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MLK Census Data

Table 1:  Age

Block Group
TOTAL UNDER 18 OVER 65

UNDER 18 
PERCENT

OVER 65 
PERCENT

291892139001 761 389 30 51.1% 3.9%
291892139002 1,104 459 97 41.6% 8.8%
295101054001 1,208 418 124 34.6% 10.3%
295101055001 725 242 83 33.4% 11.4%
295101055003 1,038 205 111 19.7% 10.7%
295101061001 517 67 126 13.0% 24.4%
295101061002 562 244 36 43.4% 6.4%
295101061003 326 55 51 16.9% 15.6%
295101061004 327 65 99 19.9% 30.3%
295101062002 506 206 57 40.7% 11.3%
295101062003 789 268 93 34.0% 11.8%
295101063003 470 95 88 20.2% 18.7%
295101063004 344 79 65 23.0% 18.9%
295101065001 1,348 294 419 21.8% 31.1%
295101065002 684 116 60 17.0% 8.8%
295101065003 853 240 60 28.1% 7.0%
295101066002 835 300 42 35.9% 5.0%
295101066003 782 130 151 16.6% 19.3%

Total 13,179 3,872 1,792 29.4% 13.6%
Source: 5 year ACS 2014 Table B01001

Table 2A:  Race and Ethnicity

Block Group
Total

Non-
Hispanic 

White

Non-
Hispanic 

Black

Non-Hispanic 
Asian

Non-
Hispanic 

Other
Hispanic

291892139001 761 11 739 0 4 7
291892139002 1,104 10 1,094 0 0 0
295101054001 1,208 49 868 0 52 239
295101055001 725 0 714 0 11 0
295101055003 1,038 55 983 0 0 0
295101061001 517 0 488 0 29 0
295101061002 562 0 562 0 0 0
295101061003 326 0 326 0 0 0
295101061004 327 1 325 0 0 1
295101062002 506 0 506 0 0 0
295101062003 789 8 772 0 9 0
295101063003 470 5 461 4 0 0
295101063004 344 0 334 0 6 4
295101065001 1,348 96 1,252 0 0 0
295101065002 684 6 671 0 0 7
295101065003 853 0 853 0 0 0
295101066002 835 0 824 0 11 0
295101066003 782 14 768 0 0 0

Total 13,179 255 12,540 4 122 258
Source: 5 Year ACS 2014 Table B03002



MLK Census Data

Table 2B:  Race and Ethnicity, Percents

Block Group
Total

Non-
Hispanic 

White

Non-
Hispanic 

Black

Non-Hispanic 
Asian

Non-
Hispanic 

Other
Hispanic

291892139001 100.0% 1.4% 97.1% 0.0% 0.5% 0.9%
291892139002 100.0% 0.9% 99.1% 0.0% 0.0% 0.0%
295101054001 100.0% 4.1% 71.9% 0.0% 4.3% 19.8%
295101055001 100.0% 0.0% 98.5% 0.0% 1.5% 0.0%
295101055003 100.0% 5.3% 94.7% 0.0% 0.0% 0.0%
295101061001 100.0% 0.0% 94.4% 0.0% 5.6% 0.0%
295101061002 100.0% 0.0% 100.0% 0.0% 0.0% 0.0%
295101061003 100.0% 0.0% 100.0% 0.0% 0.0% 0.0%
295101061004 100.0% 0.3% 99.4% 0.0% 0.0% 0.3%
295101062002 100.0% 0.0% 100.0% 0.0% 0.0% 0.0%
295101062003 100.0% 1.0% 97.8% 0.0% 1.1% 0.0%
295101063003 100.0% 1.1% 98.1% 0.9% 0.0% 0.0%
295101063004 100.0% 0.0% 97.1% 0.0% 1.7% 1.2%
295101065001 100.0% 7.1% 92.9% 0.0% 0.0% 0.0%
295101065002 100.0% 0.9% 98.1% 0.0% 0.0% 1.0%
295101065003 100.0% 0.0% 100.0% 0.0% 0.0% 0.0%
295101066002 100.0% 0.0% 98.7% 0.0% 1.3% 0.0%
295101066003 100.0% 1.8% 98.2% 0.0% 0.0% 0.0%

Total 100.0% 1.9% 95.2% 0.0% 0.9% 2.0%
Source: 5 Year ACS 2014 Table B03002

Table 3:  Household Characteristics

Block Group

House-
holds

Family 
House-holds

Percent 
Family 
House-
holds

Zero Vehicle
Percent 

Zero 
Vehicle

291892139001 239 175 73.2% 87 36.4%
291892139002 356 209 58.7% 126 35.4%
295101054001 404 246 60.9% 180 44.6%
295101055001 185 146 78.9% 36 19.5%
295101055003 329 250 76.0% 43 13.1%
295101061001 284 103 36.3% 153 53.9%
295101061002 185 110 59.5% 99 53.5%
295101061003 152 73 48.0% 78 51.3%
295101061004 150 78 52.0% 58 38.7%
295101062002 186 116 62.4% 45 24.2%
295101062003 220 136 61.8% 86 39.1%
295101063003 155 97 62.6% 42 27.1%
295101063004 144 62 43.1% 17 11.8%
295101065001 446 235 52.7% 234 52.5%
295101065002 276 140 50.7% 79 28.6%
295101065003 323 208 64.4% 53 16.4%
295101066002 205 164 80.0% 92 44.9%
295101066003 332 150 45.2% 151 45.5%

Total 4,571 2,698 59.0% 1,659 36.3%
Source:  5 year ACS 2014 Tables B11001 and B25044



MLK Census Data

Table 4A:  Household Size
Block Group 1 Person 2 Person 3 Person 4 Person 5 Person 6 Person 7+Person

291892139001 64 50 50 14 21 22 18
291892139002 130 40 67 41 29 10 39
295101054001 141 91 49 42 62 2 17
295101055001 28 63 31 0 16 47 0
295101055003 79 116 54 61 0 0 19
295101061001 181 30 52 21 0 0 0
295101061002 69 14 43 23 36 0 0
295101061003 79 27 35 11 0 0 0
295101061004 72 54 5 8 0 7 4
295101062002 70 32 37 24 9 0 14
295101062003 66 33 23 75 9 14 0
295101063003 40 55 32 16 0 0 12
295101063004 82 22 0 34 0 6 0
295101065001 204 94 60 67 21 0 0
295101065002 99 111 43 23 0 0 0
295101065003 109 98 43 39 25 9 0
295101066002 41 53 13 37 30 13 18
295101066003 144 91 72 15 0 0 10

Total 1,698 1,074 709 551 258 130 151
Source:  5 year ACS 2014 Table B11016

Table 4B:  Household Size, Percents
Block Group 1 Person 2 Person 3 Person 4 Person 5 Person 6 Person 7+Person

291892139001 26.8% 20.9% 20.9% 5.9% 8.8% 9.2% 7.5%
291892139002 36.5% 11.2% 18.8% 11.5% 8.1% 2.8% 11.0%
295101054001 34.9% 22.5% 12.1% 10.4% 15.3% 0.5% 4.2%
295101055001 15.1% 34.1% 16.8% 0.0% 8.6% 25.4% 0.0%
295101055003 24.0% 35.3% 16.4% 18.5% 0.0% 0.0% 5.8%
295101061001 63.7% 10.6% 18.3% 7.4% 0.0% 0.0% 0.0%
295101061002 37.3% 7.6% 23.2% 12.4% 19.5% 0.0% 0.0%
295101061003 52.0% 17.8% 23.0% 7.2% 0.0% 0.0% 0.0%
295101061004 48.0% 36.0% 3.3% 5.3% 0.0% 4.7% 2.7%
295101062002 37.6% 17.2% 19.9% 12.9% 4.8% 0.0% 7.5%
295101062003 30.0% 15.0% 10.5% 34.1% 4.1% 6.4% 0.0%
295101063003 25.8% 35.5% 20.6% 10.3% 0.0% 0.0% 7.7%
295101063004 56.9% 15.3% 0.0% 23.6% 0.0% 4.2% 0.0%
295101065001 45.7% 21.1% 13.5% 15.0% 4.7% 0.0% 0.0%
295101065002 35.9% 40.2% 15.6% 8.3% 0.0% 0.0% 0.0%
295101065003 33.7% 30.3% 13.3% 12.1% 7.7% 2.8% 0.0%
295101066002 20.0% 25.9% 6.3% 18.0% 14.6% 6.3% 8.8%
295101066003 43.4% 27.4% 21.7% 4.5% 0.0% 0.0% 3.0%

Total 37.1% 23.5% 15.5% 12.1% 5.6% 2.8% 3.3%
Source:  5 year ACS 2014 Table B11016



MLK Census Data

Table 5A:  Educational Attainment for Persons Over Age 25

Over 25
Less than 

High School 
Diploma

High 
School or 

GED

Some 
College/ 

Associates' 
Degree

Bachelor's 
Degree

Post-Graduate 
Degree

291892139001 311 104 106 77 12 12
291892139002 569 96 294 145 23 11
295101054001 643 149 193 250 26 25
295101055001 383 59 182 103 12 27
295101055003 720 111 192 248 92 77
295101061001 389 157 92 140 0 0
295101061002 265 61 84 91 18 11
295101061003 242 44 104 52 42 0
295101061004 225 67 104 50 1 3
295101062002 284 72 163 28 12 9
295101062003 471 151 176 111 14 19
295101063003 340 39 132 138 31 0
295101063004 195 53 80 62 0 0
295101065001 892 269 379 162 58 24
295101065002 474 75 142 192 46 19
295101065003 541 59 195 226 61 0
295101066002 383 94 101 175 8 5
295101066003 567 162 209 142 54 0

Total 7,894 1,822 2,928 2,392 510 242
Source:  5 Year ACS 2014, Table B15003

Table 5B:  Educational Attainment for Persons Over Age 25, Percents

Over 25

Less than 
High School 
Diploma

High 
School or 
GED

Some 
College/ 
Associates' 
Degree

Bachelor's 
Degree

Post-Graduate 
Degree

291892139001 100.0% 33.4% 34.1% 24.8% 3.9% 3.9%
291892139002 100.0% 16.9% 51.7% 25.5% 4.0% 1.9%
295101054001 100.0% 23.2% 30.0% 38.9% 4.0% 3.9%
295101055001 100.0% 15.4% 47.5% 26.9% 3.1% 7.0%
295101055003 100.0% 15.4% 26.7% 34.4% 12.8% 10.7%
295101061001 100.0% 40.4% 23.7% 36.0% 0.0% 0.0%
295101061002 100.0% 23.0% 31.7% 34.3% 6.8% 4.2%
295101061003 100.0% 18.2% 43.0% 21.5% 17.4% 0.0%
295101061004 100.0% 29.8% 46.2% 22.2% 0.4% 1.3%
295101062002 100.0% 25.4% 57.4% 9.9% 4.2% 3.2%
295101062003 100.0% 32.1% 37.4% 23.6% 3.0% 4.0%
295101063003 100.0% 11.5% 38.8% 40.6% 9.1% 0.0%
295101063004 100.0% 27.2% 41.0% 31.8% 0.0% 0.0%
295101065001 100.0% 30.2% 42.5% 18.2% 6.5% 2.7%
295101065002 100.0% 15.8% 30.0% 40.5% 9.7% 4.0%
295101065003 100.0% 10.9% 36.0% 41.8% 11.3% 0.0%
295101066002 100.0% 24.5% 26.4% 45.7% 2.1% 1.3%
295101066003 100.0% 28.6% 36.9% 25.0% 9.5% 0.0%

