property purchase in
1995 that included 31 acres that now comprises Wild Acres Park and which included the
property and buildings comprising the former Holy Family Seminary. The Study Area
comprises approximately 7 acres fronting to Ashby Road that includes the former seminary
buildings. Depending on how they are counted, there are three or four principal buildings
and a single-family residence on the site. The chapel and mansion building (including an
annex), which are joined, are really two buildings. Another building is a carriage house and
another building is a gymnasium that is a later addition. In additional there is a singlefamily residence that is located at the eastern edge of the property. The original buildings
(the mansion /later seminary residence, and the carriage house) were built in about 19031905 as an estate for a wealthy paper manufacturer and was sold to the Congregation of
the Holy Family in 1944. It is not clear from available data when the caretaker house was
constructed but historic data suggests that it too may have originally constructed for the
original owner’s gardener and therefore would date from the early 1900’s. It is unclear
from history sources if the chapel structure was part of the original construction or built
sometime later (i.e. when the property was acquired by the religious order). The
gymnasium building was added by the religious order in 1967.

The reported above grade building area for all of the buildings is reported to be
approximately 32,200 square feet. According to St. Louis County records the chapel is
reportedly 4,049 square feet, the annex is reportedly 2,650 square feet, the mansion is
reportedly 10,064 square feet, the D.A.R.E. House is reportedly 1,824 square feet, the
gymnasium is 5,980 square feet and the carriage house is 7,424 square feet. There are also
two frame utility buildings on the property that are not included in the overall square
footage of the building area.
The City uses some of the buildings for various purposes:
•
•
•
•

The single-family house is used as a police substation;
The carriage house is used by the City for storage;
The gymnasium is used for various City and private functions; and
The mansion and chapel building are not actively used by the City except for some
ongoing storage in the dormitory building.

PGAV PLANNERS conducted a limited review and analysis of the property and the buildings
in September of 2014. This included an on-site review of the property and the interior and
exterior of the buildings. At the time of the review, we noted that the sanctuary and
residence buildings have some historic merit based on their exterior design, internal
finishes, and former use. However, we also noted their maintenance needs and use
limitations. On December 7, 2021 representatives of PGAV and Dinan Real Estate Advisors
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visited the property. It is clear that there has been significant deterioration of the property
buildings and site improvements since the 2014 site visit and review.
The purpose of this analysis is to examine, in greater depth, the potential uses and real
estate market potential for the Study Area and the associated buildings.
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SECTION 2
NATIONAL AND REGIONAL REAL ESTATE MARKET TRENDS
The initial step in assessing the potential uses for the property and building requires a
review of national and regional real estate market trends. This would normally consist of
looking at these trends for commercial (retail, service, and office), residential, and
industrial markets. However, the location of the Study Area suggests that efforts should not
be devoted to consideration for industrial uses.

The property is virtually surrounded by residential uses and is located nearly a mile away
from other parts of Overland to the south and the City of Maryland Heights to the west that
are devoted to industrial development. In addition, Ashby Road and Midland Boulevard are
not roadways suitable to handling traffic from the array of truck types that typically service
industrial areas. The industrial areas to the west and south all have more direct access to
the major thoroughfares, Lindbergh Boulevard (U.S. Route 67) and Page Avenue (MO Route
D); and these roadways provide the connections to the interstate system for the St. Louis
region. The size and configuration of the site also diminishes its suitability for industrial
uses. Therefore, the analysis and data presented in this section will focus on the potential
for retail and service commercial, office, and residential uses.

RETAIL AND SERVICE COMMERCIAL TRENDS
National Trends

Changes in how people shop for goods and services has been occurring for more than 15 years.
US retail space was, and still is, overbuilt. The US has, for many years, had more retail square
footage per capita than any other developed nation (more than 23,000 square feet per capita).

Data in this table is from 2018;
Updated 2020 information from
various sources indicate US at about
23,500; Canada (not in this table and
the only other country even close to
US) is at about 17,500
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The overbuilding was spurred largely by liberal bank and institutional financing for retail
development that accelerated in the late 1990’s and early 2000’s. This was further fueled by
competition among cities in metro environments that handed out sizable financial incentives for
retail developments to locate in one place versus another. Many of the metro markets were not
rapidly growing populations, so when a new retailer located in a market, they could only survive
by stealing market share from others selling the same merchandise. This ultimately meant some
would fail.
Retail closures have been occurring at an increasing rate that accelerated beginning in 2015.
According to an October 2020 Wall Street Journal article a record 9,500 closures occurred in
2019 and by mid-August of 2020 closures that have been announced exceeded another 10,000.
According to the global market research firm Coresight, retailers were likely to close as many as
25,000 US stores in 2020. Some recent data from various sources indicate that almost 100,000
retail closures have occurred since 2015.
Of course, COVID-19 struck a significant blow to brick-and-mortar retail sales when most of
retailing was shut down. Although retailers that were considered “essential” (grocery stores,
home improvement stores, Costco, Sam’s, Target, and Walmart) in some cases, actually
experienced year over year sales better than 2019 (particularly in locations that did not observe
the closures strictly). Also, retailers that recognized the power of online sales early and
previously developed a robust online presence faired very well (e.g. Target, Walmart, Macy’s,
Costco, Sam’s) competing with Amazon. However, as restrictions were lifted brick and mortar
retail sales improved and will further improve (rising 0.7% in September of this year). In some
instances, new stores will appear (for example, Amazon is actually opening grocery stores and
department stores and Macy’s has said that they will begin to look at smaller-building-footprints
in non-mall locations).
Nationally overall retail vacancy has begun to come down from rates in non-growth metro areas
(like metro St. Louis) that in 2018 were approaching 15%+. In many cases, the reduction in
vacancy has been the result of retail square footage being repurposed for other uses. In other
instances, space in better-quality retail centers and buildings have ‘backfilled” with new
businesses because, in most metro markets, new development has ground to a halt except in very
select locations and for specific users.
People do not want to purchase some items online. They want to see and feel some things before
they buy. General merchandise and department store retailers will develop smaller store formats
that will begin to be more like “showrooms” and not everything will be stocked at the store.
Consumers will able to see their options and touch the merchandise and their selection will be
sent home or delivered to the store (Amazon’s department store is rumored to be based on this
idea). In some instances, the store floor area will be reduced and the remaining space will
become a “last mile” warehouse for some popular items. In this case, pickup while shopping in
the store may be possible for these items.
Some retailers have tried other options. Target has developed some “urban” stores that are much
smaller than a typical Target (about 40,000 square feet) and as recently spring of 2021 has
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indicated that they are rapidly expanding this concept. Walmart tried the neighborhood market
concept (although they discovered this was impacting grocery sales at their supercenters in the
same market areas and shut down this expansion). Essentially retailers have learned that they
don’t need mega-stores, if they have their online market act together. Based on our data sources,
visitor traffic to shopping centers, some malls and other retail-centric locations for 2021 are
already near 2019 levels. Visitation through October of 2021 suggests that 2019 visitors (and
potentially sales) are likely to at least equal, if not exceed, 2021.
Where the future of retailing will go as a measure of places we walk in to shop is, by some
opinions, an unfinished book. States and cities that live on sales tax revenues were impacted preCOVID by the conditions and trends outlined above, but COVID-19 temporarily altered the
story. As COVID restrictions were reduced and people have become more comfortable in public
settings, we see brick and mortar sales beginning to trend upward and store traffic increase. And
technology today now allows us to look with some precision at what was going on, in terms of
store traffic, pre, during, and post COVID. As a result, we can track traffic to retail areas or
specific stores over specific periods of time and compare what has occurred in those time
windows and look at how it is trending as often as daily. While the information doesn’t identify
the person or the spending, it does correlate with revenue trends when compared to known sales
numbers. This data shows us that, once retail establishments opened up again, the level of preCOVID activity began ramping upward on what has looked like a V-shaped recovery for this
economic sector. We used this data source for Overland’s benefit and found that the City’s
location that included Schnucks, Home Depot, and an array of fast food/quick service restaurants
with existing drive-through facilities had a far lower revenue impact compared to many other
communities.
Bars, restaurants and other eating/drinking establishments have been the hardest hit. Consumer
dining habits have been evolving and chain restaurants have been failing at a significant rate. The
locally-owned unique restaurants have been trending upward but these are the ones that are less
able to the withstand financial pressure brought on by the COVID situation. Today this entire
sector has suffered from the inability to acquire staff to keep the business open. Fast food-quick
service restaurants have been forced to close their inside dining operations for lack of staff. As a
further example, in recent weeks several closure announcements were made by St. Louis area sitdown restaurants in business for 50 years ± have closed due their inability to hire staff.
What is undeniably clear is that the retail landscape has changed and the outcome of the change
isn’t complete. In the past, cities, particularly in metro environments, have competed fiercely for
retail development. However, the current conditions and future trends suggest that retailers may
make decisions that are based less on what government financial incentives they can get and
more on market reality and the realization that they don’t need as much selling space. And, as
always, the location of existing buildings or available sites, will be a defining factor in location
decisions. A defining indicator that new retail development will be stagnant is the fact that,
according to our source for Wal-Mart real estate activities, the company essentially laid off all of
their real estate staff that was devoted to creating new development.
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A final comment on this situation relates to relationship between online and in-store sales. The
notion that Amazon would kill brick-and-mortar retailing and online sales would take over has,
so far, been proven wrong. As recently as October 27, the Wall Street Journal noted that Amazon
sales have been flattening. This is most likely due to several factors some of which have been
discussed above (returns are more difficult (especially if the item didn’t come from their
warehouse); you can’t see or feel the item; delivery isn’t as quick; and free shipping for nonPrime members is more costly). That Amazon is opening grocery stores and department stores
suggests that they are recognizing the advantages of brick-and-mortar shopping that is paired
with a good retailer online website.

St. Louis Metro Trends
To evaluate St. Louis regional retail trends it is useful to look at the published data from the
major commercial real estate brokerage entities (Newmark Zimmer, CBRE, etc.) and other
parties like CREXI, Moody’s Analytics, St. Louis Federal Reserve, etc. that are data gathering
and market analytics entities. Some of the key data from these sources is discussed below.
Development trends for all types of uses are driven by a variety of factors but population
growth is one of the most important because it drives retail and service business sales and
provides the workers needed for growth and expansion. The St. Louis region’s lack of
growth is its “Achilles heel”. According to the latest CREXI overview of the St. Louis region,

“Back in 1960, the St. Louis MSA was the ninth largest metropolitan area in the nation.
More recently, St. Louis was the second slowest growing MSA out of the top 25 in the U.S.
from 2010 to 2017, at only 0.66%. Some estimates of population trends state that in 2017
St. Louis was overtaken by Baltimore as the 20th most populous MSA in America. If this
was not the case, then the Baltimore MSA will likely surpass St. Louis in 2018 by U.S.
Census estimates.”

According to the latest release of the St. Louis County 2020 decennial census of population,
St. Louis County’s population did increase slightly to 1,004,125 from 998,779 in 2010 (an
increase of (5,346 persons). However, this is an increase of only 0.5% over this 10-year
period. Furthermore, the metro area population increased by only 0.3% over the same
period. These are not the type of numbers that fuel business or development trends for
commercial, office, or industrial uses.

The Newmark Zimmer (NZ) St. Louis Market Report from the second quarter of 2021
shows a regional (metro market) year-over-year increase in retail vacancy of 30 basis
points 1 to 4.8%. In addition, over the past two years net space absorption was only 541,863
1

Basis points, otherwise known as bps or "bips," are a unit of measure used in finance to describe the percentage change in the
value of financial instruments or the rate change in an index or other benchmark. One basis point is equivalent to 0.01%
(1/100th of a percent) or 0.0001 in decimal form. Likewise, a fractional basis point such as 1.5 basis points is equivalent to
0.015% or 0.00015 in decimal form. To convert basis points into a percent form, take the number of basis points and multiply
by 0.0001, which will convey the percent in decimal form. For example, to convert 384 basis points into a percent, simply
multiply 384 by 0.0001. This will give you 0.0384, which is 3.84% (0.0384 x 100).
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square feet, most of the new construction being offset by backfill of existing space. In the St.
Louis regional real estate market Overland is considered part of the Mid-County
Submarket. On the whole, this submarket has a very low overall vacancy rate of only 2.8%.
Small shop space has a vacancy rate of 4.0%, a big part of which represents properties with
lesser desirability. Big box space has a very low rate of 2.5%. This is largely because this is
a retail model no longer being built except in rare and location-specific cases. Again, any
such properties still remining on the market are likely to be of lesser quality either in terms
of condition/configuration and/or location. The NZ data shows that the Mid-County
submarket retail vacancy rate worsened by 50 basis points over the past year.
The market potential for retail development that might relate to the Study Area must also
focus on the St. Louis County market. There are several factors that have affected the St.
Louis County retail market and development potential that impact the submarkets. First,
there were too many regional malls. The location of the malls attracted other retail, service,
and restaurants to their environs and when these malls begin to fail, the impact was felt in
a larger area. Today:
•

Crestwood Plaza and Jamestown, Mall are gone,

•

South County Mall sales are declining and the Sears building has been vacant for more
than three years and other retail vacancies in the South County submarket continue to
exist and grow;

•

•

•

West County Center sales are declining,

Chesterfield Mall went into bankruptcy, was sold, and is in the process of being
reinvented, and

The Taubman Outlet mall in Chesterfield was sold and is being reinvented as a venue
largely devoted to entertainment and eating and drinking establishments.