Total 100.0% 23.1% 37.1% 30.3% 6.5% 3.1%
Source:  5 Year ACS 2014, Table B15003



MLK Census Data

Table 6:  Limited English Speaking Households as Percent of All Households

Block Group
House-
holds

Percent
House-
holds

Percent
House-
holds

Percent
House-
holds

Percent

291892139001 0 0.0% 0 0.0% 0 0.0% 0 0.0%
291892139002 0 0.0% 0 0.0% 0 0.0% 0 0.0%
295101054001 28 6.9% 6 1.5% 0 0.0% 5 1.2%
295101055001 0 0.0% 0 0.0% 0 0.0% 0 0.0%
295101055003 0 0.0% 0 0.0% 0 0.0% 0 0.0%
295101061001 15 5.3% 0 0.0% 0 0.0% 0 0.0%
295101061002 0 0.0% 0 0.0% 0 0.0% 0 0.0%
295101061003 0 0.0% 0 0.0% 0 0.0% 0 0.0%
295101061004 0 0.0% 0 0.0% 0 0.0% 0 0.0%
295101062002 0 0.0% 0 0.0% 0 0.0% 0 0.0%
295101062003 0 0.0% 0 0.0% 0 0.0% 0 0.0%
295101063003 0 0.0% 0 0.0% 0 0.0% 0 0.0%
295101063004 0 0.0% 0 0.0% 0 0.0% 0 0.0%
295101065001 0 0.0% 0 0.0% 0 0.0% 0 0.0%
295101065002 0 0.0% 0 0.0% 0 0.0% 0 0.0%
295101065003 0 0.0% 0 0.0% 0 0.0% 0 0.0%
295101066002 0 0.0% 0 0.0% 0 0.0% 0 0.0%
295101066003 8 2.4% 0 0.0% 0 0.0% 0 0.0%

Total 51 1.1% 6 0.1% 0 0.0% 5 0.1%
Source:  5 Year ACS 2014, Table B16002

Block Group Persons Percent Persons Percent Persons Percent Persons Percent
291892139001 0 0.0% 5 0.7% 0 0.0% 0 0.0%
291892139002 0 0.0% 0 0.0% 0 0.0% 0 0.0%
295101054001 108 10.5% 27 2.6% 0 0.0% 30 2.9%
295101055001 0 0.0% 0 0.0% 0 0.0% 0 0.0%
295101055003 0 0.0% 0 0.0% 0 0.0% 0 0.0%
295101061001 15 3.0% 0 0.0% 0 0.0% 0 0.0%
295101061002 0 0.0% 0 0.0% 0 0.0% 0 0.0%
295101061003 0 0.0% 0 0.0% 0 0.0% 0 0.0%
295101061004 0 0.0% 0 0.0% 0 0.0% 0 0.0%
295101062002 0 0.0% 0 0.0% 0 0.0% 0 0.0%
295101062003 0 0.0% 0 0.0% 0 0.0% 0 0.0%
295101063003 0 0.0% 0 0.0% 4 0.9% 0 0.0%
295101063004 0 0.0% 0 0.0% 0 0.0% 0 0.0%
295101065001 0 0.0% 0 0.0% 0 0.0% 0 0.0%
295101065002 0 0.0% 0 0.0% 0 0.0% 0 0.0%
295101065003 0 0.0% 0 0.0% 0 0.0% 0 0.0%
295101066002 0 0.0% 0 0.0% 0 0.0% 0 0.0%
295101066003 8 1.1% 0 0.0% 0 0.0% 0 0.0%

Total 131 1.1% 32 0.3% 4 0.0% 30 0.2%
Source:  5 Year ACS 2014, Table B16004

Speak Spanish Speak Other Indo- Speak Asian Language Speak Other 

Speak Spanish Speak Other Indo- Speak Asian Language Speak Other 
Table 7:  Persons who Speak English Less than Very Well as Percent of All Persons Over Age 5



MLK Census Data

Table 8A:  Household Income

Block Group
Under 

$25,000
$25,000 - 
$50,000

$50,000 - 
$75,000

$75,000 - 
$100,000

Over 
$100,000

291892139001 165 51 23 0 0
291892139002 241 85 15 5 10
295101054001 223 106 49 0 26
295101055001 81 45 34 25 0
295101055003 120 99 52 26 32
295101061001 221 29 34 0 0
295101061002 114 21 43 7 0
295101061003 105 33 0 14 0
295101061004 114 14 19 3 0
295101062002 112 41 28 0 5
295101062003 144 22 40 14 0
295101063003 67 24 51 13 0
295101063004 118 16 5 0 5
295101065001 262 116 53 9 6
295101065002 160 77 29 10 0
295101065003 128 120 12 32 31
295101066002 107 58 24 10 6
295101066003 264 55 0 13 0

Total 2,746 1,012 511 181 121
Source:  5 Year ACS 2014, Table B19001

Table 8B:  Household Income, Percents

Block Group
Under 

$25,000
$25,000 - 
$50,000

$50,000 - 
$75,000

$75,000 - 
$100,000

Over 
$100,000

291892139001 69.0% 21.3% 9.6% 0.0% 0.0%
291892139002 67.7% 23.9% 4.2% 1.4% 2.8%
295101054001 55.2% 26.2% 12.1% 0.0% 6.4%
295101055001 43.8% 24.3% 18.4% 13.5% 0.0%
295101055003 36.5% 30.1% 15.8% 7.9% 9.7%
295101061001 77.8% 10.2% 12.0% 0.0% 0.0%
295101061002 61.6% 11.4% 23.2% 3.8% 0.0%
295101061003 69.1% 21.7% 0.0% 9.2% 0.0%
295101061004 76.0% 9.3% 12.7% 2.0% 0.0%
295101062002 60.2% 22.0% 15.1% 0.0% 2.7%
295101062003 65.5% 10.0% 18.2% 6.4% 0.0%
295101063003 43.2% 15.5% 32.9% 8.4% 0.0%
295101063004 81.9% 11.1% 3.5% 0.0% 3.5%
295101065001 58.7% 26.0% 11.9% 2.0% 1.3%
295101065002 58.0% 27.9% 10.5% 3.6% 0.0%
295101065003 39.6% 37.2% 3.7% 9.9% 9.6%
295101066002 52.2% 28.3% 11.7% 4.9% 2.9%
295101066003 79.5% 16.6% 0.0% 3.9% 0.0%

Total 60.1% 22.1% 11.2% 4.0% 2.6%
Source:  5 Year ACS 2014, Table B19001



MLK Census Data

Table 9:  Labor Force Status

Block Group

Total Over 
Age 16

In Labor 
Force

Civilian 
Labor 
Force

Employed
Unemp-

loyed
Armed Forces

Not In 
Labor 
Force

Percent 
Unemp-

loyed
291892139001 454 229 229 198 31 0 225 13.5%
291892139002 661 407 407 222 185 0 254 45.5%
295101054001 806 394 394 322 72 0 412 18.3%
295101055001 483 337 337 274 63 0 146 18.7%
295101055003 875 635 635 535 100 0 240 15.7%
295101061001 452 217 217 124 93 0 235 42.9%
295101061002 340 213 213 143 70 0 127 32.9%
295101061003 271 75 75 58 17 0 196 22.7%
295101061004 266 112 112 60 52 0 154 46.4%
295101062002 343 155 155 100 55 0 188 35.5%
295101062003 554 267 267 156 111 0 287 41.6%
295101063003 381 143 143 106 37 0 238 25.9%
295101063004 273 122 122 69 53 0 151 43.4%
295101065001 1,134 547 547 401 146 0 587 26.7%
295101065002 590 309 309 256 53 0 281 17.2%
295101065003 635 466 466 388 78 0 169 16.7%
295101066002 543 355 355 209 146 0 188 41.1%
295101066003 660 381 381 199 182 0 279 47.8%

Total 9,721 5,364 5,364 3,820 1,544 0 4,357 28.8%
Source:  5 Year ACS 2014, Table B23025

Table 10:  Housing Units

Total 
Units

Occupied
Owner-

Occupied
Renter 

Occupied
Percent 

Occupied

Owner 
Occupied 

(Percent of All 
Occupied)

291892139001 351 239 57 182 68.1% 23.8%
291892139002 551 356 112 244 64.6% 31.5%
295101054001 662 404 79 325 61.0% 19.6%
295101055001 251 185 127 58 73.7% 68.6%
295101055003 532 329 146 183 61.8% 44.4%
295101061001 304 284 64 220 93.4% 22.5%
295101061002 369 185 39 146 50.1% 21.1%
295101061003 298 152 51 101 51.0% 33.6%
295101061004 324 150 94 56 46.3% 62.7%
295101062002 284 186 85 101 65.5% 45.7%
295101062003 330 220 85 135 66.7% 38.6%
295101063003 276 155 93 62 56.2% 60.0%
295101063004 203 144 98 46 70.9% 68.1%
295101065001 592 446 164 282 75.3% 36.8%
295101065002 495 276 88 188 55.8% 31.9%
295101065003 381 323 196 127 84.8% 60.7%
295101066002 227 205 67 138 90.3% 32.7%
295101066003 522 332 116 216 63.6% 34.9%

Total 6,952 4,571 1,761 2,810 65.8% 38.5%
Source:  5 Year ACS 2014, Tables B25002 and B25003



MLK Census Data

Table 11:  Poverty
Individ-
uals in 

Poverty

Individual 
Poverty Rate

Families in 
Poverty

Family 
Poverty Rate

291892139001 402 52.8% 89 50.9%
291892139002 713 64.6% 128 61.2%
295101054001 567 46.9% 96 39.0%
295101055001 354 49.6% 47 32.2%
295101055003 196 18.9% 33 13.2%
295101061001 192 37.1% 28 27.2%
295101061002 275 48.9% 60 54.5%
295101061003 130 39.9% 30 41.1%
295101061004 138 42.2% 38 48.7%
295101062002 293 57.9% 50 43.1%
295101062003 314 40.2% 40 29.4%
295101063003 116 24.7% 18 18.6%
295101063004 220 64.0% 41 66.1%
295101065001 421 38.6% 73 31.1%
295101065002 135 22.2% 4 2.9%
295101065003 163 19.5% 27 13.0%
295101066002 455 54.5% 92 56.1%
295101066003 490 65.2% 81 54.0%

Total 5,574 43.6% 975 36.1%
Source:  5 Year ACS 2014, Tables B17010 and B17021

Table 11: Disability

Tract
Popula- 

tion basis
Has a 

Disability
Disability 
Percent

29189213900 1865 234 12.5
29510105400 2599 364 14.0
29510105500 2909 409 14.1
29510106100 1732 455 26.3
29510106200 1881 324 17.2
29510106300 1287 297 23.1
29510106500 2550 411 16.1
29510106600 1979 541 27.3

Total 16802 3035 18.1
Source: 5 Year ACS 2014, Table B18101



MLK Census Data

Table 12: Employment (Place of Work)
Employ- 

ment
Percent of 

Total
291892139001 480 15.5
291892139002 957 31.0
295101054001 46 1.5
295101055001 81 2.6
295101055003 74 2.4
295101061001 173 5.6
295101061002 70 2.3
295101061003 118 3.8
295101061004 89 2.9
295101062002 50 1.6
295101062003 45 1.5
295101063003 58 1.9
295101063004 22 0.7
295101065001 355 11.5
295101065002 99 3.2
295101065003 245 7.9
295101066002 31 1.0
295101066003 94 3.0

Total 3087 100.0
Source: Dun and Bradstreet
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Who will win the NL Central this year? 