Also, the future existence of JC Penney is in doubt with most experts suggesting they will
not last more than another year, which if this prediction comes true, their closure will
further impact those mall properties and shopping centers that are still functioning and
still have operating Penney’s locations (West County and South County Shopping Centers).

The future of the retail real estate market on both a national and St. Louis regional basis is
still being written. The ongoing effects of the COVID pandemic are continuing to have some
impacts. However, there are new retail concepts being developed. There has been growth
in the grocery sector with new concepts being rolled out (Amazon Fresh, and other
targeted-sector examples) and Aldi has been expanding and Lidl is entering many markets
in the eastern third of the U.S. However, we view this grocery expansion with some caution
since this could approach oversaturation as happened with chain restaurants.
What we think will happen for the foreseeable future is the continued reinvention and
reuse of existing retail, service, and restaurant properties and very limited new
February 8, 2022
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construction on properties not currently or previously in these uses. The St. Louis market
has multiple examples that prove this point:
•

Taubman Outlet in the Chesterfield valley as previously noted;

•

Redevelopment of Crestwood Plaza by a joint venture of Dierbergs and McBride Homes;

•

Multiple other reuse/renovation/redevelopment of existing retail properties in the
region and St. Louis County on a smaller scale.

• The recently announced reuse of the Shoppes at Sunset Hills shopping center by Bass
Pro;
•

The renovation/upgrade of Overland Plaza by RSolutions (Grewe);

PGAV PLANNERS believes that retail markets in St. Louis County and every other nongrowth metro market are likely to focus on existing properties and buildings that won’t
result in significant levels of new construction on new sites.

OFFICE COMMERCIAL TRENDS

Office space in the U.S. continues to have significant levels of vacancy and a relatively
depressed foreseeable future as a result of the COVID pandemic and corporate downsizing.
In many instances, this downsizing is the result of employers’ discovery that certain
employee functions can be conducted via remote working without impacting productivity.
Therefore, the need for office space they currently have or had is resulting in lease
renewals for less space or sublet of existing space.
While some of this “downsizing” was going on pre-pandemic, the COVID situation
accelerated this trend and it became somewhat reinforced by the inability for some
workers to come to an office because of mandated closures, child care and schooling
situations, or from concerns over using public transit. Many surveys and interviews have
been done of both employers and employees to gauge the desire come back to the office by
either party. However, as long as the COVID “threat” exists this question may not be
completely answered. Although corporate vaccine mandates are beginning to increase
occupancy. In any event, general office vacancy at the national level is higher than ever in
most metro markets. The highest occupancy levels are typically in niche areas of the
market such as medical office space, back/office support (although some of these activities
are being conducted remotely), and other tenants that require significant computer and
phone support, or other unique office situations.
Much of the new construction for office space was started in 2019 and much of this was
paused in 2020 due to the COVID 19 outbreak. If we look at some of the larger office
developments around the metro, it would be noted that most of it was directed to specific
users particularly for medical clinic and outpatient facility uses.
February 8, 2022
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Some recent market reports from the commercial brokerage community provide data on
office market trends:
Cushman & Wakefield, MARKETBEAT, St. Louis, Office Q3 2021

“St. Louis’s unemployment rate ended the third quarter of 2021 at 4.6%, a 250 basis-point
(bps) reduction since September 2020. While moving in the right direction, the amount of
people within the St. Louis labor force is still well below levels at the start of 2020, as
office-using employment is 95.5% of pre pandemic levels as of June 2021. Despite recent
gains, expect more entries into the labor force as Missouri ends all federal pandemic
related unemployment benefits as of June. St. Louis’s unemployment rate remains well
below the national average of 5.2%.”
Mid-County submarket vacancy increased slightly to 13.8% with a net absorption of
negative 33,343 square feet.

Once again ending the period at 15.8%, stable vacancy for the quarter represents a significant
shift from the prior four quarters, which recorded an average quarterly increase in vacancy of 103
bps. One driver of stability has been a dramatic slow-down in the pace of sublease space being
added to the market. Of note, the Olin Corporation took 12,300 square feet (sf) of sublease
availability off the market at 7777 Bonhomme Avenue in Clayton. In West County, ViJon agreed to
terms on a 23,000-sf sublease formerly occupied by Rabo AgriFinance at 635-645 Maryville in
Chesterfield. Quarter-over-quarter, the amount of space available for sublease decreased by over
150,000 sf or roughly 20.8% of the total sublet availability added to the market since the start of
the pandemic.
Quarter-over-quarter, overall asking rates weighted on available square footage increased to
$22.25 per square foot (psf), marking a 1.0% increase for the period. Though asking rates continue
to see moderate stability or even growth in the face of the pandemic, pricing on actual deals
suggests that landlords are increasingly willing to negotiate for certainty of occupancy. One such
indicator of this trend has been effective rents on class A deals in West County. Comparing the first
three quarters of 2021 against the same time frame in 2019, current effective rates of $22.73 are
5.4% lower on average and roughly $4.19 psf below the current average class A asking rate.
Driving the decrease in effective rates has been the general increase in the amount of free rent and
tenant improvement allowance offered to occupiers in order to attract a long-term commitment.”

Newmark Zimmer, Research Q3 2021, St. Louis Office Market
The Newmark Zimmer data show much of the same trends as noted in the Cushman &
Wakefield data. Where activity is occurring it is tenants moving up by class level
therefore increasing demand in Class A spaces and fueling higher rents while leaving
vacant space in Class B and C buildings. Overall, the St. Louis Market at the end of the
third quarter had an overall vacancy rate of 12.8% (an increase of 30 basis points over
the first quarter and 230 basis points from the prior year, and static in terms of the
vacancy ). The year-to-date absorption was a negative 1.1million square feet for the St.
Louis market. In spite of the move up trend for Class A space, this class of space has the
highest vacancy rate of 16.9%. For the mid-County market that includes Overland had
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an overall vacancy rate of 12.9% generally tracking the overall rate for the St. Louis
market.
CBRE, MARKETVIEW, St. Louis Office Q2 2021

The CBRE MARKETVIEW report of the second quarter of 2021 essentially paints the
same picture as the others.

“The St. Louis market continued to show negative metrics in Q22021 with increasing
vacancy and negative absorption. Q2 2021 showed signs of improvement with fewer new
vacancies quarter-over-quarter, continued construction activity, and steady average
asking lease rates.
Net absorption in Q2 2021 was negative 128,390 sq. ft, an improvement over negative
419,638 sq. ft. posted in Q1 2021. Class B product performed best with positive 66,979 sq.
ft. of absorption.”
CBRE data shows that overall office space under construction on a quarterly basis was
low from the second quarter of 2011 through later 2016. Construction rose
dramatically in 2017, peaked in early 2019 and dropped significantly in late 2019. It
rose again at the beginning of 2020 to levels higher than 2019 and then has dropped by
half though the second quarter of 2021. According to PGAV developer sources, it should
be noted that most of the new office space construction was driven by specific tenant
demand with nearly all building space having tenant leasing commitments before
construction was begun.

Of all commercial real estate markets, the office market presents the most cloudy and
unpredictable picture particularly while the COVID pandemic situation is perceived to be
unresolved. However, for the St. Louis office market, like the retail market picture, the
region is hampered by the lack of population and business growth. The region has grown
certain sectors like bioscience, medical research and support, and technology but it has
been offset by our losses in other sectors such as regional or national corporate
headquarters businesses and portions of the manufacturing sectors. We aren’t growing
businesses on a net-new-jobs basis and therefore our population isn’t growing. Couple
these factors with others like job losses due to technology and corporate downsizing and
the region has a recipe for slow growth that will continue to hamper both retail and office
markets.

It must also be said that “St. Louis” is viewed broadly by the outside world both globally
and within the US. Companies considering locating within the region and those already
here who might consider expansion are not immune to the constant barrage of attention
we receive for our crime rate. While outside the City of St. Louis our areas of high crime are
extremely limited and crime rates are low, the shocking crime rate in the City, particularly
shootings and murders, albeit in relatively small concentrated areas, is envisioned outside
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the region as applicable to St. Louis in general. This is a factor that will begin to have a
greater effect on regional growth than it may already have had. This is a situation by no
means limited to St. Louis as a metro area. However, it continues to receive media attention
that isn’t helpful to expanding our business creation and retention.
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SECTION 3
THE OVERLAND MARKET AREA
To assess potential real estate market demand for various types of development potential
for a given location or property it is necessary to define or determine a “market” or “trade”
area. This analysis identifies the existing developments and uses within the market/trade
area that represent competition to the targeted location. The intent of this process is to
determine if the area can support additional development of a particular type or if the area
is “full”. Various data elements such as population, socio-economic and business growth;
existing number and type of businesses; building vacancy; and other factors are analyzed
via multiple data sources as part of this process. There are multiple ways to do define the
market/trade area but there are three ways that are typically used:
•
•

•

Mileage Rings – This method looks at concentric rings in miles out from a pinpointed
property. Retail and office development often uses this metric.

Drive-Time – This method uses the driving time in minutes to and from the designated
location and is typically applied to retail development. People tend to associate the time
it takes to drive to a location to acquire goods or services as a matter of convenience
and need. In metropolitan environments, and particularly within suburban core areas,
this method is less useful because existing uses can be found in every direction adjacent
to the major roadway corridors. This will sometimes mask the fact that market demand
for a particular use or group of uses may exist where consumer desire could be present
if the use(s) were closer to the target location.

Geographic Definition – Drawing a market/trade area boundary based on the location
nodes or corridors of existing competitive development is a very useful method
particularly in metro suburban environments. This takes into account knowledge of
where the competition is already located.

It should be noted that none of these methods take into account the location of the targeted
area from a physical desirability standpoint. Where the property or target area is located
relative to major roadways, proximity to competition (desirable for many retail uses), site
visibility or configuration factors, or other development decision physical elements will not
be weighed by these analyses.
For this assignment, PGAV PLANNERS has chosen to use the mileage ring and geographic
definition methods to look at potential demand for office and retail development. This
analysis also looks at certain demographic factors that impact development decisions.
February 8, 2022
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It should be noted that demographic data provided in this section is from U.S. Census
information from the 2000 and 2010 Censuses, the Census American Community Survey,
and limited data from the 2020 Census. The delayed release of much of the 2020 data was
the result of COVID delays in data collection and staffing shortages due to the shutdowns.
Forecasted data is from Esri which is the largest entity producing geographic information
systems mapping software and demographic data developed on that platform and linked
with U.S. Census Data.

Market Area Rings

Exhibit 2, Market Rings below shows market rings for the Wild Acres site Study Area in 2mile, 3-mile, and 5-mile configurations.

Exhibit 2

2 miles
3 miles
5 miles

Market Rings

NORTH

As Exhibit 2 shows, the 2-mile ring captures development along St. Charles Rock Road on
the north, Lindbergh Boulevard on the west, and Page Avenue through the lower center.
This includes the primary commercial corridors within or adjacent to the City with retail or
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service businesses. Various “big box” stores are located along St. Charles Rock Road
including Wal-Mart, Target, and Menards, along with other strip/shopping center
developments, and fast food and other restaurants. The developments along this corridor
are located either in Bridgeton or St. Ann. Page Avenue includes the various retail and fast
food uses along Page. Lindbergh Boulevard captures retail development located primarily
either side of Page Avenue and at the St. Charles Rock Road intersection This includes
development such as Carol House Furniture at the Page/Lindbergh intersection. Retailers
offering convenience goods and grocery stores often make location decisions based on a 2
to 2.5 mile market ring.
The 3-mile market ring expands further out touching the Olive Boulevard corridor on the
south and includes Overland Plaza (Schnucks, Marshalls, etc.) and Home Depot at the
Page/I-170 interchange and Northwest Plaza at St. Charles Rock Road and Lindbergh.

The 5-mile ring includes all of the Olive Boulevard corridor with significant retail and office
uses along its entire length. Of note is new commercial development that is occurring in
Olivette and University City in the vicinity of I-170 and that includes the Costco
development in University City just east of I-170.

Market Ring Demographics

Prospective retail and office tenants will consider a variety of demographic data as well as
site location and conditions. Therefore, it is useful to look at selected demographic data for
the market ring areas. The tables which follow provide some of that information. Table 1,
Population & Age Profile shows the population and age characteristics for the market
TABLE 1 - POPULATION & AGE PROFILE
Wild Acres Park Market Rings
City of Overland, Missouri

2010
Ring Distance from
Site Address
2 Miles 3 Miles 5 Miles

Total
44,950 88,299 200,666
Population
Age Range Percent of Total Population
18.6%
18.1%
0-14
18.6%
15-24
12.7%
12.4%
12.9%
25-34
16.1%
14.7%
14.6%
27.8%
27.0%
35-54
27.4%
55-64
11.3%
11.9%
12.3%
65-84
11.5%
12.2%
12.7%
85+
2.4%
2.4%
2.4%
Total
100.0% 100.0% 100.0%

2021
Ring Distance from
Site Address
2 Miles 3 Miles 5 Miles

2026
Ring Distance from
Site Address
2 Miles 3 Miles 5 Miles

44,602

44,692

88,491

200,984

Percent of Total Population
17.8%
17.6%
17.0%
11.3%
10.9%
11.0%
14.6%
13.5%
13.9%
25.8%
25.4%
24.6%
13.3%
13.8%
13.5%
14.8%
15.9%
16.8%
2.8%
2.8%
2.9%
100.0% 100.0% 100.0%

88,696

202,539

Percent of Total Population
17.6%
17.4%
16.6%
11.3%
11.1%
11.2%
12.8%
13.5%
13.3%
26.4%
25.6%
25.0%
11.7%
12.2%
12.0%
16.8%
18.1%
18.8%
3.1%
2.7%
2.8%
100.0% 100.0% 100.0%

Source: U.S. Census Bureau, Census 2010 Summary File 1. Esri forecasts for 2021 and 2026 Esri converted Census 2000 data into 2010 geography.
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rings for 2010, 2021, and 2026 based on a combination of 2010 census data and Esri
forecasts.

Table 1 shows trends that are not unlike the some of the suburban communities in the MidCounty and North County markets. The younger population is shrinking or stagnant. The
senior citizen age group (65-84) is projected to grow by more than 5% in each in each
market ring and the elderly group (85+) is essentially static growing by only 0.03% to
0.07% depending on the market ring. Figure 1, Senior Citizen Population Trends shows
these forecasted population characteristics by percentage of the population and is based on
data sources from Table 1. These trends are not unlike those of the metro area and St. Louis
County and many other metropolitan areas. This is the result of the aging of the Baby
Boomer generation (born 1947 – 1965) and Generation X (born 1966 – 1981) populations
which make up nearly 41% of the U.S. population. These population trends have driven the
demand for senior citizen-oriented housing of various types and this housing demand will
increase along with goods and services directed at this demographic. The advance in
medical technology and treatments is also increasing the life expectancy of these
population cohorts which also contributes to the growth in these population sectors.

Table 1A, Other Population Characteristics on the next page shows data related to
educational attainment and employment characteristics by occupation classifications. Like
Table 1, this table shows data for the 2, 3, and 5-mile market rings but focuses on the 2021
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forecast data sourced as indicated in the table footnote. Education attainment is a factor
that companies looking to locate in an area also look at both in terms of workforce hiring
considerations and target markets for the goods and services that they sell.
TABLE 1A - OTHER POPULATION CHARACTERISTICS - 2021
Wild Acres Park Market Rings
City of Overland, Missouri
2021
Ring Distance from
Site Address
2 Miles 3 Miles 5 Miles
Total Population

44,602

88,491

200,984

Percent of Total Population
Population 25+by Educational Attainment
High School Graduate
25.6%
22.7%
19.9%
Associate Degree
8.7%
8.4%
7.0%
Bachelor's Degree
17.0%
19.2%
22.6%
Graduate/ Professional Degree
11.0%
14.0%
19.9%
Civilian Population 16+ Employed
24,786 47,732 108,321
Employed Population 16+ by Occupation
Total 23,101 44,507 101,529
White Collar
59.1%
63.0%
69.5%
Management/ Business/ Financial
14.2%
14.9%
18.2%
Professional
21.6%
24.8%
29.4%
Sales
8.5%
9.0%
9.4%
14.8%
14.2%
12.5%
Administrative Support
Services
19.1%
15.5%
13.7%
Blue Collar
21.8%
21.5%
16.8%
Farming/ Forestry/ Fishing
0.2%
0.2%
0.1%
Construction/ Extraction
5.2%
4.6%
3.4%
Installation/ Maintenance/ Repair
1.6%
2.4%
1.8%
Production
6.2%
5.1%
4.2%
Transportation/ Material Moving
8.6%
9.1%
7.3%
Source: U.S. Census Bureau, Census 2010 Summary File 1. Esri forecasts for 2021 and 2026 Esri
converted Census 2000 data into 2010 geography.

In comparison to St. Louis County, education attainment in the 2 and 3-mile market rings
show a population with a greater percentage of high school graduation (25.6% and 22.7%
respectively versus 18.4%). Moving to the 5-mile ring demonstrates a lower level of high
school graduation attainment. While the 5-mile ring is still above that of St. Louis County,
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the spread is much lower (19.9% in the 5-mile ring versus 18.4% in St. Louis County.
Attainment of a Bachelor’s Degree is lower in every market ring by between 2.2% and
7.8%. Attainment of graduate and/or professional degrees is lower than St. Louis County in
the 2 and 3 mile market rings by between 4.8% (3-mile ring) or 7.8% (2-mile ring). In the
5-mile ring attainment of a graduate or professional degree is higher than St. Louis County
by 1.1% (19.9 versus 18.8).

Figure 2, Workforce Age Trends below shows the population trends for the 25-34, 35-54,
55-64 age groups that comprise the core workforce employment groups

Figure 2 shows a declining trend in these age cohorts and a review of the data for the age
groups 0-14 and 15-24 show a declining trend pattern in the market rings analyzed for this
analysis. This means that forecasted trends for the younger age population are not likely to
backfill the workforce population unless efforts are made to attract new families to the
market ring areas.
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Defined Market Area
As an alternative, a market/trade area was defined as shown in Exhibit 3, Market Area
below.

Exhibit 3

Site Location

Market Area

NORTH

This market area in Exhibit 3 is bounded by North Hanley Road on the east, Olive
Boulevard on the south, I-270 on the west, and I-70 on the north. This somewhat
approximates the 5-mile ring as discussed above but cuts off the areas in the 5-mile ring
north of I-70 that are not likely to draw Overland residents except for employment
purposes. A large area of this ring is consumed by the airport and where the array of
development and uses tends to be more highly focused on industrial uses, airport support
functions and parking, and transient uses such as hotels. By defining this market area the
focus is on the areas where retail development is present and where significant areas of
office development are established. The significant office space in this market area includes
office developments in Maryland Heights, a portion of the Express Scripts/North Park area
east of the airport, and the office development in Creve Coeur.
Table 2, Wild Acres Market Area Demographics on the next page shows various
population characteristics for the Market Area. The population of the Market Area is
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slightly larger than that of the 3-mile ring. Average household size has not changed over
time and is forecasted for 2026 to be lower than that of St. Louis County (2.31 persons per
household for the market area versus 2.40 for St. Louis County) which has been the case
since 2010. Median household income for the Market Area is forecasted to be $57,214
which is significantly lower than the 2026 forecasted amount of $78,498 for St. Louis

County.

While the change between 2021 and 2026 is predicted to be an increase of 8.6% for the
Market Area, the change for the same period in St. Louis County is 12.3%. This may, in part,
relate to the older demographics for the Market Area versus the County.
Figure 3, Market Area Senior
Population Trends shows the
growth of the 65+ demographic
in the Area. The data for this
table is drawn from Table 2 and
the sources that are noted
therein.
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Figure 4, Market Area Median Age below further demonstrates the aging population
trends that characterize both the market rings and the Market Area. Like Figure 3, data for
Figure 4 is drawn from Table 2.

Figure 5, Market Area Population and Housing Trends shown below provides a
snapshot of some of the key elements of the Market Area demographics discussed earlier.
Figure 5 shows that over population has declined slightly, the number of households have
declined by 881, the number of housing units have grown by 1,359 units, and that median
household income has grown by $4,543. The sources and data for this figure are taken from
Table 2.
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For the sale of certain retail items and provision of certain goods and services the ethnic
makeup of an area can play a role in site selection. This is less of a factor than it might have
been in the past but it is useful to look at that data because the Market Area is ethnically
diverse. Table 2 shows the ethnicity of the Market Area and indicates that it has changed
over the 2010 – 2026 time frame shown in the table. Note that 2021 and 2026 are
forecasted numbers. The delayed release of the 2020 Census data has impeded the ability
to get more accurate information. 2

Table 2 shows that the proportion of the White population in the Market Area has dropped
by about 10%. The Black population has increased by about 5.5%, while the Hispanic and
Other populations have increased by just over 2%. Figure 6, Market Area Population
Trends by Ethnicity shown below summarizes this data.

This population trend signifies a growing ethnic diversity within the Market Area.
However, this trend has minimal impact on the potential for retail trade. Retail trade
location decisions focus primarily on population growth, the density of housing, income
levels, and employment stability. For retail development ethnic diversity most often
translates into demand for unique restaurant offerings, availability of specialty food items
at grocery stores, and some clothing and personal care products.

2

See the note at the beginning of this section on Page 12 regarding the source information.
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SECTION 4
RETAIL CONSUMER SUPPLY AND DEMAND
For City residents, Overland’s ability to serve consumer demand is largely served by retail
and restaurants located along Page Avenue for I-170 on the east to its City limits on the
west at Ashby Road, a distance of approximately 2 miles. This corridor includes a variety of
national retailers and chain restaurants, a Home Depot, a Walgreens
pharmacy/drug/convenience store, and a Schnucks grocery store. Significantly missing are
general merchandise/department stores in the North American Industrial Classification
System (NAICS) 452/4521 industry groups. These are represented by traditional
department stores (i.e. Macy’s, Dillard’s, etc.) but more importantly Walmart, Target, and
Kohl’s. The closest of these stores are in Bridgeton and St. Ann to the north and Maplewood
to the south.

Retail Sales Analysis

In order to look at the potential leakage (sales moving outside a market area to other
locations) or surplus (retail sales exceeding the demand of the market area), PGAV
acquired Esri Retail MarketPlace Profiles for the 2, 3, and 5 mile market rings as shown in
Exhibit 2 in Section 3. The delayed release of the 2020 Census data means that the Esri data
is from 2017 and is dated. However, this information is believed to be relevant because no
new development of significance has occurred in any of the market rings area since 2017.
Therefore, the numerical values for leakage or surplus within the various industry groups
are likely to be lower than they would be today since they would not be recognizing
inflation. PGAV believes that the leakage/surplus relationship will likely be the same for
2021 given the lack of significant development in any of the market ring areas.
When reviewing the MarketProfile data it is important to note that the “gap/leakage” data
doesn’t implicitly mean that a store of that industry group would locate in the market area
displaying the gap/leakage. This data should not be interpreted as “demand” that would
lure a store of a particular industry group to the market area. If the stores the City might
like to have closer to “home” are meeting their sales targets in their existing locations, it is
unlikely that they would build or occupy a new location in Overland. Because there is little
population growth in the region and the market areas, a new location will simply shift sales
from the existing location that is pulling from the market area.

We are able to look at “voids” in a market area using different data methodology. A
comparison of typical stores that could fill a market void versus those that would represent
“cannibalization” (i.e. taking sales from an existing location) will be discussed later in this
section.
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The data for the market-ring areas are displayed below. Table 2 – 2-Mile Market Ring
displays the numerical leakage/surplus data for that area while Figure 7 – 2-Mile Market
Ring charts the data by industry subsector. The 2-mile market ring includes nearly all but
the eastern edge of the City.
Table 2- 2-Mile Market Ring

Retail MarketPlace Profile
2516 Ashby Rd, Saint Louis, Missouri, 63114
Ring: 2 mile radius
NAICS
2017 Industry Summary
Total Retail Trade and Food & Drink
Total Retail Trade
Total Food & Drink
2017 Industry Group
Other Motor Vehicle Dealers
Clothing Stores
Book, Periodical & Music Stores
General Merchandise Stores
Department Stores Excluding Leased Depts.
Other General Merchandise Stores
Direct Selling Establishments
Source:

44-45,722
44-45
722
NAICS
4412
4481
4512
452
4521
4529
4543

Demand
(Retail Potential)
$528,314,356
$477,486,871
$50,827,485
Demand
(Retail Potential)
$10,574,123
$13,552,650
$2,103,893
$90,775,647
$68,706,576
$22,069,071
$1,547,154

Supply
(Retail Sales)
$1,025,449,100
$961,158,949
$64,290,152
Supply
(Retail Sales)
$4,953,725
$6,598,518
$0
$23,514,077
$4,385,682
$19,128,396
$1,047,932

Prepared by PGAV Planners
Latitude: 38.70388
Longitude: -90.39021
Retail Gap
-$497,134,744
-$483,672,078
-$13,462,667
Retail Gap
$5,620,398
$6,954,132
$2,103,893
$67,261,570
$64,320,894
$2,940,675
$499,222

Leakage/Surplu
Factor
-32.0
-33.6
-11.7
Leakage/Surplu
Factor
36.2
34.5
100.0
58.9
88.0
7.1
19.2

Number of
Businesses
398
291
107
Number of
Businesses
2
12
0
17
2
16
1

Esri and Data Axle. Esri 2021 Updated Demographics. Esri 2017 Retail MarketPlace. ©2021 Esri. ©2017 Data Axle, Inc. All rights reserved.
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Figure 7 – 2-Mile Ring
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Table 2 shows retail gap or leakage occurring in several industry groups, but in all but a
few instances, the gap/leakage sales amount would not be enough to support a store in that
industry group. The number for “other motor vehicles dealers” represents an amount that
might support a local used car operation, the sales for “clothing stores” represents certain
types such an Old Navy. The most significant gap/leakage number is for “general
merchandise stores” (NAICS 452). The sales gap in that category represent sales from a
typical Target or Walmart (note that NIACS 4521 below it is a subset of 452 so those sales
are part of NAICS 452). This further supports the fact that the location of the general
merchandise/department store retailers are located outside this market ring.
Table 3 – 3-Mile Market Ring and Figure 8 – 3-Mile Market Ring display the same
information as Table 2 and Figure 7 but for the 3-mile market ring. In fact, the sales gap
amount for general merchandise stores more than doubles the amount for the 2-mile ring.
This is largely a function of reaching census tracts to the south and southeast that increase
the population and, in some instances, have higher disposable incomes.