0%

0%

0%

100%

0% 1. Brewers 
2. Cards 
3. Cubs 
4. Pirates 
5. Reds 

What is your age? 

0%

38%

38%

25%

0%

0%

0% 1. 20 or younger 
2. 21-30 
3. 31-40 
4. 41-50 
5. 51-60 
6. 61-70 
7. 71 or older 

Where do you live? 

0%

11%

0%

0%

22%

44%

22% 1. Neighborhood north of study area 
2. Neighborhood south of study area 
3. East of Union in St. Louis City 
4. West of Kienlen in Wellston 
5. Elsewhere in St. Louis City 
6. Elsewhere in St. Louis County 
7. Somewhere else 



Where do you work? 

44%

0%

11%

0%

22%

22% 1. On MLK in the study area 
2. Elsewhere in the City 
3. Wellston 
4. Elsewhere in St. Louis County 
5. Somewhere else 
6. I’m not currently employed 

How do you travel MLK? 
Click all that apply 

56%

0%

11%

89% 1. Drive 
2. Bus 
3. Bike  
4. Walk 

How safe do you feel driving MLK? 

13%

13%

13%

13%

38%

13% 1. Very safe 
2. Usually fine, sometimes not 
3. OK, but not great 
4. I need to be very attentive 
5. There are regular issues 
6. I avoid driving the road 

How safe do you feel walking MLK? 
(Goodfellow to Kienlen) 

0%

22%

0%

22%

33%

22%

0% 1. Very safe 
2. Usually fine, sometimes not 
3. OK, but not great 
4. I need to be very attentive 
5. There are regular issues 
6. I avoid walking on MLK 
7. I would walk more if it were safer 



How safe do you feel walking MLK? 
(Friendly Temple area) 

0%

11%

0%

11%

22%

22%

33% 1. Very safe 
2. Usually fine, sometimes not 
3. OK, but not great 
4. I need to be very attentive 
5. There are regular issues 
6. I avoid walking on MLK 
7. I would walk more if it were safer 

Would you agree that there are three 
basic areas of our study? 

Kienlen to Goodfellow, Friendly Temple 
area, and the space in between 

33%

33%

33% 1. Yes 
2. Maybe, with some exceptions 
3. No, let’s talk 

Do you frequent the businesses in the 
study area? 

Click all that apply 

63%

25%

13%

13%

0% 1. Yes, at the west end 
2. Yes, in the Friendly Temple area 
3. Yes, for basic necessities 
4. Yes, for dining and entertainment 
5. Not really (less than once a month) 

What additional types of businesses 
would you like to see in the corridor? 

14%

0%

14%

29%

0%

29%

0%

14% 1. Job training 
2. Youth activities 
3. Dining / entertainment 
4. Convenience shopping 
5. Basic necessity shopping 
6. Small office 
7. Day care / other community services 
8. Small manufacturing 



If you had to pick one place to start it 
would be . . . 

11%

0%

11%

11%

22%

0%

11%

33% 1. Wellston Loop building area 
2. Friendly Temple area 
3. Union Blvd. intersection 
4. 5900 / 6000 block  
5. Hamilton Ave. intersection 
6. Goodfellow Blvd. intersection area 
7. Other – let’s talk 
8. Vacant land north of MLK 

What improvements should be made 
to the streets / sidewalks 

0%

11%

0%

0%

0%

11%

33%

22%

22%

0% 1. Better crosswalks 
2. Better lighting 
3. More trees / landscaping 
4. Benches / trash cans 
5. Repaired / rebuilt sidewalks 
6. Wider sidewalks 
7. Bike lanes 
8. Traffic calming 
9. Other – talk to me 
10.Reduce offset intersections 





 
 
 
 
 
 
 

 
 
 

NIGHT 2 
PRESENTATION 











































Keypad Polling 
Questions 

How did you get here tonight? 

0%

0%

0%

0%

0%

100% 1. I drove my car 
2. I rode with a friend 
3. I walked 
4. I rode the bus 
5. I rode my bike 
6. Other 

How is Dr. MLK Drive Important to 
you? 

(choose all that apply) 

15%

31%

15%

31%

62%

31%

69% 1. I live on or near Dr. MLK Drive 
2. I work on or near Dr. MLK Drive 
3. I own property  on or near Dr. MLK Drive 
4. I grew up on or near Dr. MLK Drive 
5. I own a business on or near Dr. MLK Drive 
6. I attend church on or near Dr. MLK Drive 
7. Other 

Wellston Loop 
Questions 



How SAFE do you feel walking in the 
Wellston Loop area 

17%

33%

42%

8% 1. Very safe - I walk there often 
2. Somewhat safe 
3. I only feel safe during the day 
4. I never feel safe in that area 

How SECURE do you feel walking in the 
Wellston Loop area 

27%

36%

27%

9% 1. Very secure - I walk there often 
2. Somewhat secure 
3. I only feel secure during the day 
4. I never feel secure in that area 

The lighting in the Wellston Loop area 
is… 

33%

50%

17%

0% 1. More than adequate 
2. Adequate 
3. Not adequate 
4. What lighting? 

The 2 most pressing issues in the 
Wellston Loop area are… 

8%

8%

75%

8%

0%

8%

58%

25% 1. Affordable high-quality housing 
2. More businesses and services 
3. Better transit availability 
4. More pedestrian friendly  
5. Move vehicle traffic more efficiently 
6. Target crime 
7. Preserve historic buildings 
8. Adding trees, plantings, benches, etc. 



 Central  
Neighborhood 

Questions 

How SAFE do you feel walking in the 
Central Neighborhood area?  

(Hamilton to Clara) 

11%

44%

33%

11% 1. Very safe - I walk there often 
2. Somewhat safe 
3. I only feel safe during the day 
4. I never feel safe in that area 

How SECURE do you feel walking in the 
Central Neighborhood area?  

(Hamilton to Clara) 

11%

44%

33%

11% 1. Very secure - I walk there often 
2. Somewhat secure 
3. I only feel secure during the day 
4. I never feel secure in that area 

The lighting in the Central 
Neighborhood area is… 

18%

27%

55%

0% 1. More than adequate 
2. Adequate 
3. Not adequate 
4. What lighting? 





The lighting in the Friendly Temple 
area is… 

0%

0%

63%

38% 1. More than adequate 
2. Adequate 
3. Not adequate 
4. What lighting? 

The 2 most pressing issues in the 
Friendly Temple area are… 

10%

0%

20%

20%

10%

0%

20%

20% • Affordable high-quality housing 
• More businesses and services 
• Better transit availability 
• More pedestrian friendly  
• Move vehicle traffic more efficiently 
• Target crime 
• Preserve historic buildings 
• Adding trees, trash cans, benches, etc. 



 
 
 
 
 
 
 
 

 
 

NIGHT 3 
PRESENTATION 



























































Blackstone Pkwy

 
 

Blackstone North Parkway 
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Dr. Martin Luther King Great Streets 
Environmental Infrastructure and Analysis 

 
Introduction 
 
This section focuses on environmental infrastructure issues and concepts related to the Dr. Martin Luther King 
(MLK) Drive Great Streets project. The project boundary for the analysis includes approximately sixty‐five acres 
along the MLK Drive corridor. The eastern boundary of the project area is the Union Boulevard intersection and 
the western boundary is the Kienlen Avenue intersection. For the purposes of this environmental discussion the 
project area was subdivided into two zones separated by the following cross streets, Kienlen Avenue to Clara 
Avenue (West Zone), Clara Avenue to Union Boulevard (East Zone). See illustration below for the zone locations. 
 

 
 
MLK Drive Existing Conditions 
 
1. Environmental / Utility Summary –The following is a brief discussion of environmental infrastructure 

related existing conditions along MLK Drive obtained from a review of background information and 
interviews during the charrette. 

a. Pervious/Impervious – An analysis of the existing pervious and impervious surfaces was completed 
within the 65 acre project boundary for MLK Drive. The calculation included a review of impervious 
paved and roof structure areas and pervious turf areas. The result of the investigation indicated that 
there was approximately 48.8 acres or 75.3% impervious and 16 acres or 24.7% pervious within the 
project boundary. See the table below for a breakdown of pervious versus impervious for each of 
the zones. 

 
Typical commercial areas across the nation have an impervious percentage of around 85% as 
compared to 75% for Industrial areas, 35% for Residential areas and 15% for Park areas. The 
percentage of impervious for the MLK Drive corridor is similar to the average national Industrial area 
impervious percentage. However, impervious surfaces lead to more stormwater runoff that is 
concentrated in the storm sewers during heavy rain events leading to the potential for flooding.   
 
See the table below for a breakdown of pervious versus impervious for each zone. 

  Table E‐1 

Zones 
Acres 
Total 

Pervious 
Acres  Impervious 

West  36.20  10.20  71.8% 

East  28.60  5.82  79.4% 
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b. Utilities – Local utility companies Ameren, Laclede Gas and MSD who provide services in the area 

were interviewed to obtain information regarding issues and future projects.  
 

i. Ameren – The existing overhead power lines are located both north and south of MLK Drive 
adjacent to the alleys that run parallel to the street. The power lines include 4160 volt three 
phase primary lines at the top of the pole. Single phase secondary lines below the primary 
include a neutral and two 120‐240 volt lines. The poles also include transformers and lines 
for cable TV and telephone. The wood power poles are inspected on a four year cycle. The 
lifespan of the poles is typically 30‐50 years.  