Table 3 and Figure 8 show a gap/leakage sales factor for general merchandise/department
stores that increases to more than $145 million and clothing stores to more than $18
million. Since clothing is a significant component department store sales, these figures
make the department store numbers more significant since some of the gap in clothing
store sales could be captured there. The closest Walmart is located to the north in
Bridgeton and the closest Target is located to the south in Brentwood and other
department stores (Macy’s, Dillard’s, et. al. are located to the south in Richmond Heights.
Also, of note is that the City of Maryland Heights to the west has no significant retail base so
the demand from their population is factored in to this data. As shown, as the market-rings
grow larger the gap/leakage for the clothing and the general merchandise/department
store increases.
Table 3- 3-Mile Market Ring

Retail MarketPlace Profile
2516 Ashby Rd, Saint Louis, Missouri, 63114
Ring: 3 mile radius
NAICS

Prepared by PGAV Planners
Latitude: 38.70388
Longitude: -90.39021

Demand
Supply
Retail Gap
Leakage/Surplu
(Retail Potential)
(Retail Sales)
Factor
44-45,722
$1,204,375,082
$2,169,450,288
-$965,075,206
-28.6
44-45
$1,087,464,928
$2,005,606,346
-$918,141,41
-29.7
$116,910,15
-$46,933,788
722
$163,843,942
-16.7
NAICS
Demand
Supply
Retail Gap
Leakage/Surplu
2017 Industry Group
(Retail Potential)
(Retail Sales)
Factor
Other Motor Vehicle Dealers
4412
$24,188,787
$14,804,986
$9,383,801
24.1
Clothing Stores
4481
$31,218,951
$12,804,009
$18,414,942
41.8
General Merchandise Stores
452
$206,952,994
$59,361,744
$147,591,250
55.4
Department Stores Excluding Leased Depts.
4521
$157,189,494
$11,652,669
$145,536,825
86.2
Other General Merchandise Stores
4529
$49,763,499
$47,709,075
$2,054,424
2.1
Direct Selling Establishments
4543
$3,686,457
$1,661,73
$2,024,726
37.9
Source: Esri and Data Axle. Esri 2021 Updated Demographics. Esri 2017 Retail MarketPlace. ©2021 Esri. ©2017 Data Axle, Inc. All rights reserved.
2017 Industry Summary
Total Retail Trade and Food & Drink
Total Retail Trade
Total Food & Drink

Number of
Businesses
841
595
246
Number of
Businesses
6
25
31
3
28
3

October 11, 2021
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Figure 8 – 3-Mile Ring

Tables 4 – 5-Mile Market Ring and Figure 9 – 5-Mile Market Ring show the information
for the 5-mile ring that is comparable to that for Tables 2 and 3, and Figures 7 and 8.
As Table 4 above and Figure 9 on the next page shows, the gap/leakage goes up
significantly in the 5-mile ring indicating a much larger gap in more categories. General
merchandise/depart-ment stores and clothing stores double again over the 3-mile market
ring. These number would suggest sales the gap/leakage within the market rings for retail
goods sold in these categories is large. However, what this data really means is that the
shoppers from the market rings are going outside the area to buy from these stores.

Other data not reflected in this information would suggest that in order for a retailer to
locate their general merchandise or clothing store within one of the market rings they
would have to be taking sales from an existing store (or from a competitor which, of course,
they would be less concerned about). As demonstrated in the data presented in Section 2 of
this report, the population isn’t growing at a rate sufficient to support the addition of such a
store.
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Table 4 - 5-Mile Market Ring

Retail MarketPlace Profile
2516 Ashby Rd, Saint Louis, Missouri, 63114
Ring: 5 mile radius

Prepared by PGAV Planners
Latitude: 38.70388
Longitude: -90.39021

Summary Demographics
2021 Population
2021 Households
2021 Median Disposable Income
2021 Per Capita Income

200,984
86,073
$50,444
$40,284

NOTE: This database is in mature status. While the data are presented in current year geography, all supply- and demand-related estimates
remain vintage 2017.
Supply
Retail Gap
Leakage/Surplu
NAICS
Demand
2017 Industry Group
(Retail Potential)
(Retail Sales)
Factor
Other Motor Vehicle Dealers
4412
$65,511,493
$56,508,104
$9,003,389
7.4
Gasoline Stations
447,4471
$334,979,941
$290,745,405
$44,234,536
7.1
Clothing Stores
$61,402,448
$25,370,390
17.1
4481
$86,772,838
General Merchandise Stores
452
$567,217,796
$214,348,924
$352,868,872
45.1
4521
$137,090,540
$295,059,904
Department Stores Excluding Leased Depts.
$432,150,444
51.8
Other General Merchandise Stores
4529
$135,067,352
$77,258,384
$57,808,968
27.2
4533
$12,978,866
$1,767,365
Used Merchandise Stores
$14,746,231
6.4
Direct Selling Establishments
4543
$10,133,320
$3,381,997
$6,751,323
50.0
Source: Esri and Data Axle. Esri 2021 Updated Demographics. Esri 2017 Retail MarketPlace. ©2021 Esri. ©2017 Data Axle, Inc. All rights reserved.

Number of
Businesses

20
67
82
60
10
50
21
7

October 11, 2021

Figure 9 – 5-Mile Ring
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Market Draw for Overland Prime Shopping Locations
Using Placer.ai data, the shopper draw to Overland’s most prominent shopping locations
was analyzed. These locations are Overland Plaza and Overland Crossing. These two
locations contain the largest retailers in the City (Home Depot, Schnucks, Marshalls, and
McDonalds and Wendy’s). This data essentially defines the Trade Area for these
developments by showing where the visitors/shoppers to these locations are coming from.
This also indicates the likely market area for some of the City’s other retailers since
shopping trips or restaurant visits are often combined with other shopping or dining
activities.
Figure 9, Overland Primary Shopping Centers Trade Areas below shows the visitor
draw to each of the Overland retail locations with major national retailers.

Figure 9 – Overland Primary Shopping Centers Trade Area
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Several things about this analysis as presented in Figure 9 are important to note. The trade
areas for the two shopping centers have significant overlap but the center with Home
Depot has a slightly larger visitor draw (approximately 43 square miles) while the visitors
to each are generally coming from many of the same areas. Overland Crossing has slightly
more visitor pull from the south. Conducting this analysis where significant shopping
existing nodes are located provides a way to validate or modify a trade area defined by
other demographic and land use-driven methods that are often a beginning point to a
market analysis. Therefore, it is interesting to note that the bulk of the visitors are coming
from an area that significantly relates to the Market Area as shown on Exhibit 3 in Section 2
of this report and thus validates the assumptions on which that market area was derived.

Retail Sales Void Analysis

As noted previously in this Section, PGAV employed a different data source to look at the
potential for retailer “voids” in the Overland market. Placer.ai is the data source that we use
to look at certain demographic
relationships for various uses.
One of their newest analytic
vehicles allows us to look at
where there are voids in the
market for retailers by name or
“Chain”. Table 5, Void
Analysis - Selected Retailers,
provides the data evolving from
the analysis described below.

This analysis requires that the
retailer must be part of a
national or regional chain. At
the same time, the void analysis
shows the degree to which the
Chain, if selecting the
designated location, would take
sales away from another
member of that Chain in the
same market area. This data
source and the analysis output
requires that a shopping center,
mall, or cluster of retail uses be
present to serve as the market
“locator”. For this analysis we
chose Overland Plaza Shopping
Center. Based on the location,
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the analysis also shows whether the Chain has been a co-tenant within anyone else at the
selected location at a location elsewhere. As noted previously, the table was sorted to
eliminate Chains not in the St. Louis regional market. It was also sorted to find
Demographic Fit Scores of 75 or higher.

All of the Chains have Demographic Fit Scores of 78 or higher. However, all of the general
merchandise or department stores (including those with heavy emphasis on clothing and
home goods) have very high cannibalization scores. Since the Chains can acquire similar
data for their own analysis, it’s not likely that they would consider an Overland location. It
is interesting to note that Costco has a relatively high demographic fit score and a very low
cannibalization score. This supports Costco’s selection of the University City location a mile
to the south. Although the City made a concentrated effort to attract them in the past, they
selected the University City site for its location further south into the “sweet spot” of
regional demographics that is the intersection of Hanley and I-64.
In general, those Chains with a Cannibalization score of less than 50% might have interest
in an Overland location. However, as Table 5 shows, there aren’t many Chains with scores
lower than 50%.

Summary

The Retail MarketPlace analysis shows that for some retail industry groups there is a
considerable outflow of retail sales from population within the Overland market rings or
market area that are going to locations outside the City, the market ring, or the market
area. At the same time, the Void Analysis shows there are limited opportunities to attract
new retailers particularly in the retail industry groups that account for the bulk of the
gap/leakage. This means that the City will need to focus on protecting those Chains that
they already have and suggests that the tax incentives investment in Overland Plaza was an
appropriate decision. This is reinforced by the trend in retailing that shows that new store
locations will be more carefully chosen in non-growth metro locations like the St. Louis
region and St. Louis County. Also, the City’s boundaries have very limited expansion
capabilities and little vacant land. In the future, the City will need to look to rehab of
existing buildings or redevelopment of existing sites for future retail opportunities that
may present themselves.
Also, for the predictable future, new locations for any retailer are likely to be smaller
because they have realized that order-in-store and online sales that can be returned to the
store means that they don’t need the building square footage that they presently have.
There are many things that people do not want to buy online without physically seeing and
feeling them. And easily returning something ordered online to a local store is becoming
very important. The “bricks and mortar” of retailing isn’t going away and post-COVID retail
sales have been returning to pre-COVID levels and, in some instances, surpassing 2019
levels.
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SECTION 5
HOUSING MARKET - SUPPLY AND DEMAND
Housing demand is typically driven by multiple factors many of which are related to the old
adage related to real estate value – “location, location, location”. However, where housing is
concerned (particularly suburban single-family units), many more factors come into play
that are related to the demographics of an area and those of the buyer. Some of the trends
in the current housing markets by the typical market categories are discussed below. One
factor that affects the desirability of housing no matter the type is the quality of the school
district. This has a direct correlation to property value. Housing in a highly-rated school
district typically costs more with the strongest correlation relating to single-family, owneroccupied housing.
Single-Family Housing Market Trends
•

•

•

Suburban Single-Family – Recent trends in suburban settings that favor two-story
single-family units hasn’t changed but the desire for large lots for these units has
declined particularly in the lower-upper and upper price brackets. This is driven by the
aging population in many metro areas. Persons with no children or children no longer
at home and retirees are much more active today as they age and want to spend time
doing things other than maintaining a large yard. Therefore, in many St. Louis County
communities, the market has seen new and infill development providing a large house
on lots that are much smaller and thus creating a more dense single-family
environment.

Low/No maintenance unit - This demographic has also driven the demand for zero-lot
line and villa developments that are still essentially single-family structures. However,
in these developments the home owners’ association handles all grounds maintenance,
snow removal from driveways and sidewalks, and in some cases certain maintenance of
the exterior of the unit. The housing unit and lot on which it sits is still owned by the
occupant. This development model carries an annual or monthly maintenance fee like a
condominium-type development. These types of housing developments are being
sought by retirees, singles, and professionals who want to own a home but don’t want
the recurring maintenance responsibilities.

Single-Family Row-House/Townhouse – This style of housing is built on small lots
typically laid out with alleys that access rear garages with the unit facing the street with
little or no front yard other than a front sidewalk and tree lawn. These are being built
around the St. Louis region in varying locations from the “Hill” neighborhood in the City,
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Lake Saint Louis, the Affton area of St. Louis County, and as part of a proposed
development on a portion of the former Crestwood Plaza site in the City of Crestwood.

Single-Family Row-House/Townhouse Rental - The newest trend are developments of
single-family housing that are rental units typically built in the row-house/townhouse
model. These may be attached or detached units. Proposed developments for this model
are cropping up in the St. Louis region and have been rapidly happening in other metro
areas. These are usually not small in terms of living area square footage (typically 1,500
to 2,500 SF) and the rental rates are higher, equivalent to or slightly above what a 30year mortgage would be on a similar unit. These are catering to single persons and
couples that are in highly-skilled technical or professional employment, don’t want any
of the responsibilities or costs associated with home ownership, but do not want
apartment living.

According to St. Louis Bank’s Residential and Multi-Family Housing Market Report:
September 2021 and data from the St. Louis Realtor’s Association, the median sales price for
residential homes was up 11% from 2020 to $272,000 and up 9.7% to $195,800 for
townhouse/condo homes. At the same time, inventory in both of these sectors was down.
Using Census data and Esri forecasting Table 6,
Table 6
Market Area Owner-Occupied Housing Values
Market Area Owner-Occupied Housing
Values to the right compiles the valuation
Year
data for the most prevalent value points in the
Housing Unit Value
2021
2026
Market Area for 2021 and 2026. Table 6
$150,000 - $249,999
28.5%
30.4%
demonstrates that an average of
$250,000 - $399,999
14.8%
20.8%
approximately 30% of the Market Area’s
$400,000 - $749,999
5.1%
9.4%
housing units will have a value between
$150,000 and $249,999. In 2021, nearly 15% Source: U.S. Census Bureau, Census 2010 Summary File 1. Esri
of the units are valued between $250,000 and forecasts for 2021 and 2026 Esri converted Census 2000 data
into 2010 geography.
nearly 21% by 2026.
$399,999 with this percentage increasing to

New single-family housing units in both Maryland Heights and Overland are nearly nonexistent with very little available land suitable for such development except possible in-fill
locations. The Wild Acres site is at the western edge of the City and near the eastern border
of Maryland Heights. Therefore, this site might provide an good location for a small singlefamily development enclave. It’s adjacency to the park would be considered an amenity and
unit pricing in the $250,000 to $275,000 range could be attractive especially for rowhouse
or townhouse style units. The average housing value in the 2-mile market ring based on
Esri projections for 2026 is expected to be $227,337. This is slightly lower than the Market
Area but given the location, adjacency to the park, and type of unit, the pricing range cited
above might be possible.
Multi-Family Housing Market Trends
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The multi-family development market has been expanding as well and really relates to all
types of units (garden/walk-up, mid-rise, high-rise, townhouse, etc.) depending on the
market location. In the St. Louis market, the supply of housing for owner occupancy has
been extremely tight and prices have escalated dramatically. This has driven many
potential buyers to the rental market. Also rental prices, particularly for quality units, have
gone up as demand has increased and vacancy has gone down. As noted above, for certain
sectors of the population home ownership is no longer desirable although this
demographic demands a higher quality unit in a higher quality development.

According to the St. Louis Bank Residential and Multi-Family Housing Market Report:
September 2021 and data from the St. Louis Realtor’s Association, multi-family
development began to soften in the beginning of 2021 as the number of new units have
come on line. Vacancy rose to 5.5% at the beginning of 2021. Class A vacancy is at 7.6%
largely as a result of the fact that the number of new units that have come on line are Class
A and thus the tenant has many more choices. Also these units are in some of the most
desirable markets in both the City, St. Louis County, and St. Charles County. However, at the
same time area asking rents have increased 1.9% year over year finishing the first quarter
of 2021 at an average rent of $1,015 per month.
A subset of the multi-family housing market is associated with senior living facilities. There
are variants on this subset but they generally fall into two categories:
Age-Restricted Senior living – These developments are directed at persons in the 55+
age range who are active, generally healthy, and don’t want to own a home any longer.
These facilities may offer services such as meals, shuttles, on-site exercise facilities, etc.
These facilities are constructed in typical multi-family unit configurations.

Assisted-Living – These facilities are directed at persons who require assistance with
daily living needs. They will usually have services such as meals, shuttles to off-site
medical care, and on-call nursing and medical assistance staff. These facilities may have
varying unit types within the structure. They may or may not have some services
associated with a so-called “nursing home” but typically do not have that level of care.
Some of these types of facilities have separate or attached structures that serve
Alzheimer’s or dementia patients. In these cases, the buildings have restricted entry and
exit controls to protect the patients.

Development of senior living facilities has been expanding largely as a result of the aging
U.S. and metro St. Louis population as the large “baby boom” generation has aged with the
“generation x” group right behind. As shown in Section 3 of this report, the aging
population trend in the market rings and the market area are following the accelerating
trend of the aging population. Since metro Saint Louis is not a growing region our demand
for this housing types attractive to and of need for seniors that represent the general types
outlined above will increase. A search of Moody’s Analytics REIS reports showed no senior
housing in the market area.
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Affordable Housing Market Trends
Affordable housing is generally defined as housing that doesn’t cost more than 30% of a
family’s income. Many parts of metro St. Louis lack such housing, either for purchase or
rental. However, in the housing industry it is typically very difficult to profitably build
housing that meets this criteria for low and moderate income individuals unless some form
of subsidy supports some of the development cost or rent structure. This support often
comes in the form of government-sponsored programs. Most people immediately think of
the Section 8 Housing Choice Voucher Program administered by the U.S. Department of
Housing and Urban Development (DHUD) when the terms “affordable housing” or “housing
assistance” comes up.
There are many more programs that provide such assistance. For example, there are
programs available for age restricted (55+) individual to reside in multi-family buildings.
Their rent is subsidized based on their income via programs from DHUD, corporate
foundations, and not-for-profit entities. PGAV is familiar with a number of such
developments owned by non-government entities that are attractive and well run. Such
developments also typically have various restrictions that include occupancy that is strictly
limited to the tenant, including limitations on the length of time anyone other than the
tenant-occupant may stay overnight and how those persons must be related to that
occupant.
Using Moody’s Analytics REIS reports, the Overland area was searched based on the
“affordable housing” criteria. Thirteen apartment developments show up with asking rents
between $615 per month for units in a Class B/C building located in St. Ann built in 1966 to
$1,307 per month in a building in St. Louis renovated in 2016 and considered Class A. Of all
the properties the oldest was built in 1960 and the newest in 1974. If the property with the
highest rent is taken out of the list along with those buildings with renovations shown, the
asking rent averages $650 per month. Therefore, while they might be “affordable” they are
probably lower quality properties.
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SECTION 6
POTENTIAL USES AND NEED FOR DEVELOPMENT INCENTIVES
The need for development incentives is typically driven by the costs associated with land
acquisition and issues related to the condition of any existing buildings either for reuse or
the need to demolish existing structures. Sometimes the costs of utility or roadway
infrastructure come into play. It is also controlled by the developer’s intended use and
what costs must be achieved to make the project successful over the long term and to allow
the developer to make a reasonable profit. In the case of the Wild Acres area under study,
the discussion of the need for incentives has to begin with assessment of the uses that
might be feasible.
Property Assets and Conditions

In this instance, the property is easily accessible from anywhere in the St. Louis region, has
all the utilities to the site, and overlooks a park. These are property assets that make the
location for several types of uses promising but are tempered by the presence of the
existing buildings.

In this case, the type and condition of the buildings and site improvements are an issue that
must be overcome. PGAV concerns regarding the condition of the buildings in the
abbreviated review of the property we conducted in 2014 have only become greater. The
City hired Cochran Engineering to assess conditions in 2019 and 2020. These reports
clearly show significant further deterioration to the buildings. These are conditions that
would have to be corrected at significant cost (approximately $2 million according to the
Cochran Engineering report). And the costs discussed in that report don’t fully address the
needs associated with the chapel or mansion space for certain types of uses. We believe
that making the buildings compliant for nearly any use will cost an amount closer to
$5million and this will not include some of the specialty costs for certain types of uses or
true renovation of the buildings.
The City provided PGAV with its expenditures to maintain these buildings beginning in the
City’s fiscal year for 2002. Between debt service and building maintenance, the
accumulated costs to the present have exceeded $1.5 million while revenues have
amounted to about $323,400. It should be noted that these revenues have come only from
rental of the much newer gym building, since the chapel and mansion are not presently
functional for any uses. On average, the City has been spending about $75,000 per year
while earning about $15,000 per year.
Certain deterioration issues noted in the Air Quality Testing report, show that building
conditions are worsening and the City’s costs to keep the buildings from an even greater
level of deterioration will greatly increase. At the same time, simply preserving the
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structures will not allow them to be used for any public occupancy that could generate
significant revenues (except for the gym building). Since the only usable building for which
revenue can be generated is the gym, the gap between revenue and expenditures will only
widen. Also, unless the issues identified in the two reports are mitigated, the buildings will
deteriorate further.
Potential Uses of the Existing Buildings

Based on our knowledge of the property and buildings and the supporting information the
City has provided regarding the current conditions and associated correction costs, PGAV
believes that there are limited uses for the existing buildings. The discussion below outlines
two of those possible uses and the challenges associated with them.
Event Venue

We know that there are members of the community that want to save the chapel and
mansion buildings for their “historic” value. In this instance, one potential use of the chapel
and mansion would be to rehab the existing buildings as an event venue. This has worked
in some other situations, although typically these have related to uses owned or operated
by institutions (i.e. universities (Washington University with Whittemore House and St.
Louis University with Cupples House)).

In order to be successful, an event venue has to provide an experience that is different than
a typical banquet center. Lastly, it must be operated by an entity that understands that
market and operates the facility appropriately. It also takes time to establish itself. This use
of historic buildings works for institutions like those mentioned because the institution has
many uses it can make of a building that serves faculty, student, and staff needs. Except in
instances where buildings can be used for civic purposes (community centers or
government operations), cities must find a qualified operator who can handle every aspect
of the facility including marketing, maintenance, and operations. And where older buildings
are involved, even after being fully renovated, they cost more to maintain.
It is beyond the scope of this assignment to develop a concept for the use of the chapel and
mansion buildings as an event center and then derive a cost based on that concept.
However, members of our architecture staff have attempted to evaluate such a use and
establish a very generalized cost based on certain assumptions:
•

The floor plans of both structures would need to be adjusted and two elevators, one
serving each building might be necessary.

•

At least a prep and/or holding kitchen will need to be provided.

•

Existing interior and exterior features of the buildings that provide their historic
character will need to be restored.
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The mansion building would be need to be configured to provide private rooms for
dining or meetings on the upper floors with the ability to hold more intimate receptions
on the first floor. Use of these upper floors will likely require installation of an elevator.
The kinds of repairs, code upgrades, ADA compliance, and environmental mitigation
issues outlined in the recent report documents would have to be addressed.
Provision for the use of contemporary audio/visual equipment would have to be
incorporated into the design.

The gym building is already acting as an event space. This building has no interior or
exterior character and it’s repair, code, etc. needs are not known. This could continue to
be operated as a “low cost” venue by the same operator as the chapel/mansion
buildings. However, we believe this building will likely need improvements as well, if
for no other reason, to bring its appearance up to date.

As noted above, PGAV senior architecture and planning staff have toured the property and
reviewed the existing buildings with several uses in mind. The event venue use discussed
above might be the most costly to achieve in order to be competitive with other similar
uses. Based on what we know of our inspection of the buildings and property coupled with
the engineering data that the City has provided, making the chapel/mansion buildings an
event venue is likely to cost between $10 and $15 million. PGAV can envision scenarios for
this use that could be less costly but would result in a property less attractive and less
likely to draw better events.
A new, modern building serving the same purposes with some exterior architectural style
and quality interior finishes could most likely be built for sixty percent of this cost. It is
important to note that the reuse and/or repurpose of old buildings constructed for
different purposes are full of surprises during the construction stages that could not have
been known in advance by the architect, engineer, or contractor. As a result the
development costs typically escalate.

Given current market conditions, we do not believe that the City would find someone
willing to take on the cost. Creating this use would be similar to that involving development
of a convention center. The City would have to conduct several steps:
•
•
•

Acquire preliminary architectural/engineering designs suitable for developing a more
refined use concept and cost.

Conduct a market analysis to identify what kinds of events would be attracted and the
associated revenue that might be generated, in part, based on comparable examples and
competition already in the market.
Develop an operating pro forma to determine the revenue/expense/debt service
relationships.
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Engage the services of an investment banking entity that would advise the City
regarding municipal financing options.

If the City could find an experienced facility operator with a shared vision for such a use,
some of the tasks outlined above might be simplified. However, note that these operating
entities typically don’t want to be owners of the facility. If the City really wants to pursue
this option, then it is likely that they will have to build and finance it themselves.
Essentially, this is an option that would have to be taken on in conjunction with an operator
that is solicited and selected once the first two bullet points outlined above are carried out.
Community/Recreation Center

Since the property and buildings involved are part of a park, using the property as a
combination community center and recreation facility is an alternate consideration.
•

The gym building could be used for active recreation purposes that might typically be
found in such a facility.

•

The gym and carriage house buildings could potentially be connected by an enclosed
walkway that would enhance year-round use.

•

•

•

The carriage house is currently being used to house public works equipment and other
City storage purposes. However, these buildings are in close enough proximity that
other recreation uses, meeting rooms, could be developed in that space. Note that in
suggesting this use, PGAV does not have the comparable data on the interior spaces or
building conditions to other buildings on the site.
The chapel/event buildings would be the primary event space but the level of
renovation might be less elaborate. The upper floors of the mansion might be uses for
parks and recreation departmental office space. However, we would still suggest that
the City retain an experienced operator for the event space to maximize its marketing,
use, and efficiency of operation.

The combined renovation/redevelopment cost for this scenario would be greater than
that involved with just the chapel/mansion buildings (probably double the cost).

The combined square footage of all the buildings on the site (less the caretaker house),
might equal or exceed some of the bigger community/recreation centers in St. Louis County
municipalities. This would be a unique scenario that maximizes the community use and
benefits of the property. Determining the ultimate feasibility of this reuse idea would
involve the same more detailed investigations by the City as outlined previously for the
event venue. Since the City already has a community center building, the need for this use
would have to be more carefully evaluated. Also, reuse/repurpose of older buildings such
as these always cost more over time. Unlike newly-constructed buildings, there is no “grace
period” of maintenance because everything is new.
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Summary
Beyond the scenarios presented above, PGAV believes that the existing buildings on the site
have no viable value in the open real estate market place. These are unique buildings
created for specific purposes that are not easily converted to other uses without significant
cost. Because they are very old structures, renovation/reuse costs are increased along with
ongoing maintenance costs.
For commercial uses such as medical or other types of office space or certain residential
uses such as senior living or assisted care facilities it is simply cheaper to build new
structures that are less costly to maintain and more efficient to operate. Some cities
(O’Fallon, Missouri being the most notable example) have taken historic buildings and
developed an entire municipal complex using the existing buildings. But these have been
situations where the buildings were schools, hospitals, or other types of structures more
readily convertible than the Wild Acres buildings. Also, as a municipal complex, the Wild
Acres property is not centrally located to the community as is typically the case with such
facilities. The use scenarios described above will be expensive for the City to create and are
not likely to fully pay for the investment and operation over time. For uses of the types
described herein, cities often wind up subsidizing the facility.
Other Potential Uses

If the Study Area is viewed as a tract of land unencumbered by the existing buildings then
there are other uses that are potentially attractive in the real estate market. This location
could be suitable for:
•

•
•
•

A medical office complex. These have sprouted all over the St. Louis metro area driven
by both private practitioners and hospitals and represent the almost all of the office
space being built in the market currently.