 
Ameren provides 2400 volts to the street lights which are comprised of high pressure 
sodium cobra head lights and pedestrian scale lights. The decorative pedestrian scale lights 
were installed in the last few years. Ameren indicated that the City of St. Louis owns and 
maintains the lights. During the night time field visits the planning team noticed that some 
of the lights were not functioning or not turned on. This is an issue particularly at the 
intersection of MLK and Hodiamont Ave towards the western end of the corridor which is 
dark. During the charrette Keith Shelby at the City of St. Louis Street Light Department was 
notified of the issue.   
 
Ameren is phasing out all of the HPS lamps in the cobra head style street lights and replacing 
them with LED in the next 3‐5 years. The newer pedestrian scale lights will not be included 
in the LED lamp replacement program. No capacity or other electrical issues were identified. 
Ameren does not have any plans for new projects in this area. 

 
ii. Laclede Gas – Laclede Gas was contacted regarding the project. They provided mapping of 

the existing gas lines along MLK Drive. Starting from the western end of the project 
boundary there is a 2” plastic intermediate pressure gas line that runs along the north side 
of MLK from Clara Ave west to Kienlen Ave. Between Hodiamont Ave and Clara Ave 6” cast 
iron low pressure gas lines are located on both the north and south side of the street within 
the ROW. A 4” plastic medium pressure line is located between Clara east to Belt Ave. 6” 
cast iron low pressure gas lines are located on both the north and south side of the street 
within the ROW between Belt Ave and Union Ave. No issues with the existing gas service or 
future projects were identified. 

 
iii. Metropolitan St. Louis Sewer District (MSD) – MSD was interviewed and they provided 

mapping of the existing combined sewer system in the study area. Most sewer pipes along 
MLK Drive are made of clay and built prior to the 1950s. MSD indicated that they have done 
some manhole inspections in the area but have not completed any video inspections of the 
pipes. The only issues indicated were a few complaints related to missing manhole covers 
and blocked curb inlets. There is no planned sewer work in the area. 

 
In 2012 MSD, the EPA, and the Missouri Coalition for the Environment entered into an 
agreement called a consent decree that is intended to address the issue of overflows and 
other sewer system improvements. According to MSD’s website…”there are hundreds of 
points where a combination of stormwater and wastewater discharges into local waterways 
from the sewer system during moderate to heavy rainstorms. These sewer overflow points 
act as relief valves when too much stormwater enters the sewer system, and without them, 
our community could experience thousands of basement backups and/or extensive street 
flooding”.  
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c. Blighted Buildings Visual Summary – As part of the charrette process a visual analysis was 
completed of the existing buildings that front MLK Drive within the project boundary. This analysis 
was necessary to identify potential areas for redevelopment as well as identify those structures that 
are a priority to be addressed due to the poor or hazardous condition of the structure.  

 
The blighted analysis was completed by identifying those structures that looked vacant then making 
a determination regarding the condition. This analysis was based upon a cursory visual inspection 
and therefore was not an extensive or exhaustive effort. Further investigation into the condition of 
the buildings within the project planning area is recommended.  
 
A rating scale was assigned to the apparently vacant structures from one to five. A rating of one 
represents those structures that appear to require minimal investment to be occupied and a rating 
of five represents those structures that appear to require significant investment or should be 
demolished due to the hazard they currently present. See the examples of the buildings and their 
corresponding rating. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
The following graphic illustrates the condition rating for buildings within the project boundary. 
Properties that belong to the City of St. Louis Land Redevelopment Authority (LRA) are highlighted in 
green. The boundary of the existing historic district is shown with a blue line. 
 

   

Example of Building Condition 1  Example of Building Condition 5 
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2. Site Tour Observations 
 

a. The visual character of MLK Drive is diverse 
from the west to the east portion. West of Clara 
Avenue there is little or no occupied residential. 
Groupings of predominantly two story 
storefront structures face MLK Drive. Some of 
those structures were designed to have retail 
on the ground floor and residential on the top 
floor. Vacant lots and parking lots both 
functional and abandoned are intermixed 
between the structures. Businesses that are 
active in this area include auto repairs, resale 
shops, night clubs, a market, laundry, beauty 
supply, cell phone and institutional uses like 
churches. A majority of the LRA owned property 
is in this area as well as the majority of the structures that were identified as blighted. The most 
historic building in this section of the MLK corridor is the Wellston Loop building. It is in need of 
significant renovation and stabilization work. The City of St. Louis has earmarked funds to stabilize 
the building in hopes that a developer will be able to complete the renovation in order to make the 
structure viable again as a business.  

 
The sidewalk with in this area is approximately 14’ wide with no tree lawn or street trees. The street 
lighting is provided by taller concrete pole cobra head lights and lower historic looking pedestrian 
scale lights. 
 
East of Clara Avenue the corridor changes to include more residential, institutional and commercial 
uses. In this area there are significant paved areas for the Friendly Temple parking. Most of the 
buildings that face MLK Drive are set back from the sidewalk. The exception to that condition is the 
Arlington Grove development. Most of the sidewalk areas east of Clara Ave include a 4‐5 foot tree 
lawn and a six foot wide sidewalk. There are a few street trees in this area but they are mostly 
undesirable Bradford Pears. Only a few blighted building exist in this area. The Friendly Temple owns 
and maintains much of the property in this area which is a benefit to the visual quality of the street. 

 

 
Env Photo  – Bradford Pear Street Tree planting        

 

Env Photo  – Small tree wells devoid of trees  

Env Photo – Wellston Loop building 



East West Gateway              MLK Drive Great Streets  Page 9 

 
Env Photo  – Arlington Grove residential development near 
Friendly Temple 

 
 

 
Env Photo – Poor concrete patch work is potential tripping hazard      

 

 

 
 
 
3. Analysis 

Env Photo – Example of Blighted buildings that could be 
renovated with a moderate investment 

Env Photo  – Cobra head street light not plumb (vertical)

Env Photo  – Soil erosion from empty lot Env Photo  – Oil sheen in storm water runoff in auto repair lot
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a. Opportunities & Constraints – Through the review of the background data, input from City Officials, 
stakeholders and residents the following opportunities and constraints related to the Environmental 
Infrastructure were developed. 

 
Opportunities  Constraints 
 Renovation of blighted buildings 
 Clean up of trash in vacant land 
 Increase shade with street tree planting – 

reduce heat island effect 
 Use of Native Plant material 
 Reduce impervious pavement 
 Development of roof gardens 

 Limited resources and other priorities limit 
focus on environmental issues 

 High cost of renovations for some buildings 
 Limited capacity of City for maintenance of 

green space 
 Frequent curb cuts limit street tree planting 

areas 
 West of Clara – Remove pavement to develop 

tree lawn 
 Opportunities for Urban Gardening in Vacant 

Land 

 

 Use of Recycled materials in site furnishings   

 
b. Best practices in Environmental Design for Great Streets – One of the goals of the EWG Great Streets 

program is to encourage environmentally responsible design in the development of Great Streets 
projects. The goal of the environmental infrastructure recommendations is to be based upon 
accepted science, to address a range of measurable elements, to be practical and to help make the 
street reflect the local identity. Typical environmental best practices fall into the following 
categories of improvements including increasing native vegetation, reducing noise pollution, 
reducing light pollution, improving stormwater management, facilitating non‐motorized 
alternatives, reducing energy consumption and reduction of waste management. The 
aforementioned categories of environmental infrastructure improvements were considered for MLK 
Drive. The following discussion identifies the strategies suggested for the two zones within the 
project boundary.    

 
4. Goals/Vision 

a. Overview of Sustainable Strategies 
i. West Area – With the availability of vacant land and blighted buildings in the MLK corridor 

west of Clara Ave there is an opportunity to develop Urban Farming in several areas in the 
west area of MLK Drive near the intersection of Hodiamont Avenue. Urban Farming 
operations can help restore the soil quality and provide an opportunity for a small business 
to sell the locally grown produce in a farmers market that could be located in open space 
adjacent to the Wellston Loop building. The areas highlighted in dark green illustrate 
locations of parcels that could include Urban Farming. 
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Env Photo – Illustration of typical bump outs from the NACTO Urban 
Street Design Guide 

 
 

Other opportunities to reduce 
impervious surfaces are suggested 
for MLK Drive west of Clara Ave. 
Within the street right of way there 
is an opportunity to create curbed 
bump outs for street trees and 
other plantings. These bump outs 
would be located mostly at the 
intersections to narrow the street 
width to make it safer for 
pedestrians to cross the street. 
Bump outs could also be located 
mid block. For additional water 
quality treatment pervious pavers 
could be installed in the parking 
areas adjacent to the street. 
 
East Area – East of Clara the curbed bump outs, street trees and median plantings would continue 
where feasible to the intersection of Union Boulevard. To reduce the impervious surfaces in the 
large Friendly Temple parking lots north and south of MLK Drive, planting islands, shade trees and 
rain gardens could be included. Friendly Temple should be contacted as implementation of 
streetscape improvements are being considered to verify if they have the resources to maintain 
raingardens and other landscape improvements in these areas. 
 

b. Community / City Admin Preferences – Input on the suggested environmental infrastructure 
strategies identified above was received via comments from City of St. Louis staff and the  
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community during the public meetings at the charrette. There was also support for the idea of 
planted bump outs in the corridor. The Urban Farming concepts seem to be supported by the 
residents in attendance as long as there was the ability to sell the produce locally. The business and 
municipal stakeholders were more skeptical of the Urban Farming concepts.  

 
5. Alternatives Considered 

Several alternatives were considered for the suggested environmental infrastructure recommendations 
for the MLK Drive Great Streets project. To reduce impervious pavement and improve water quality 
pervious pavement is recommended. Alternatives exist for paving materials that will provide 
permeability. The recommendation is to take out asphalt and include pervious pavers in parking areas 
where possible. An alternative considered was the use of porous concrete in those parking areas. This 
material has started to be used more in the St. Louis area. It is better suited for pedestrian areas rather 
than vehicle traffic due to the way the concrete is poured which could lead to aggregate flaking off from 
vehicle tire turning movements. An example of the successful use of porous concrete in pedestrian areas 
is the South Grand Great Street development. As an alternative to tree lawns in heavy pedestrian traffic 
areas pervious pavers could be used. This will allow water to percolate and provide a surface that can be 
walked on.  
 
In the future as this area redevelopments, the need for increasing amounts of pervious and bioretention 
will be more pronounced. Vacant lots now will include buildings and paved parking areas in the future. 
Incentives/requirements for developers to incorporate green infrastructure into their projects in this 
area should be developed. Within the ROW the strategy to address environmental infrastructure 
includes pavement reduction with planted bump outs to protect on‐street parking areas, street tree 
planting and the use of a suspended pavement support system like Silva Cells.     
 
Roof gardens were considered as an alternative for some existing structures within the project 
boundary. The former JC Penney building near Hodiamont Ave is well suited for a roof top garden. The 
owner of the building indicated that the concrete structure of that building would make a roof garden 
feasible.  
 