Other specialty office use. This would be space being sought by a single user and/or
entities that are research or technology related and who can’t easily fit into the existing
vacant office space that is now on the market.

Market rate housing. The tract is large enough to create a unique housing environment
similar to the types being built elsewhere in the metro area that focus on minimum
maintenance and a more dense environment (townhouse, rowhouse, villa layouts, etc.).

Senior living housing. This would include age-restricted (55+) multi-family units for
those folks who are active but no longer want a house or assisted living developments.

The ability to attract these uses is based on the assumption that all of the existing buildings
will be demolished. Demolition will need to be conducted such that existing foundations
and below grade floor areas will be removed. This will allow new development to be
unconstrained by the remnants of the prior buildings.
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Based on recent PGAV experience, the size of the buildings involved, and the need to
remove below grade elements, site grubbing, utility removal, and rough grading we expect
demolition costs to be in the range of $140,000 to $160,000. However, it should be noted
that a preliminary cost estimate should be solicited from a qualified demolition contractor.
Demolition activities would include:
•

Proper removal of demolition material that is not brick, other masonry, or concrete
material;

•

Compaction of the areas of the site subject to demolition.

•
•

Pulverization of the masonry and concrete material to correct size and consistency for
fill;
Monitoring and testing of the compaction process

If the City can conduct the demolition prior to marketing the site, the valuation of the site
for sale purposes will be greatly enhanced. If the City markets the site as is the site value
will go down to offset the demolition costs. In any event, the City should acquire one or
more estimates for the demolition costs from established St. Louis area firms before
offering the property for sale.

It is certainly possible that there are other uses for the property that include uses for the
existing buildings. If the City were to solicit proposals for sale/use of the property
something could be proposed that hasn’t been envisioned. However, PGAV is fairly
confident that once the costs for making the buildings usable are realized, persons that
might have a passion for the buildings and property history will not have a bank account or
financing capability commensurate with their passion.
Lastly, we would note that event venues have been struggling financially since the COVID
pandemic began. Our research indicates that until the threat of disease spread is viewed as
minimal and large gatherings are considered safe, these facilities will continue to struggle.
In addition, like all hospitality establishments, the ability to acquire the staff necessary to
function is an additional challenge. Corporate entities have been particularly reluctant to
have events and this makes up a substantial business component for these types of
facilities, especially those that offer a unique atmosphere.

Need for Incentives

PGAV believes that the site is well located for certain uses as discussed above and, if the site
were an undeveloped tract its location and proximity to a large park might carry a
premium for these uses. However, under scenarios involving complete redevelopment, the
presence of the existing buildings is a detriment that carries a fairly sizable cost to
eliminate.
Under the development scenarios that have been outlined above, there will be a need for
incentives. Any private for-profit use which involves complete redevelopment of the Study
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Area will want to have the demolition costs covered if they are paying market rate for the
site. Any residential development will be unable to absorb those costs into their
development pro forma and still make a reasonable profit. Chapter 353 real estate tax
abatement and/or imposition of a Community Improvement District (CID) tax or
assessment could be used to offset demolition costs. Of course, the City can also discount
the asking price for the site by the cost of demolition and potentially eliminate the need for
the incentives. In a few instances based on our client experience, a city has been willing to
donate the property for a particular use(s) providing the deed to the developer at the
conclusion of construction and occupancy of the development. The advantage to the City is
that it gets an acceptable/beneficial use generating tax revenues, employment, and/or new
residents and a declining and costly asset out of its budget.

Any arrangement as described above should be subject to a carefully-crafted development
agreement which ensures that any property or incentive delivered to the developer can be
“clawed back” if the development is not completed in accord with the agreement or is
triggered by the completion of the proposed use.

The event venue use scenario will put the City in the position of funding the costs and then
recovering them from the lease agreement with the operator and any sales taxes that can
be generated from event food and beverage sales and facility rental. The City could create
its own CID and levy an additional sales tax on the property. Alternatively, the City could
seek corporate contributions or naming rights to help offset the costs.

The principal issue with this use involves the unknown potential for success of such a
facility and the uncertainty of the market given the constant shifts in COVID infections and
identification of new variants. Various sources that we have reviewed suggest that this
market is completely unpredictable and is not likely to return to normal until COVID
infections decline to a level that isn’t a staple of daily media reporting and/or a greater
percentage of the population is vaccinated. Also, based on our anecdotal data from various
event venue operators, those functions that are occurring are generally smaller in terms of
attendance and produce less revenue.
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SECTION 7
VALUATION ANALYSIS
This section of the report was prepared by Dinan Real Estate Advisors in collaboration with
PGAV PLANNERS and in response to the data and analysis contained in the prior sections of
this report.
SITE DESCRIPTION

PARCEL NUMBER

STREET ADDRESS

SIZE, SHAPE, FRONTAGE,
ACCESS

TOPOGRAPHY
UTILITIES

FLOOD HAZARD STATUS
WETLAND STATUS
SOIL CONDITIONS

SITE CONTAMINATION
LAND USE
RESTRICTIONS
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2500 Ashby Road
Overland, Missouri
The subject site is comprised of approximately seven acres of land with a
common street address of 2500 Ashby Road. The subject site is part of a
larger 31.25 acres, or 1,361,250 square feet, which is known as Wild Acres
Park. The seven acre parcel is located on the west side of the larger site
and is basically rectangular in shape. The subject site has approximately
835 lineal feet of frontage on the east line of Ashby Road and 365 lineal
feet of frontage on South Ashby Road in the City of Overland, St. Louis
County, Missouri. As noted earlier, this site comprises a gross land area of
7.0 acres, or 304,920 square feet. Access to the property is via one curb
cut on Ashby Road.
The overall site is basically level to rolling topography. The subject
property is at the grade of Ashby Road. Drainage appears to be adequate.
Water
Sewer
Electricity
Natural Gas
Telephone

Missouri American Water
Metropolitan St. Louis Sewer District
Ameren
Spire
AT&T

According to the Flood Insurance Rate Map Number 29189C0184K dated
February 4, 2015, the subject property is located in Zone X, an area with
limited flood . Please refer to flood plain map included herein.

We were not provided a wetlands survey for the subject site. If subsequent
engineering data reveals the presence of regulated wetlands, it could
materially impact property value.

No soil reports were provided to the appraisers. However, the loadbearing capacity of the soil is assumed to be adequate to support the
existing structures that are allowed under the zoning ordinance. We did
not observe any evidence to the contrary during our physical inspection
of the property.
The appraisers are not aware of any toxic waste hazards that affect the
site, and none have been reported. The appraisers are not qualified to
detect such substances and urge the client to retain the services of a
professional environmental engineer, if desired.
It appears that the subject property is encumbered by typical utility
easements. These easements are not considered to negatively impact the
subject property.
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SITE DESCRIPTION
PARCEL NUMBER
ZONING

SITE
IMPROVEMENTS

EASEMENTS AND
ENCROACHMENTS

ASSESSED VALUE AND
REAL ESTATE TAXES

OTHER
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Use of the subject property is controlled by the Zoning Ordinance of the
City of Overland. According to a zoning official, the subject property is
located within an “R-1", Residential District. Allowable uses include
single-family residences, daycare, fire station, police station, school,
community garden. The site is currently improved with a the former Holy
Family Seminary that closed and subsequently acquired by the City of
Overland for use as a park. The property is now known as Wild Acres Park.
However, it should be noted that the seven acre portion which is part of
the study is shown in the Overland Comprehensive Plan dated December
of 2000 to be a future residential use, either single or multi-family.
Concrete sidewalks, asphalt paved parking lot, and some fencing. The
landscaping, surface parking, and green space. There is surface parking
available although the striping is difficult to ascertain.

There are typical utility easements noted that do not appear to negatively
impact the site. There are no known encroachments.
2021 Appraised Value (St. Louis County):
2021 Assessed Value:
2021 Real Estate Taxes:

$4,210,900
$1,214,060
Tax Exempt

The State of Missouri assesses commercial real estate at 32 percent of the
assessor’s opinion of market value and residential real estate at 19
percent of the assessor’s opinion of market value.
The subject property is currently part of a larger 31.25 acre park that is
owned by the City of Overland. The seven acre parcel is located on the west
side of the larger site and has been improved with building improvements.
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DESCRIPTION OF IMPROVEMENTS
The property at 2500 Ashby Road, formerly the Holy Family Seminary, was first developed
as an estate beginning in 1903 by owner Charles D. Garnett, a paper manufacturer and
founder of Garnett & Allen Paper Company. Architect Francis Drischler was hired to
design the country estate. The resulting design was a Renaissance Revival style house. The
property was acquired in 1944 for use as a house of studies and a novitiate. In 1957, a high
school and college department were added. A dormitory building was added in 1967. The
property was closed in 1994 due to lack of enrollment. The City of Overland acquired the
subject property in 1995 at a reported purchase price of $1,150,000. Buildings on the
property include the Chapel, Annex, Mansion, D.A.R.E. House, Gymnasium, and Carriage
House. The reported above grade building area for all of the buildings is reported to be
approximately 32,200 square feet. According to St. Louis County records the chapel is
reportedly 4,049 square feet, the annex is reportedly 2,650 square feet, the mansion is
reportedly 10,064 square feet, the D.A.R.E. House is reportedly 1,824 square feet, the
gymnasium is 5,980 square feet and the carriage house is 7,424 square feet. There are also
two frame utility buildings on the property that are not included in the overall square
footage of the building area.
The following is an overview of the subject building improvements.
BUILDING DESCRIPTIONS
2500 Ashby Road

YEAR BUILT
NUMBER OF STORIES
BUILDING AREA

FOOTINGS AND
FOUNDATION

FLOOR SLABS

FRAMING/ STRUCTURAL
SUPPORT
EXTERIOR WALLS
ROOF SYSTEM

EXTERIOR WINDOWS

February 8, 2022

1904 and 1967
One to Three story, with full or partial basement.
32,200 Square Feet

EXTERIOR
Poured reinforced concrete.
Poured reinforced concrete.

Concrete block and wood frame.

Painted concrete block, brick and siding.

Combination of flat roof with membrane roof cover over metal decking and
a steel truss support system, gabled roof with asphalt shingle roof cover
and clay tile roof. Aluminum gutters and downspouts.
Combination of wood and metals framed windows. Some stained
glass.
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INTERIOR

FLOOR COVERS

INTERIOR WALLS
CEILINGS

LIGHTING

Carpet, wood, tile floor covering some exposed concrete

Taped and painted drywall, painted plaster and ceramic tile in bathrooms.
Some painted concrete block.
Acoustical tile, painted plaster and taped and painted drywall ceiling.
Incandescent and fluorescent light fixtures.
BUILDING DESCRIPTIONS
2500 Ashby Road

HVAC

ELECTRICAL
PLUMBING
PARKING
LANDSCAPING
OTHER

TYPE OF CONSTRUCTION

QUALITY OF CONSTRUCTION

CONDITION, EFFECTIVE AGE,
USEFUL LIFE

BUILDING FUNCTIONAL UTILITY
HAZARDOUS SUBSTANCES

PERSONAL PROPERTY
COMMENTS
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MECHANICAL
Central air conditioning and forced warm air heat in finished
areas.

All electrical wiring presumed to be in rigid or flexible conduit.
Assumed to be adequate and in compliance with applicable codes.
All plumbing is assumed to be in compliance with code. Assumed
copper water lines and cast iron soil stacks with some PVC
piping.
SITE IMPROVEMENTS
There are two surface parking for employees and visitors. One
parking lot is located on the southwest corner and one on the north
side of the site. The asphalt paving is in fair condition.
Landscaping is considered to be in good condition.
Signage

BUILDING OTHER
The type of construction is Class C, as defined by the Marshall&
Swift cost manual.

The quality of the improvements is rated good as defined bythe
Marshall & Swift cost manual.

The age of the improvements of 54 years to 98 years with an
effective age of 50 to 60 years. The normal life expectancy of
improvements of this type is approximately 50 to 60 years. Based
on the condition of the property, the buildings are considered to be
at, or near, the end of their economic life. Extension of the
remaining economic life is only possible through funds to rehab
the buildings.
The improvements had been functional for their intended use.

The appraisers observed no evidence of the existence of asbestos
or other hazardous materials during their inspection of the subject.
However, the appraisers lack the expertise for detecting such
substances, and no responsibility is assumed for these conditions,
nor for the engineering knowledge to detect them.
No personal property has been included in the value of the
property
The buildings range from poor to average condition.
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It should be noted that during the course of our inspection, we observed major items of

deferred maintenance including water intrusion. It should be noted that repairs, as needed,
have been made to the buildings and have averaged $75,000 per year. According to a
report prepared by Cochran Engineering, over $2 million is needed in repairs to prevent
further deterioration. The general maintenance and repair of the buildings is cost
prohibitive and exceeds the amount of rental revenue that has been generated at the
subject buildings.
It should be noted that any party intending to acquire an interest in the subject property,
financial or otherwise, should retain the services of a qualified building inspector to
ascertain the condition of the subject's mechanical systems, roof and structure.

HIGHEST AND BEST USE

The Highest and Best Use of a property is defined as follows:

"the reasonably probable and legal use of vacant land or an improved property, which is
physically possible, appropriately supported, financially feasible, and results in the highest
value." 3
In estimating the highest and best use, there are essentially four fundamental criteria of
the analysis:
1. Legally Permissible: Uses permitted by zoning and deed restrictions on the site in

question.