6. Environmental Infrastructure Recommendations 
Phasing of Improvements/Estimate of Development Cost ‐ The environmental infrastructure priority for 
the MLK Drive great street is to focus the efforts on addressing the blighted buildings and trash clean up. 
Efforts to accomplish this are a priority and should be accomplished in the next one to three years. The 
next environmental infrastructure priority would be street tree planting and tree lawns to create shade 
and reduce the heat island effect. Those improvements should be accomplished in the next 3‐8 years 
with priority given to those areas where there is existing development or active redevelopment. 
 
Any green infrastructure improvements that are considered for MLK Drive need to include a strategy for 
getting those improvements implemented and providing for long term maintenance. The MLK Great 
Streets corridor can’t rely on the City of St. Louis to do all of that maintenance. Several alternatives for 
implementation and maintenance are suggested below: 

 Work with the City of St. Louis to fund improvements. 
 Continue to work with East West Gateway Council of Governments for grants to accomplish the 

work.  
 Work with MoDOT to get funding for improvements. 
 Work with great Rivers Greenway to get funding for improvements. 
 Engage professionals including architects, engineers and landscape architects to develop 

detailed plans to address the priority improvements. 
 Establish a “Friends of MLK Drive” volunteer group that could pull weeds and pick up trash. 
 Use funding from a MLK Business district to hire a contractor to assist with the maintenance. 
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 Have local community leaders meet with the City of St. Louis to urge them to make MLK Drive a 
priority for City maintenance efforts. 

 Seek corporate sponsorship to help fund the hiring of a contractor to assist with maintenance. 
The corporation could be a local business or a business that sells products of interest to 
residents in the area. 

 
The following is an order of magnitude cost for the suggested improvements described in this white 
paper in 2016 dollars. If the project is built in future years then an inflation factor will need to be added 
to the costs. 
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MARKET ANALYSIS OVERVIEW 

The evolution, marketability, and development potential of a mixed-use, urban neighborhood is contingent on a 

number of factors, from housing to retail to the overall attractiveness of the area.  Demand for housing in a given 

neighborhood drives up housing values, and given limited supply, catalyzes new housing development.  Urban 

neighborhoods with viable commercial retail corridors can then support more retail with the increasing population 

and attractiveness of the neighborhood.  As neighborhoods become more attractive, this drives further housing 

demand and the cycle continues.  Interventions by the public sector or community can increase neighborhood 

attractiveness, which can include improving accessibility and transportation, recreational amenities, and expanding 

quality schools and educational options.  As part of this Neighborhood Development System, other external forces 

influencing housing demand and values are regional economic development activities and job growth, while 

visitors/tourists in an area can also influence the retail environment.   

This Neighborhood Development System in the neighborhoods bisected by the MLK Corridor Study Area, Wells-

Goodfellow and Hamilton Heights, is in disrepair after decades of disinvestment, population loss, and declining 

neighborhood conditions.  Much like other areas in North St. Louis City and adjacent neighborhoods in North St. 

Louis County, there is a need to rebuild this system through a series of long-term investments, strategies, and 

market interventions, since the market alone cannot catalyze future development and generate a successful 

recovery.  Market analyses typically study the current trends in a community, city or region and identify challenges, 

barriers, and opportunities for market rate development.  However, in cases like the MLK Corridor, when there 

are little to no market opportunities, it is critical to develop a more comprehensive market strategy to address 

underlying conditions and identify potentially catalytic development opportunities using targeted subsidy and other 

resources.  Though public realm improvements along the MLK Corridor could improve overall marketability and 

attractiveness, these investments must go hand-in-hand with a more comprehensive investment strategy to 

improve housing, transportation, educational outcomes, and community services.              
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HOUSEHOLD INCOME  

According to Esri2, the estimated median 

household income in the PMA is $20,648, which is 

about 42 percent lower than the city ($39,686) and 

62 percent lower than the MSA ($54,317).    Each 

study area is projected to see increases in median 

household income through 2020.  The PMA 

median household income is projected to grow 7.6 

percent to $22,217, while the SMA income is 

projected to grow 8.3 percent to $27,307.  The city 

and MSA incomes are expected to grow at faster 

rates, increasing 11.8 and 15.5 percent, 

respectively, through 2020.  The graph to the right 

compares the 2015 median household incomes in the PMA, SMA, city, and MSA.  

Over half of the households in the PMA earn less than $25,000 a year.  Specifically, about 39 percent of 

households earn under $15,000 a year in the PMA, compared to 24 percent in the city and twelve percent in the 

MSA.  An additional 16 percent of households in the PMA earn $15,000 to $24,000 annually.  Conversely, in the 

MSA over half of the households earn more than $50,000 a year. 

                        

2 Esri is an international Geographic Information Systems (GIS) software company that also provides a web-based platform for de-

mographic, housing, and socio-economic data and geospatial analytics through its Business Analyst tool.   

$20,600 
$25,200 

$35,500 

$54,300 

PMA SMA St. Louis City St. Louis MSA

Median Household Income, 2015
Source: ESRI
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EDUCATION 

The MSA has the largest proportion of residents with a bachelor’s degree or higher (32 percent), followed by the 

city (31 percent).  The PMA and SMA have notably smaller proportions of residents with a bachelor’s degree (10 

and 13 percent, respectively).  All study areas have a similar proportion of residents with some college or an 

associate’s degree, ranging from 29 percent in the city to 35 percent in the SMA.  The PMA and SMA have the 

largest amount of residents with just a high school diploma (35 and 33 percent respectively), and more residents 

without a high school diploma (23 and 19 percent respectively).  Overall, residents in the MSA and city have higher 

levels of educational attainment, compared to the PMA and SMA.  The graph below compares educational 

attainment in the PMA, SMA, city, and MSA.  
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MARKETABILITY EVALUATION 

In addition to socio-economic and demographic data, there are also qualitative attributes that contribute to, or 

detract from, the overall marketability of the corridor and surrounding neighborhoods.    

STRENGTHS 

Access to Public Transportation and Employment Centers 

The study area is well-located, with access to Metrobus and the Wellston Metrolink Station (within one mile), 

which provide access to the region’s top employment centers in Downtown St. Louis, Downtown Clayton, BJC 

hospital district, Washington University, Mark Twain I-70 Industrial Park, and the future site of the National 

Geospatial-Intelligence Agency (NGA).      

Service Providers 

Unlike many comparable neighborhoods in North St. Louis, the study area has excellent access to healthcare, with 

the Myrtle Hillary Davis Comprehensive Health Center located nearby.  There are also a number of organizations 

that provide educational, workforce development, and other community resources, including Friendly Temple 

Missionary Baptist Church, Better Family Life, and other local faith-based organizations and churches.   

Friendly Temple Missionary Baptist Church 

Friendly Temple is a primary anchor, activity center, and key stakeholder in the neighborhood with Sunday service 

drawing over 3,500 followers, of which approximately 65 percent live outside of St. Louis City.  This, in addition to 

ongoing services throughout the week, including funerals, sporting events, and other community activities, not 

only increases pedestrian activity and safety, but creates a market opportunity for more retail.  Friendly Temple was 

also instrumental in the development of the adjacent Arlington Grove and it continues to acquire land to expand 

community service initiatives and explore the possibilities of market rate housing and retail development.          

Historic Building Stock 

Though many buildings are vacant or in significant disrepair, the historic character offers potential for improving 

the overall marketability of the corridor and neighborhood.  The Wellston Loop Historic District, in the areas to 

the west of the corridor, was formed to make available state and federal historic tax credits (HTC) to aid in 

preservation and redevelopment.   

Wellston Loop Building 

Though the Wellston Loop Building has limited market-based redevelopment potential, the building is a source of 

identity for the corridor and community and offers an opportunity to create a vibrant public space for markets, 

performances, and other gatherings.  The City of St. Louis’ commitment to stabilize the structure is the first step in 

bringing this iconic structure back to some productive use.  The City of St. Louis has also allocated additional 

funds for the stabilization of other significant structures in the area, although specific properties have not been 

identified at this time.          
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Arlington Grove 

This development has not only provided much needed quality affordable housing to the neighborhood, but also 

serves as a stabilizing presence, enhances safety, and increases development potential of neighboring 

blocks/parcels.  The development has been very successful with a mix of over 100 public housing, Low-Income 

Housing Tax Credit (LIHTC), and market rate units that are typically fully occupied with a lengthy waiting list.       

Recent Streetscape Improvements 

The recent implementation of new streetlights has improved visibility and enhanced safety in the corridor, but has 

also contributed to ongoing placemaking efforts, which has increased corridor marketability and gives the 

community a sense of pride and progress.   

Façade Improvement Programn 

St. Louis Development Corporation (SLDC) has been active in the MLK Corridor with its façade improvement 

program, which can grant up to $50,000 for façade improvements, including window replacement, door 

replacement, storefront improvements, and signage.  Essentially, it can be applied to any visible property 

improvements.  For example, City Plumbing Supply Company recently utilized this program to repave their front 

parking lot.        

Promise Zone 

The MLK corridor is within the federal Promise Zone boundaries, which encompasses much of North St. Louis 

City and County.  This designation gives projects in the zone priority for grants and other funding from the U.S. 

Economic Development Administration (EDA) over the next ten years. 

Anchor Retailors 

There are a number of family-owned businesses in the corridor that have been in business for decades, which gives 

the businesses long-standing roots and staying power within the community.  These types of retailors, if working in 

concert, can be the pioneers of business expansion creating a unique retail identity for the corridor.  However, it is 

critical that these businesses have viable succession plans across multiple generations and that the newer 

generations are able and willing to form new partnerships and alliances.     

Arlington Grove Phase II Redevelopment Area 

In June 2013, the city of St. Louis designated the areas adjacent to Arlington Grove as the Arlington Grove Phase 

II Redevelopment Area, allowing for a ten-year tax abatement in the district, among other incentives, to encourage 

new development.  There has been interested expressed by SLDC to issue an RFQ for the potential development 

of this site.        

WEAKNESSES 

Crime and Negative Perceptions 

Whether perceived or actual, crime has a negative effect on the overall marketability of a community.  Crime 

continues to be an issue in the neighborhood, much of it visible in the western parts of the corridor, including 
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drugs and prostitution.  Increasing retail and pedestrian activity can have a positive influence on crime reduction; 

however, there is a need for more targeted enforcement measures and initiatives.      

Lack of Coordination 

The MLK Corridor and surrounding neighborhoods have a number of individuals and organizations dedicated to 

community development and improving the quality of life of local residents including, but not limited to, Friendly 

Temple, Alderman Boyd’s office, Better Family Life, Hamilton Heights Neighborhood Organization, International 

Institute, and Beloved Streets of America; however, there is a lack of coordination and many of these entities work 

independently without a unified vision.  Given these tremendous assets in the community, their work and missions 

would be more impactful if they could coordinate their efforts.     

Retail Leakage 

Based on macro-level retail supply and household spending data, there is an under-supply of retail in the primary 

market area and residents have to leave the area to satisfy many of their retail needs.  According to this data, there 

is an oversupply of grocery stores; however, the quality of these stores varies considerably and many residents still 

elect to shop outside of the primary market area to find higher quality fresh foods.       