2. Physically Possible: Uses to which it is physically possible to put the site inquestion.
3. Financially Feasible: Possible and permissible uses which will produce a netreturn

to the owner of the site.

4. Maximally Productive: Among the feasible uses, that use which will producethe

highest net return or highest present worth.

This definition applies specifically to the highest and best use of land or sites as though
vacant. When a site contains improvements, the site's highest and best use may be
different from its existing use. If this is the case, the existing use will continue unless and
until land value in its highest and best use exceeds the sum of the value of the entire
property in its existing use and the cost to remove the improvements.

The opinion of highest and best use takes into account the contribution of a specific use
to the community and community development goals, as well as the benefits of that use
3

Appraisal Institute, The Appraisal of Real Estate, Fifteenth Edition, 2020, page 319.
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to individual property owners. The conclusion of highest and best use is a product of the
appraisers’ judgement and analytical skill -- that is, the highest and best use conclusion
represents an opinion, not a fact to be found. The concept of highest and best use
represents the premise upon which value is based.
The highest and best use analysis of the site, both assumed vacant and as currently
improved, is summarized in the following discussion.
Highest and Best Use, as if Vacant
Legally Permissible
The main legal constraint impacting the subject property is the zoning regulations which
outline how the property may be developed. The subject property is located in a
residentially zoned district that allows for single-family and institutional uses, including
parks.
Physically Possible

Development possibilities for a parcel of land are limited by its size, shape, terrain and
accessibility, as well as the risk of natural disasters such as flood or earthquakes.
Topography and soil conditions must also be considered.

As noted, the subject site contains an estimated 31.25 acres of which seven acres are
designated for possible future development. The site is basically rectangular in shape
and has level to rolling topography. It is located in the southeast quadrant of the
intersection of Ashby Road and Midland Boulevard and has good access in terms of being
reached by major thoroughfares through the neighborhood. The configuration of the site
has a high degree of utility which enhances the potential development of the site.

One of the most readily visible limiting factors in the "physically possible" test is
accessibility. However, the subject is considered to have good access from Ashby Road and
Midland Boulevard. The access is considered to be good and similar to other buildings in
the area. The single-family developments are accessed via secondary thoroughfares. In
addition, the site has good visibility.
Financially Feasible

Thus far in the testing process, a single-family development is the only use allowed under
the current zoning ordinance. Therefore, all uses other than a multi-family development
have been eliminated. The financially feasible criteria involves analyzing the remaining
possibilities to determine which one produces an income or return greater than the
amount of money that would be required to complete their development. Any financially
feasible resultant use of the site would have to exceed the value of the site.
February 8, 2022
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Maximally Productive
We have not undertaken a study and analysis of all possible uses of the property to arrive
at a determination as to a single highest and best use of the subject property. We have,
however, made several conclusions with respect to our highest and best use, as if vacant,
analysis. They are as follows:
1. The highest and best use of the site is most likely for some type of residential

development either as a single-family or multi-family development given the
surrounding uses.

2. The subject property is located in an area that has been primarily developed with

single-family residences and apartment buildings.

3. It is our opinion that the subject site should be developed with some type of multi-

family development which will be a complementary use to the surrounding
developments and utilize the attributes of the site. Alternatively, a more dense, singlefamily development (i.e. row house or townhouse style) is likely to have similar market
potential.

Highest and Best Use, As Improved

The highest and best use, as improved, analyzes whether the improvements should remain
as they are, be modified or converted to some other use, or be demolished for the residual
value of the site. In estimating the highest and best use of the subject property “as
improved”, an analysis was undertaken with respect to its conformity with existing zoning
requirements and with local development in an effort to compare the existing
improvements with the ideal improvements. The same steps are required that were
utilized in the “as if vacant” analysis.
Legally Permissible

As noted earlier in this report, this test addresses the subject’s conformance with the
existing legal requirements and how that conformance or non-conformance affects the
property’s value. The current subject improvements are considered to have or are near
the end of their economic lives. The area under consideration is a seven acre parcel
located at the southwest end of the site and includes the buildings. This site comprises an
area of approximately seven acres and abuts single-family residences to the south and is
surrounded by the remaining area of Wild Acres Park.
Physically Possible

This test addresses the physical problems associated with the improvements that might
affect its highest and best use. It is a complementary use with the surrounding buildings
in the subject neighborhood. As noted, in the past repairs have been made to the building
February 8, 2022
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structures, however, a majority of the space requires upgrades and improvements and
deterioration of exterior building components has accelerated. The buildings do not have
life safety systems including sprinklers, are not handicapped accessible, require
upgrades, repairs or replacement of mechanical systems, plumbing, and heating and air
conditioning. The interiors all require renovation to include floors, walls, ceilings, lighting,
and trim. As a result, the buildings are considered to be at or near reaching the end of their
economic lives.
Financially Feasible

As previously noted, the subject property, in its current configuration was designed and
constructed for use as a religious facility and school. However, the property is currently
being utilized as a municipal park with some of the buildings occupied or available for
rent. However, it is possible that the highest and best use of the property is better served
as being vacant and available for development or being converted to another use. The
following analysis outlines the results of these scenarios.
SCENARIO ONE - “AS IF VACANT” ANALYSIS

This scenario addresses the estimated market value of the subject property as if it were
vacant and available for development. As noted earlier in this report, the City of
Overland has considered this property to be a future multi-family or dense single-family
site. Therefore, we have valued the property as if it were zoned for residential use.
Land Value Estimate

The land sales utilized in our analysis are found in the Valuation Section of this report and
have taken place from 2018 to 2021 and vary in size from 35,654 square feet to 623,345
square feet. The sales are located in Creve Coeur, Chesterfield, Rock Hill and Ladue and
the majority have been improved with either single-family or multi-family developments.
These sales share similar characteristics as the subject neighborhood although the
subject’s locationis considered to be superior.

The sales are considered to be indicative of the market for vacant land in the subject
neighborhood. Upward adjustments for time are considered to be warranted to those
sales that took place prior to 2021.

The market for developable land can vary considerably as a result of timing, zoning,
physical characteristics of the site, trends and development opportunities perceived by
individual developers. Therefore, based upon the foregoing analysis of the available
market data and considering the physical characteristics of the subject property, its
location and the surrounding neighborhood, it is our opinion that the "as is" market
value of the subject site, in fee simple ownership as of December 1, 2021, would be
equivalent to a unit value of approximately $2.50 per square foot. The estimated value is
shown as follows:
February 8, 2022
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Estimated Market Value of the Subject Site
304,920 Square Feet x $2.50 Per Square Foot =

$762,300

However, this does not include the estimated cost to demolish the existing structure. Based
on discussions with Spiritas and review of the Marshall Valuation Service, we have
estimated the cost to raze the buildings to be $4.50 per square foot. These costs may be
offset to some extent by the salvage value but we have not considered what the salvage
value would be for the subject property. Therefore, the “as is” estimate of market value
for the subject site, with the hypothetical assumptions that it is vacant and is zoned for
residential development in accordance with the City of Overland’s Comprehensive Plan, is
calculated as follows:

February 8, 2022
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Estimated Market Value “As If Vacant”
Less: Demolition Costs
Estimated Market Value - Vacant Land
Rounded To

$762,300
<144,900>
$617,400
$620,000

However, if the property is zoned for multi-family use, it is anticipated thatapproximately
.7 acres of the property will be utilized for green space, common areas, and roadways. As a
result, 6.3 acres will be developable. The “R-5", Apartment District, requires 2,500 square
feet of land area per unit. Therefore, a total of 109 units can be developed. There have
been few recent land sales of apartment complexes in the area. Typical per developable
unit prices range from $15,000 to $25,000 per unit. Utilizing the low end of the range, or
$17,500 per unit, indicates a value of $1,907,500, or $6.26 per square foot for the entire
seven acre site. From this value, the cost to raze the existing buildings must be deducted.
Therefore, the “as is” estimate of market value for the subject site, with the hypothetical
assumptions that it is vacant and is zoned for residential development in accordance with
the City of Overland’s Comprehensive Plan, is calculated as follows:
Estimated Market Value “As If Vacant”
Less: Demolition Costs
Estimated Market Value - Vacant Land
Rounded To

$1,907,500
<144,900>
$1,726,600
$1,720,000

SCENARIO TWO - “AS IS” ANALYSIS AS A REHABILITATION PROJECT
Comparable Sales
Based on the current buildings that are on the property, a number of sales were considered
in our analysis of the subject property as it currently is developed as an institutional
facility.
Sales of houses of worship and closed schools were considered in our analysis of the
subject property. Data regarding the comparable sales from applicable properties are
provided on the following pages.
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Comparable Improved Sale Number One

Location:
Locator Number:
Grantor:
Grantee:
Recording:
Date of Sale:
Property Rights:
Financing:
Sale Price:
Gross Building Area:
Sale Price/SF:
Year of Construction:
Construction Quality:
Overall Condition:
Land Area:
Land-to-Building Ratio:
Access:
Visibility
Zoning:

1065 Mullanphy Road, Florissant, St. Louis County, Missouri 63031
07K-61-1375
Saint Peters House of Prayer Baptist Church
Agape Fellowship Center
22398-61
February 14, 2017
Fee Simple Interest
13.7 Percent Down; Financed Remainder
$300,000
8,400 Square Feet
$35.71
1953 and 1974
Average to Good
Average to Good
0.5395 Acres, or 23,501 Square Feet
2.80:1
Average to Good
Average to Good
“R4”, Single-family District

Comments:
This is a sale of a one-story, with a finished basement, masonry, religious facility located on the north side
of Mullanphy Road and the east side of Aspen Drive.The building does not report having a sprinkler fire
suppression system. According to our research, this was listed at $415,000. The building has an
administrative area upstairs including offices and accessory room, and a dining hall with kitchen in the
basement. It continues to operate as a religious facility.
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Comparable Improved Sale Number Two

Location:
Grantor:
Grantee:
Locator Number:
Date of Sale:
Sale Price:
Building Area:
Unit Price:
Year Built:
Construction Quality:
Overall Condition:
Site Area:
Access:
Visibility
Land-to-Building Ratio:
Zoning:
Overall Condition:
Comments:

323 Marceau Street, City of St. Louis, Missouri 63111
Friendship Assembly of God
Mount of Olives Ministries
32080001350
February 4, 2019
$560,000
11,500 Square Feet
$48.70 Per Square Foot
1902
Good
Average to Good
1.796 Acres, or 78,234 Square Feet
Average to Good
Average
6.80:1
“B”, Two-Family Residential District
Average to Good

This is the sale of a former house of worship that was listed on themarket for sale at an asking price of
$650,000. On the main level are three meeting/classrooms, two offices, the pastor’s office which includes a
private restroom. There are men’s and women’s restrooms on this level. There is seating for
approximately 300 andthe sanctuary has a tongue and groove ceiling. There is a baptismal pool and nursery
on this level as well. There are stairs that lead to a small balcony which serves as the choir loft. There is a
basement includes a large fellowship hall, full kitchen, storage rooms, classrooms, and three restrooms.
There is surface parking available for 78 cars. The property was on the market for 103 days.
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Comparable Improved Sale Number Three

Location:
Grantor:
Grantee:
Locator Number:
Date of Sale:
Sale Price:
Building Area:
Unit Price:
Year Built:
Construction Quality:
Overall Condition:
Site Area:
Land-to-Building Ratio:
Access:
Visibility
Zoning:
Overall Condition:
Comments:

3533 Watson Road, St. Louis, Missouri 63139
Union United Methodist Church of St. Louis
Oak Bridge Community Church
6156-00-0190-0
November 16, 2017
$525,000
27,112 Square Feet
$19.36 Per Square Foot
Not Disclosed on City Records
Good
Average
1.09 Acres, or 47,480 Square Feet
1.75:1
Good
Good
“F”, Neighborhood Commercial
Average

This is the sale of a part one- and part two-story, masonry former Methodist Church and school that was
purchased to be utilized as the Oak Bridge Community Church City Campus. The property was considered to
be in overall average condition at the time sale. The buyer plans to renovate the building improvements
at an estimated cost of $900,000 according to St. Louis City Records. The property is located on the west
side of Watson Road and extends from Oleatha Avenue at its north property line to Pernod Avenueto the
south, in the Lindenwood Park Neighborhood of the City of St. Louis, Missouri.
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Comparable Sale Number Four

Location:
Grantor:
Grantee:
Locator Number:
Date of Sale:
Sale Price:
Building Area:
Unit Price:
Year Built:
Construction Quality:
Overall Condition:
Site Area:
Land-to-Building Ratio:
Access:
Visibility
Zoning:
Comments:

9217 Gravois Road, Unincorporated St. Louis County, Missouri 63123
Affton Presbyterian Church
Rooftop Community Church
25J221696
April 8, 2016
$600,000
19,200 Square Feet
$31.25 Per Square Foot
1946, 1961, and 1966
Average to Good
Average to Good
1.51 Acres, or 65,776 Square Feet
3.43:1
Good
Good
“R-5” Single-family Residential District

This is the sale of a part one- and part two-story, masonry former Presbyterian Church and school The
property consists of a 3,000 square foot sanctuary that seats approximately 330±. There is reportedly 9,600
square feet of above grade space that includes the sanctuary, meeting rooms, offices and classrooms. There
is a 9,600 square foot finished lower level that includes a dining room, theater, nursery and classrooms.
The property was considered to be in overall average to good condition at the time sale. The property is
located on the north side of Gravois Road, just under one-half mile east of its intersection with Mackenzie
Road, in the Affton area of South St. Louis County, Missouri. The property was reportedly on the market for
two months prior to the sale.
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Comparable Improved Sale Number Five
Location:
Locator Number:
Grantor:
Grantee:
Recording:
Date of Sale:
Property Rights:
Financing:
Sale Price:
Gross Building Area:
Sale Price/SF:
Year of Construction:
Construction Quality:
Overall Condition:
Land Area:
Land-to-Building Ratio:
Access:
Visibility
Zoning:
Comments:

6500 Natural Bridge Road, Uplands Park, St. Louis County, Missouri 63121
15H341554
Pentecostal Church of St. Louis
Church In Action, Inc.
Roll 22644, Frame 3409
January 4, 2018
Fee Simple Interest
Assumed Market Financing
$75,000
12,020 Square Feet
$6.24
1945
Good
Fair
0.75 Acres, or 32,670 Square Feet
2.7:1
Good
Good
Institutional District

This is a sale of an older house of worship located on Natural Bridge.The building was in poor condition and does
not have a sprinkler system. The building was reportedly on the market for 93 days. It is reportedly to be
used as a house of worship.