Length of Corridor 

Given changes to retail preferences and demand since the 1950s, the MLK corridor from Union to Kienlen 

Avenue is overbuilt to support the retail needs of the community and there are limited near-term solutions to fully 

redevelop/occupy the entire corridor.  This emphasizes the need to develop concentrated nodes of investment and 

promote interim uses, such as urban agriculture and public spaces, but also target the demolition of derelict 

structures in extreme disrepair.     

Lack of move-in ready retail spaces 

The weak market characteristics in the corridor and surrounding neighborhoods have contributed to significant 

vacancy, but in some cases, the dilapidated conditions of many of the buildings have also created a market barrier.  

Based on conversations with individuals in the community, retailors would be interested in the corridor if there 

were more move-in ready spaces.  Making existing spaces move-in ready is a significant challenge and would more 

than likely require public funding from tax credits, investment through a Community Development Corporation, 

or replacement with new construction through public-private partnerships.    

Demographic Challenges 

As presented in the demographics section, there are significant socio-economic challenges in the primary market 

area, including population loss, low median household income, low educational attainment, and high 

unemployment rates.  This emphasizes the need to develop a comprehensive strategy to address the socio-

economic conditions in the community, in addition to targeted investments along the MLK Corridor.       
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Housing Vacancy 

Approximately 36 percent of housing in the PMA is vacant, compared to 19 percent citywide.  This poses 

significant challenges to maintain the existing housing stock and have enough households to maintain a healthy 

retail environment along MLK.  Additionally, there is approximately 200 acres of vacant parcels throughout the 

PMA representing around 13 percent of the total land area.    

Housing Affordability 

Given income levels of existing residents in the market area, in most cases, market rate housing development is not 

feasible without subsidy, or attracting higher-income households.  Future developments similar to Arlington Grove 

would further stabilize the neighborhood and would provide much needed quality affordable housing, but these 

types of developments are dependent on funding cycles for Low Income Housing Tax Credits (LIHTC), HOME 

funds, and other housing subsidies.   

Building Deterioration 

Though there may be market opportunities for new retail development that leverages the activity generated by 

Friendly Temple, there are very few, if any, move-in ready retail spaces.  Most potential retail tenants (or the 

building owners themselves) do not have the resources or means to properly maintain the building stock.  

Additionally, residential property owners also cannot generate the rental revenue to properly maintain their 

properties, especially for aging, historic structures.    

Revenue Generating Properties  

Though the creation of a taxing district is recommended to generate additional revenue for the corridor in the 

long-term, revenue generation in the near-term would be limited given the number of vacant structures and tax-

exempt service providers.  

Proliferation of Liquor Stores 

Just over 10 percent of retail businesses in the PMA are liquor stores, but citywide, liquor stores only account for 

1.5 percent of all retail businesses indicating a need to better diversify the retail offerings.  

   

 

  



  Great Streets MLK 
  Market & Economic Development White Paper 

DEVELOPMENT STRATEGIES  

REAL ESTATE MARKET CONDITIONS 

The Martin Luther King corridor is 

mostly comprised of retail space, but 

also includes a few industrial buildings 

and one hotel.  Most buildings are 

considerably older, with building ages 

of more than 50 years, and most are 

either off-line due to vacancy or re-

quire significant repair to remain 

competitive.  Conditions along the 

corridor appeared to have deteriorated 

and the corridor has experienced high 

vacancy rates and negative absorption 

rates.   

According to CoStar, there is around 100,000 square feet of retail Rentable Building Area (RBA) within the corri-

dor with an average rent of $8.00 per square foot, a slight increase from previous years of $7.54 per square foot.   

The average occupancy rate is 79 percent, which has dropped from its five-year average of 82 percent.  In addition 

to high vacancy, the corridor has experienced a negative absorption rate of 4,200 SF.  Negative absorption rates 

occur when supply is greater than demand, vacancy rates increase, and demolition increases.  According to CoStar, 

there is also one industrial building in the corridor, located at 6121 Wells Avenue.  The 15,347 industrial warehouse 

is for sale at $135,000.  Costar data, however, does not take into account vacant properties that are not being ac-

tively leased.  For example, the former Wellston JC Penny Building with more than 50,000 square feet located at 

5930 Dr. Martin Luther King Drive is not included in the CoStar inventory since its space is not being activity 

marketed for lease.   

Key data for office and retail properties in the neighborhood is summarized in the following tables. 

Existing Retail Conditions 
 

  

Total RBA (SF) 101,291   

Current Average Occupancy 79%   

Average Lease Rate (Gross) $8.00    

2015 Absorption (SF) (4,200)   

      

Source: CoStar, 2016         
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CORRIDOR REVINVESTMENT SITE ANALYSIS 

Using the Costar database as a start and combining that with a visual inspection of the properties in the corri-

dor study area and an evaluation of property tax records, each land parcel was evaluated as to its relative po-

tential for development or redevelopment.  The map on the following page illustrates three classifications. 

 

1. Gray properties indicate those that do not need significant reinvestment at present.  These represent sta-

ble or newly constructed businesses and other purposes.  Still, a major goal of the Great Streets plan 

should be to support these “firm” properties with appropriate public and private investments that help to 

improve their real estate value. 

2. Blue properties, conversely, are considered ripe for redevelopment.  One indicator of this classification is 

that the market value of the improvements on some sites is often less than the value of the land, a factor 

which is often driven by underutilization or building vacancy.  Fully functioning buildings generate posi-

tive cash flow and, in turn, higher values.  Buildings that do not achieve higher values are either occupied 

by poor businesses or they seem to not be suited for contemporary uses.  In either case, the best solution 

might actually be site clearance in favor of a more functional building.   

Razing of structures, however, has to be balanced against their architectural and historical value in the 

community.  This is of particular concern in the study area.  Yes, newer buildings might be more func-

tional and profitable, but a major contributing factor to the special identity of the corridor is the architec-

tural styles of the buildings.  On the other hand, many of these structures are in such poor condition that 

the cost of renovation, even with significant subsidy, would exceed the future value of the property.    

3. In between the blue and the gray sites are the green properties.  In some ways, these are stable and are 

not substantially contributing to negative perceptions of the corridor.  In other ways, they are not being 

utilized to their fullest potential.  They are tempting locations for public intervention in order to leverage 

the private market because green sites typically require less costly approaches while increasing the quality 

of a corridor to attract private investment on other properties.  But such public intervention might still 

not be enough to attract sufficient interest in the green properties.  For example, the large stretch of va-

cant buildings on the north side of MLK from Goodfellow to Hamilton have been identified as green, 

but investment in just a single property would not improve the market conditions enough to catalyze pri-

vate investment.  Public investment would have the most impact on green buildings that are in close 

proximity to “ripe” and “firm” sites such as near the Wellston Loop Building and in the areas closer to 

Friendly Temple.     

A typical public reinvestment strategy, therefore, is to take over (purchase) certain blue properties in order to 

stem further corridor deterioration, and then offer incentives to other property owners and businesses as 

partners in renovations and occupancy.  This should have the effect of reversing negative trends in certain 
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areas while encouraging private market responses in, especially, the green properties which should not require 

as many financial resources.  (Depending on the robustness of the re-emerging markets, some current blue 

properties could turn green, thus requiring less or no public intervention.)  In turn, these public and private 

investments help to support the gray properties, where no intervention is yet needed, so that they do not be-

come green or blue over time. 
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STUDY AREA NEEDS 

Since there is such limited market-based development potential for the MLK Corridor, it is critical that any future 

improvements and investments address the broader needs of the community.  The marketability of the corridor for 

commercial and residential development will only increase with broader community-wide investment.  Based on 

market research and discussions with key stakeholders, in order to re-activate the Neighborhood Development System (as 

discussed on page 1), the following needs should be addressed and are critical for the future success of the 

corridor.       

There is a need to attract more residents 

The neighborhoods encompassed by the PMA have been experiencing population decline since the 1960s, but 

even since 2000, the population has decreased by 1,200 residents, or just under 25 percent.  The community has 

the capacity to absorb new residents, but in order for the MLK Corridor to flourish, there will need to be a net 

increase of residents.     

There is a need to support existing residents 

Approximately 42 percent of housing in the PMA is owner-occupied, which is only slightly lower than the city 

average (44 percent).  Additionally, just under 40 percent of all households in the PMA moved in before 2000, 

while the city average is 27 percent, indicating that the community has a relatively high proportion of long-standing 

residents in the community.  At the same time, this implies that new households are not moving to the 

neighborhood.  This presents an opportunity (and a need) to leverage community support from existing residents 

and identity potential “champions” for future planning initiatives.   

There is a need to develop new housing 

In parallel with population decline, there has also been a net decrease in housing units in the PMA over the last 

five years.  Many units have demolished due to vacancy and deterioration with little to no replacement. From 2000 

to 2010, there was a net decrease of just under 1,000 housing units, indicating a decrease of 11 percent.  However, 

since 2010, there has been a slight increase in housing units (0.7 percent), which is consistent with the city-wide 

average during this time (0.8 percent increase).  

There is a need to invest in the existing housing stock 

Approximately 45 percent of renter households in the PMA can only afford rents of $500 or less, and given 

achievable rents in the area, there are limited market opportunities for new rental housing development.  

Additionally, the housing stock, in general, continues to experience declining conditions, with a vacancy rate of 36 

percent.  Future development will likely require subsidy in some form, but there is also a need to provide the 

necessary funding and resources for property owners so they can adequately maintain their properties.  In many 

cases, achievable rents are not high enough for even responsible owners to afford proper maintenance.    
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There is a need to create better accessibility to employment opportunities 

Though unemployment data is typically reported on the city or county level, according to data from Esri, the 

unemployment rate in the PMA is twice that of the city.  Higher rates of unemployment are intrinsically linked to 

levels of educational achievement.  It should be recognized that accessibility to employment opportunities includes 

both physical and skills-based accessibility.  The PMA is accessible to several of the region’s primary employment 

hubs via public transportation; therefore, the biggest challenge is linking residents to the necessary skills-training 

and networking resources to make higher-paying employment opportunities more accessible.         

It is critical that the local community continues to access the nearby workforce development, education, and job 

training resources, including the MET Center, services from Better Family Life, St. Louis Jobs Corps Center, and 

Missouri Career Center, all within a mile of the corridor.  Ranken Technical College, about two miles from the 

study area, offers a number of scholarship opportunities.  Though beyond the scope of the Great Streets project, 

there is also a need to evaluate the effectiveness of these programs and services to identify any potential service 

gaps.   

There is a need to continue investing in public transportation 

Just under 20 percent of the population in the PMA commutes using public transportation, which is about twice as 

high as the city average of 10 percent.  Effective and efficient public transportation is not only critical for existing 

residents, but the marketability of the area as a whole is greatly influenced by having an efficient public 

transportation system.   