Comparable Improved Sale Number Six

Location:
Locator Numbers:
Grantor:
Grantee:
Recording:
Date of Sale:
Property Rights:
Financing:
Sale Price:
Gross Building Area:
Sale Price/SF:
Year of Construction:
Construction Quality:
Overall Condition:
Land Area:
Land-to-Building Ratio:
Access:
Visibility
Zoning:
Comments:

501 North Hills Drive, Pasadena Park, Missouri 63121
14H231270
M! Ministries LLC
Life ARTS Inc.
Roll 23010, Frame 2944
May 3, 2018
Fee Simple
Assumed to be at market
$249,000
16,208 Square Feet
$15.36
1940
Good
Fair
1.08 Acres, or 47,048 Square Feet
2.9:1
Good
Good
"R-1”, Single-family Dwelling District

This is the sale of a brick house of worship. The sanctuary seats approximately 300 and the building has a
meeting room, parish hall, commercial kitchen, new roofin 2017. There is an attached school similar to the
subject. The building does not have a sprinkler system. The building does have central air conditioning. This
property was reportedly on the market for 71 days.
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Comparable Improved Sale Number Seven
Location:
Locator Number:
Grantor:
Grantee:
Recording:
Date of Sale:
Property Rights:
Financing:
Sale Price:
Gross Building Area:
Sale Price/SF:
Year of Construction:
Construction Quality:
Overall Condition:
Land Area:
Land-to-Building Ratio:
Access:
Visibility
Zoning:
Comments:

8145 Page Avenue, Saint Louis, Missouri 63130
16J411129 and 16K621350
St. Louis Christian Center Church
The Israel of God
Roll 21304, Frame 1815
September 19, 2018
Fee Simple
Assumed to be Market
$200,000
6,339 Square Feet
$31.55
1959
Good
Average
1.73 Acres, or 75,359 Square Feet
11.9:1
Good
Good
“B”, Commercial District

This is the sale of a church facility that is located off Page Avenue with an additional lot utilized for parking
lot located across Harrison Street. The building has beendelineated into school, worship, office, and meeting
space. There is a kitchen in the facility. The building has central air conditioning. The building does not have a
sprinkler system. This propertywas reportedly on the market for 55 days.

The comparables range in size from 6,339 square feet to 34,001 square feet. The
unadjusted sale prices range from $6.24 to $48.70 per square foot. A discussion of
adjustments made to the comparable as they relate to the subject are discussed and
analyzed in the following paragraphs.
ADJUSTMENT ANALYSIS

Adjustment Factor

Accounts For

Comments

Effective Sale Price

A typical economics of transaction such
as excess land or non-realty component

No adjustment warranted

Financial Terms

A typical financing; favorable financing

No adjustment warranted

Real Property Rights
Condition of Sale

Expenditures After
Purchase

Leased fee, fee simple, leasehold, partial
interest, etc.
Extraordinary motivation of buyer or
seller; IE foreclosure
Monetary expenditures by buyer
immediately after acquisition.

No adjustment warranted
No adjustment was warranted to the sales.

Although several of the properties were to
have improvements made after the sale, the
cost of the improvements was not considered
as the purpose of the assignment is to
estimate the “as is” condition of the building
improvements.

ADJUSTMENT ANALYSIS
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Accounts For

Comments

Market Conditions

Changes in economic conditions over
time that impact appreciation or
depreciation of real estate.

Location

Market or submarket area influences
on sale price; s u r r o u n d i n g land
u s e influences, visibility, traffic counts,
access, etc.

Market demand for real estate is sensitive to
location attributes such as accessibility and
visibility from major thoroughfares, area
h o u s e h o l d income, zoning restrictions, etc.
Sale Numbers One, Two, Three, and Four
were adjusted downward for their locations.
The remaining sales were considered to be
similar and no further adjustments were
made to the sales.

Size

Inverse relationship that often exists
between the size of the building and
unit value.

Quality

Construction quality, amenities,market
appeal, functional utility.

Age/Condition

Effective age; physical condition

Other

Adjustment for ceiling height, sprinklers,
kitchen, land-to- building ratios, flood
plain, etc.

Smaller buildings generally tend to command
greater per square foot values than do larger
buildings, all else being equal. All of the
sales, with exception of Sale One, are smaller
than the subject adjusted downward. Sale One
is similar in size and no adjustment was
warranted.
The subject property is of masonry
construction. All of the sales are of masonry
construction. No adjustments were
warranted to the sales.
The subject building was constructed from
1904 to 1967 and ranges from poor to average
condition. Adjustments were made accordingly
to the sales.
The subject property has commercial grade
kitchens, a banquet hall, and adequate parking.
Adjustments to the sales were made
accordingly.
All of the sales have similar zoning and no
adjustment was warranted.

Physical Characteristics

Use/Zoning

Economic
Characteristics
Conclusion

Property is being used as an institutional
property.
Not Applicable.

The sales have taken place from April of 2016
to February of 2019. Upward adjustments
were warranted to the sales to 2020. Once
the Coved pandemic hit, the market for
meeting places as well as renovation projects
slowed as the uncertainty of the timing of
when people could congregate and when
people could return to work was unknown.

No adjustments were made to the sales.

Based on the adjustments made to the sales,
the value concluded is $70 per square foot for
the property in average condition and $15 per
square foot for the buildings in poor condition.

Estimate Of “As Is” Market Value

Based on our analysis of the preceding comparables in comparison to the subject property,
it is our opinion that the market indicates an overall unit value of approximately $70 per
square foot. The estimated “as is” market value is calculated as follows:
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8,200 Sq. Ft. x $70/Sq. Ft.
24,000 Sq. Ft. x $15/Sq. Ft.

=
=

Rounded To

$574,000
360,000
$934,000
$930,000

SCENARIO THREE - “AS IF” A SENIOR LIVING” FACILITY
In addition, we have considered the possibility of converting the existing facility to a
senior residential facility. It should be noted that several older apartment buildings in
the Webster Groves and Kirkwood areas were converted to senior housing projects
that allowed for over 55 residents. A number of the buildings that were converted by notfor-profit entities. However, those buildings that were converted by developers for profit
typically had issues with conversion that included, but were not limited to, increased
costs for addition of elevators, sprinkler systems, and life safety systems. Additions to
allow for commercial grade kitchens and subsequent dining areas in addition to
providing kitchens in each unit. Green space and fitness areas that cateredto the older
population. As a result, a number of these properties were foreclosed upon as the costs
of the rehab exceeded the amount the residents were willing to payfor the project. Due
to the ongoing pandemic as well as the downturn in the senior market for rental units,
this is not considered to be a feasible use of the property. The cost to reconfigure the
property and the lack of demand are considered to render this option to be non-feasible.
SCENARIO FOUR - “AS IF” SINGLE-FAMILY SUBDIVISION

Hypothetical Subdivision/Development Analysis
A. Methodology:

This method is based upon the price of developed lots, less sale/holding
expensesand estimated cost of infrastructure. Costs, including streets and utilities,
are deducted to derive "as is" raw land value. Developer’s profit from future net sale
proceeds is then deducted or discounted for extended marketing time (if
applicable) at a risk rate sufficient to attract builders/investors.

B. Number of Developed Lots

As reported in the zoning section of this report, the residential zoning districts allow
lot sizes of 6,000 square feet to 20,000 square feet. The subdivision to the east of
the park has lot sizes ranging from approximately 12,000 square feet to 25,000
square feet. The subdivision to the south of the park has lots ranging in size from
10,000 square feet to approximately 25,000 square feet. Therefore, an average lot
size of 15,000 square feet is considered to be reasonable for the subject and is in line
with the surrounding subdivisions.
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The potential number of lots is estimated based upon 15,000 square foot lots is
estimated to be 18 developable lots based on a 6.0 acres to 6.3 acres of available for
development with the remainder of the site being utilized for green space, roads, and
common areas.

C. Average Home Price

Subdivision densities vary by neighborhood and home price range. The following MLS
listings of new, under construction and to-be-built homes best illustrate
characteristics of the City of Overland in the Ritenour school district. There are four
active listings that range from $114.000 to $179,400 in asking price. The days on
market range from four to 145 days. The homes range in size from 816 square feet
to 1,891 square feet. The lot sizes range from 6,000 square feet to 13,000 square feet.
The homes range in age from 65 to 84 years of age. The following chart pertains to
the Ritenour School District statistics:

The chart indicates that there are currently three active listings in Overland and once
listing is under contract. However, in the last year, there were 46 properties sold in
February 8, 2022

61

Market Analysis and Use Assessment
Wild Acres Park – Former Seminary Buildings

City of Overland, Missouri

the Ritenour School District. In July of 2021, a new house was sold that comprised a
living area of 1,075 square feet. The home has two bedrooms and two full bathrooms.
The list price was $149,900 with the selling price being $156,000. The sale price to
list price was 104.1 percent. The lot size was 11,375 square feet. This has been the
only residence of new construction listed in MLS in the last three years.
There have been two lots listed for sale in the City of Overland in the last three years.
They are 9434 and 9436 Echo Lane in Overland, Missouri. The lots are being
marketed as a bundle with an asking price of $50,000, or $25,000 per lot. Each
lot is 50 feet by 135 feet, or 6,750 square feet each. The asking price is $3.70 per
square foot.

Given the lack of new home development in the City of Overland, a small residential
subdivision may perform well in the market. Assuming an average size home of 1,500
square feet with a sale price of $175 per square foot based on the new home sale
inthe market indicates a sale price of $262,500. It should be noted that there have
been few sales of homes in the immediate area of the subject property. St. Louis
County indicates that the home at 10129 Pebble Beach Drive sold for $180,000 in
July of 2017. 10464 Canter Way sold in October of 2018 at a reported sale price of
$171,000. Smaller homes on smaller lots in the area have generally sold in the
$110,000 to $140,000 range but are not considered to be comparable due to the size
of the lot and the home.

The average lot price (lot and home package) is estimated based upon location. The
subject is adjacent to a municipal park as well as subdivision with older homes. In our
judgement, new homes on 15,000 square foot lots at the subject location should
be in the $250,000 to $275,000 price range of the market, or $262,500.

D. Average Developed Lot Price Potential

New subdivision lot sales in the area are not available due to depleted land supply.
Single lots created through tear-downs of dated homes are also limited.

The subject lot price potential is influenced by the average anticipated home price. A
20%± lot-to-value ratio is common based upon experience/published statistics. The
$262,500 new home price potential on the subject property indicates an average
lotprice of $52,500 estimated as follows: $262,500 (lot & home) @ 20% = $52,500
per lot

E. Sales/Marketing/Holding

Sales commissions on unimproved land are typically 10%±, and holding expense (real
estate tax) is nominal.

F. Development Cost
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Subdivision costs include demolition of existing buildings and cost to construct
streetand underground utilities.

The typical St. Louis County subdivision street is 24' wide concrete paving within a 50'
wide right-of-way, and includes 13' wide shoulder utility easements. Utilities are double
loaded, located on both sides of the street.
The Marshall & Swift published cost of a street with underground utilities is $450 per
lineal foot for 40' wide pavement. Based upon 24' width, a -$80 per lineal foot
adjustment is made (16' extra width@ $5 sq. ft.).

The cost of a 24' wide street with double loaded utilities is estimated at $370± ($450$80). This is the low side of published costs, taking into account favorable terrain.
Based upon 350'± of street allowing for cul-de-sac @ $370 per foot, cost is estimated at
$129,500±®.
Demolition/clearing expense of 32,200 sq. ft. total building area is estimated at
$144,900 ($4.50 per sq. ft.) based upon experience with other assignments, and
published cost.

G. Marketing Period

The 18 potential lots of the subject should be marketable in a one year period based
upon location, pricing and scarcity. No discount for extended marketing is anticipated.

H. Developer Profit / Risk

I.

The National Association of Home Builders conducted a single-family builders survey in
2016, and reported an 18.9% “average profit margin”, per Professional Builder
editorial. The rate should increase with continued economic recovery. Developer
incentive/profit is estimated at 19% to 20%.
Subdivision Analysis, Land Value

The subject land is valued based upon 18 hypothetical developed lot sales potential, less
subdivision cost and developers profit.
Engineering, design, survey, soil testing is beyond the scope of this assignment but
engineering and contractor profit/overhead are included in published street cost by
Marshall & Swift. These costs are tempered by Internet research and local developer
reported cost experience.
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