There is a need to continue providing (and improving) resources for youth 

Though national and regional trends suggest that household sizes are decreasing and households are having fewer 

children, there is a much higher proportion of households with children in the PMA (33 percent) compared to the 

city as a whole (25 percent).  Also, the PMA has a much higher proportion of residents aged 17 or younger (25 

percent) compared to the citywide average (21 percent), emphasizing the continual need for quality education and 

community resources for youth.      

There is a need to attract more retail businesses by making more space move-in ready 

Based on physical observation, roughly one-third of buildings with retail frontage in the study area are vacant. The 

low retail vacancy is generally attributed to having very few move-in ready retail spaces and negative perceptions of 

the corridor and surrounding neighborhoods.  Based on spending power in the PMA, existing households can 

support approximately 175,000 square feet of retail, while there is about 100,000 square feet of retail supply (based 

on annual sales rather than actual retail square footage).  In other words, there is retail “leakage,” in which residents 

must leave the area to satisfy their shopping needs.  The existing residents could support more local retail, but 

increasing the local population and attracting more visitors would also have a positive impact on the retail 

environment.           
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STRATEGIES TO IMPROVE MARKET CONDITIONS 

Despite the many challenges, there are opportunities to improve market conditions and ensure that the MLK 

Corridor is on a path of growth and prosperity.  In some cases, targeted investments in specific real estate projects 

can catalyze future development in a commercial corridor, but after decades of disinvestment and decline in areas 

like the MLK Corridor, investment and improvements will need to be incremental over time and must occur in 

concert with ongoing efforts in the surrounding neighborhoods.  Community revitalization efforts in slow-growing 

regions like St. Louis can often take decades to see significant positive change; however, the following strategies 

should be considered near-term opportunities to ensure that the proper foundation is in place for sustained growth 

and prosperity.    

Form organization or strategic partnerships to develop a unified voice/mission for MLK and 
maximize limited resources 

One of the most critical steps in ensuring that the MLK Corridor is on the path of growth and prosperity is 

forming a dedicated organization or strategic partnership with existing organizations to be the official stewards of 

future planning efforts, fundraising, and investment.  There are a number of community organizations, business 

owners, faith-based organizations, and neighborhood groups making tremendous strides in improving conditions 

along the MLK Corridor and in surrounding neighborhoods, including Friendly Temple, the City of St. Louis, 

Better Family Life, Beloved Streets, MLK Merchants Association, and Hamilton Heights Neighborhood 

Association to name a few.  Given limited resources (especially funding), there is a need to better coordinate these 

efforts and ensure there is a unified vision for the corridor.   

There is also a need to create a better link between efforts along the corridor and community development efforts 

in the adjacent neighborhoods.  As presented in the Neighborhood Development System housing demand, retail 

development and neighborhood conditions are both part of an ongoing cycle, and targeted investments along the 

corridor will only have minimal impact if the surrounding neighborhoods continue to deteriorate.  A dedicated 

Community Development Corporation (CDC), a 501(c)3 organization, can often balance housing, economic 

development, and social service needs in a community, and also act as a conduit for public, private, and 

philanthropic funds.  The CDC could pursue all housing subsidy funding sources for new construction, 

rehabilitation, and homeowner assistance.  In addition, this type of organization could coordinate and improve 

existing services for youth and local economic development initiatives.  This type of comprehensive organization 

would be immensely beneficial to the MLK Corridor; however, given limited resources, in the near term, a formal 

partnership of the existing stakeholders should be an initial step.   

A success (and impactful) CDC generally evolves over time.  In many cases, these organizations are formed with a 

volunteer board and a single staff person to engage in primarily community organizing.  This individual is often the 

liaison to connect residents with existing housing-related programs and begin early stages of fundraising and 

capacity building.  Over time, the CDC can evolve into have a more direct role in property maintenance and 
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rehabilitation and public realm improvements.  This generally requires additional staff and funds to support real 

estate activities.  The fully evolved CDC has the capacity to acquire and develop property leveraged by tax credit 

programs and focuses more on economic development and catalytic projects.  The diagram below demonstrates 

this evolution.           

  

 

The formation of the board of directors and organization by-laws are the first steps in establishing a local CDC.  

CDC board of directors typically include members of the finance community, legal expertise, neighborhood 

organizations, local businesses, and real estate development community.  This board would then raise funds for 

creating an individual full-time salaried position and cover initial operational costs.  The operating budget at CDCs 

can vary considerably depending on the service offerings and “evolution” described above.  For example, Seventy-

Five North, a CDC that began with a single staff person in a similar low-income community in North Omaha, had 

operating expenses of around $200,000 in 2013 and has since evolved into an organization with almost $2 million 

in assets.  In 2013, DeSales Community Housing Corporation had expenses of around $700,000 and Old North 

Restoration Group had expenses of around $250,000.  Beyond Housing, a CDC serving North County and parts 

of South St. Louis City, which started as a smaller community-based organization in 1975, has grown into a 

comprehensive real estate development, economic development, and family services organization with an annual 

budget of almost $8 million.  These examples illustrate that CDCs tend to start small, and over time, many have 

the capacity and ability to grow and expand service offerings.  Though startup costs can vary, generally a single-



  Great Streets MLK 
  Market & Economic Development White Paper 

DEVELOPMENT STRATEGIES  

person CDC serving the MLK Corridor would likely require an initial grant from individuals and/or the 

philanthropic community ranging from roughly $100,000 to $300,000 to cover two-years of operating expenses.     

Develop special district(s) to generate local tax revenue for future investment  

Establishing special districts is a way to generate a separate pool of tax revenue to be reinvested in the corridor. 

Community Improvement Districts (CID) have been established in commercial corridors throughout the St. Louis 

region, when additional sales and/or property taxes are leveed to support district-wide initiatives or amenities such 

as dedicated district staff, streetscape improvements, marketing materials or events, additional trash pick-up, or 

additional security.  As noted previously, one challenge with the MLK Corridor is that there are relatively few 

“contributing” uses and many properties are either vacant or tax-exempt (churches, non-profit service providers, 

or city-owned property).  Therefore, a special district, such as a CID, would only have very modest revenues in the 

near-term, but over time, as development progresses, there could be added revenue sources in the long-term.  For 

Example, according to the Missouri Department of Revenue, the parcels in the study area produced around 

$157,000 in sales tax in the 4th Quarter of 2015, resulting in an annualized estimate of $628,000.  CIDs typically use 

a one percent sales tax, which in this case, would produce $6,280 in annual revenue.  This is a very modest revenue 

source (for example, the South Grand CID produces around $125,000 annually in CID sales tax revenue), but 

could still be used for festivals or other marketing materials.  As the corridor increases its retail offerings, the 

annual CID revenue would increase.  To contribute to the sales tax revenue, CIDs can also include a special 

assessment on properties in the district, although funds would also be modest on the near term.  At the same time, 

using a special assessment on property, CID funds would increase over time as the corridor develops.          

For the steps in forming a CID, see Appendix I. The most critical component to the process is that it must be 

community driven.  Since the CID increases the tax burden on shoppers and property owners in the district, the 

community itself needs to champion the process and build consensus on the direction of the district.  

Invest in public realm to increase overall attractiveness of corridor 

Investing in the public realm, including streetscape improvements and public spaces, will enhance the corridor’s 

overall marketability in the long-run.  The effects of placemaking—the act of creating an inviting public realm to 

which people have a psychological connection—is good policy and good economics.  Investing in main streets, 

historic districts, town centers, and transit stations adds value to communities, increasing tax returns and 

household equity.  However, simply investing in the public realm alone will not lead to enhanced marketability 

without also making incremental investments in housing and social services.  The streetlamps that have been 

installed over the last few years have given the corridor a much improved sense of place and identity and future 

improvements should feed off of this momentum.   

Concentrate investment in strategic nodes throughout the corridor  

With a finite amount of public resources available to encourage redevelopment, a strategy of concentrated 

investment in a particular area could have an outsized impact on the community as a whole, given the broad 

impact that great places can have.  Based on the site reinvestment analysis, future investment should build off of 
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strong nodes of activity, which are located in the areas surrounding Friendly Temple/Arlington Grove on the east 

side of the study area and surrounding the Wellston Loop Building to the west.      

Leverage historic district and Arlington Grove Phase II Redevelopment Area to attract private 
development 

Given the economic conditions in the corridor and limited market-based development opportunities, subsidies 

and/or incentives are necessary to attract private development.  The Wellston Loop Commercial Historic District 

that encompasses the western portion of the study area allows for the eligibility of state and federal Historic Tax 

Credits (HTC) to partially finance the rehabilitation of existing structures.  The Arlington Grove redevelopment 

plan allows for a tax abatement in which all new development will maintain the current underlying tax assessment 

for ten years to encourage new development.  In many cases, these programs can “fill the gaps” and make new 

development more attractive.      

In order to facilitate larger scale development in this area, SLDC has expressed interest in preparing solicitations 

for developers in the form of Requests for Proposal (RFP) and include materials that highlights all the available 

incentives and specifics of the plan that must be met. See Appendix II for the steps to develop an RFP for the site.  

Link local businesses with regional business assistance resources 

There are numerous resources for small businesses in the St. Louis region and throughout the state.  Many 

businesses do not realize that most of these services are free and accessing these resources only requires their own 

initiative; however, this also emphasizes the need for a local organization to help businesses along the MLK 

Corridor navigate these resources.  If small businesses on MLK can pursue some of these avenues, there may be 

great potential for future expansion and job growth in the community.  In many cases, a CDC can laisse between 

the community and existing workforce development resources and services. 

SCORE St. Louis (stlouis.score.org) offers free counseling and resources, mentorship programs, low-

cost workshops and free business scan services.  This is part of a nation-wide small business assistance 

non-profit supported by the federal Small Business Administration (SBA), which has 340 chapters across 

the county.  The main office for the St. Louis region is located at 222 Spruce Street in St. Louis, with 

branch offices in St. Charles and Kirkwood and affiliated offices at Justine PETERSEN, St. Louis 

University Veteran’s Business Resource Center, and Hispanic Chamber of Commerce.   

Missouri Small Business and Technology Development Centers (missouribusiness.net/sbtdc) offers 

business counseling, training, and resources for starting or growing a business in Missouri, in addition to 

services for technology development and commercialization, selling to the government, green practices, 

international trade, and career training.   

STLVentureWorks (stlventureworks.com) is a regional network of five incubators created and operated 

by the St. Louis County Economic Council.  There is a location in Wellston that offers office space 

ranging from 144 to 320 square feet and warehouse and production space ranging from 496 to 600 square 
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feet.  Current tenants/businesses provide a wide range of services including HVAC installation and repair, 

in-home health care services, architecture and design, and educational services.    

Justine PETERSEN (www.justinepetersen.org) is based in St. Louis and is the second largest 

microlending/microfinance organization in the county.  It provides small business owners and 

homeowners with financial assistance, technical support, and credit building opportunities.  Justine 

PETERSEN essentially fills the gap where conventional lending institutions come up short by offering 

loan products for startups, existing businesses, and individuals with poor credit history.  In 2012, it 

supported 634 individuals and businesses with $5.7 million in financing from hair salons to apparel stores 

to restaurants. It is an official U.S. Business Administration Microloan Intermediary Lender.  Justine 

PETERSEN also offers business incubator space in St. Louis and East St. Louis. 

Develop programs and resources that support entrepreneurs and the local business community such 
as a business incubator 

Local businesses should be supplied with the financial and educational resources they need to grow organically 

from within the community.  By establishing a business incubator that focuses on retail-oriented businesses on 

MLK, startup businesses would bring additional commercial activity to the corridor, which can trigger creative uses 

of vacant or underutilized properties.     

Though many business incubator models are geared towards promoting IT or service oriented businesses, there 

are also successful incubator models that focus on retail oriented business in industries such as food production, 

restaurants, fashion, jewelry, and home decorations and furnishings; essentially any industries that require physical 

design, production space, and a venue for retail sales.  By incorporating a well-integrated and well-functioning 

business incubator model on MLK, there would create a great opportunity to provide assistance to retail-oriented 

businesses that can then grow and expand locally.  MLK has an abundance of vacant or underutilized buildings 

that could be put to immediate productive use with an incubator space. 

Some examples of these types of spaces include: 

Can-Do Kitchen, Kalamzaoo, MI: Located in downtown Kalamazoo, this space offers incubator 

programs and services for assisting food businesses.  It includes a commercial kitchen for rent, 

workshops, and access to a network of food related businesses.  One advantage of the space is that it is 

connected to a food co-op, which allows start-ups to test market and sell their products.  Starting in 

September 2013, it started awarding scholarships of $8,820 for business startups.  One recent graduate 

just opened a specialty cheese and retail shop and the incubator program provided her with food safety 

training and helped her obtain a food license.  The owner also leveraged networking opportunities and 

resources. The first graduate started a pre-made vegetarian Indian meal businesses and now has four 

employees and distributes to local stores, markets, and even a local hospital.  

Ventures, Seattle, WA: The Washington Community Alliance for Self-Help (C.A.S.H) combines 

educational and counseling services for small-businesses in addition to access to capital primarily for low-
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income, women, and minority populations in the Seattle region.  Eligibility is based on a maximum 

household income threshold.  Program participants can then sell their products in a retail space, Ventures, 

located in Pike Place Market downtown.  The incubator program focuses on retail oriented businesses and 

it assists participants with techniques in product development, pricing, and display.  Ventures is supported 

by corporate sponsors, foundations and private donors, and public funds and they also accept in-kind 

donations of office supplies, computers, books, and financial software tools.     

LINC Business Incubator, Grand Rapids, MI - LINC began in 2002 as an affordable housing 

development organization and has since expanded to include economic development initiatives as part of 

its mission.  In addition to investing in commercial development in southeast Grand Rapids, it has 

recently launched a business incubator and co-workspace to serve as a revitalization tool for an 

economically distressed commercial corridor in the city.  It offers a three-year business training program 

to startups and existing businesses to foster local organic growth and allow for a direct connection with 

the business community and local residents of the Madison Square neighborhood.  For the retail oriented 

businesses, the space has a storefront window and is open to the public.  Since opening it has helped 

launch eight new businesses with a total of 40 new jobs.  The incubator space is also connected to a co-

work space with daily access for individuals at $20 per day and monthly membership for $100 and four-

person joint memberships for $350 monthly ($250 for non-profits).  The membership includes free wifi, 

storage, networking events, and shared conference room space.  The LINC main offices are also located 

in the building.  

The creation of this type of space would require startup funding, although many business incubators in St. Louis, 

begun as DIY (do-it-yourself) shared work space.  The Missouri Department of Economic Development offers a 

Small Business Incubator Tax Credit program “to generate private funds to be used to establish a “protective 

business environment” (incubator) in which a number of small businesses can collectively operate, fostering 

growth and development during a business’ start-up period.”  Co-working spaces like Nebula near Cherokee Street 

in South St. Louis are funded by user contributions; however, given the weak market conditions in the MLK 

Corridor, any business incubator along with corridor would likely require public or philanthropic dollars for the 

startup funding.  Utilizing the JC Penny Building offers a tremendous opportunity to provide an incubator or 

maker space for the community.   

Increase pedestrian activity and attract visitors with public markets or other community events 

Public markets in themselves can function as business incubators that promote local entrepreneurialism, 

production, marketing, and sales.  An aspiring retail business can test market their products with very low costs 

and benefit from traffic generated by businesses banding together.  A successful public market can also have a 

regional draw, stimulating even more spending in the community.  Flea markets, farmer’s markets or arts and crafts 

fairs can operate in indoor or outdoor spaces.  Open air markets are also successful in catalyzing more pedestrian 

activity and can still offer retail space options for small businesses partnered with incubator services.  Vacant lots 
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and/or street closures can be utilized to transform an otherwise neglected area into a vibrant center of culture, 

commerce, and community.    

Support urban agriculture as a cost-effective way of putting vacant land back to productive use and 
creating opportunities for healthy eating, entrepreneurship, job training, youth education, and 
community beautification  

Community gardens and urban farming can empower the community and promote healthy eating and 

sustainability, but they can also be a viable option for making productive economic use of vacant land or industrial 

buildings.  The development of urban farming, in conjunction with targeted retail business assistance and 

resources, could help stimulate a local food production industry that can offer educational opportunities, 

workforce development, and employment opportunities for the community.       

A study by Gateway Greening showed better rates of property appreciation, rent growth, occupancy, and 

homeownership—basic metrics indicating a neighborhood’s health—in the vicinity of its community gardens.  

This demonstrates that, while community-based urban agriculture may not always directly stimulate the economy 

in the form of jobs and income, it can help stabilize a neighborhood, boosting marketability, desirability, and 

economic competitiveness.     

Make more retail spaces move-in ready to attract new businesses to the corridor 

There are relatively few move-in ready retail storefronts in the corridor.  Though there may be a market 

opportunity for new restaurants, a grocery store, or other retail uses, retailors generally cannot afford the costs 

associated with the substantial rehabilitation of many of the existing structures.  Focus investment on properties 

that require minimal renovation and develop tenanting strategies for some of the anchor properties in the corridor 

including the former JC Penny Building and Woolworth Building since both are structurally sound and have 

catalytic development potential.  These properties are also eligible for Historic Tax Credits, which would enhance 

the feasibility of redevelopment. 

Expand healthy/fresh food options in the corridor  

Building upon the initiatives described above, there are opportunities to leverage public markets, urban agriculture 

and historic tax credit eligible structures (JC Penny Building and Woolworth Building) to develop a permanent 

brick and mortar grocery store.  Though the retail leakage data suggests that there is an oversupply of grocery 

stores in the PMA, the quality of these stores vary significantly and there are no fresh food options in the MLK 

corridor study area.  This type of activity can also be spearheaded by a CDC.  For example, Beyond Housing was 

pioneering in facilitating the development of a Save-A-Lot store in Pagedale using public, private, and 

philanthropic funds.         
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APPENDIX I. 

Steps to form a Community Improvement District 

  



MLK GREAT STREETS INITIATIVE 
SLDC RECOMMENDATIONS 
 

Community Improvement District (CID): Recommended Next Steps 
 

1) Identify a CID steering committee & initial CID boundary – 0.5 to 1 month 
− Goal: Determine champions and geography & retrieve ownership information / data 

 
2) Conduct initial feasibility & estimates for special assessments and sales taxes – 1 to 1.5 month  

− Goal: Determine revenue based on other local districts and area activity 
 

3) Convene CID Steering Committee for educational and informational session – 0.5 month 
− Goal: Determine capacity for champion-ism / leadership & intended services / improvements 

 
--------------------------------------------- Financial Feasibility Complete --------------------------------------------- 

 
4) Conduct CID steering committee meeting(s) to develop petition & details – 4 to 6 months (min) 

− Goal: Determine CID support, develop detailed petition, and refine boundary  
 

5) Conduct CID informational sessions / mailers / door-to-door in the Community – included above  
− Goal: Determine broad support, build awareness, grow interest, and identify CID supporters  

 
--------------------------------------------- Support Feasibility Complete --------------------------------------------- 

 
6) Conduct CID petitions signing parties at Community anchors in the district – 1 to 2 months  

− Goal: Retrieve signed petitions for 50%+ of Per-Cap Ownership & Total Assessed Value in the District 
 

7) Conduct targeted CID outreach for signatures, support building, and education – included above   
− Goal: Retrieve additional signed petitions 

 
8) Proceed through the legislative process with the BOA to establish CID – 1.5 months in session  

− Goal: Obtain adoption of an enabling ordinance(s) for the establishment of the CID / taxation powers 
 

--------------------------------------- Petition / Legislative Process Complete ------------------------------------------- 
 

9) Prepare resolutions for approval by the board of the CID – 1.5 to 2 months 
− Goal: Complete a variety of resolutions that support the formation such as accounts, sales tax, etc. 

 
10) Obtain list of registered voters & send out informational mailer(s) – 1.5 to 2 months 

− Goal: Secure list of voters from Board of Elections and inform residents to the extent possible 
 

11) Complete formal ballot process with registered voters residing in the district – 0.5 months 
− Goal: Secure “yes” votes from more than 50% of registered voters through unbiased entity 

 
--------------------------------------------- Sales Tax Process Complete --------------------------------------------- 

 
12) Initiate the administration of the district by entity, individual, etc. – as quickly as you can  

− Goal: Begin (determined by board) administrative procedure & contract for services & improvements 
 

13) Collect revenues from specified funding sources on an on-going basis – for the life of the district  
− Goal: Collect revenues and initiate the provision of services & improvements in the area 

 
14) Continue on-going admin & board oversight for service provision – for the life of the district 

− Goal: Provide services, respond to issues, adjust services, and complete admin / auditing 
 

---------------------------------------------------- Enjoy Your District ---------------------------------------------------- 
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APPENDIX II. 

Steps to Develop RFQ/RFP 

 



MLK GREAT STREETS INITIATIVE 
SLDC RECOMMENDATIONS 
 

Request for Proposals: Recommended Next Steps 
 

1) SLDC & PDA to determine (a) geographic area and specified parcels for the request, (b) key 
project or projects to be solicited in the request, (c) specific public improvements or 
modifications to infrastructure that should be addressed in the request, and (d) any other 
applicable constraints or limitations for the RFP. – 0.5 to 1 month 
 

2) SLDC to develop draft of the RFP for review by the Alderman from the 22nd Ward, the East-
West Gateway Council of Governments, and PDA – amenable to changes and modifications as 
requested to better serve the intentions of the Great Streets Initiative. – 0.5 month 
 

3) SLDC to issue public RFP soliciting prospective developers to complete a project or projects 
within the specified geography; and coordinate with the East-West Gateway Council of 
Governments / PDA to conduct mandatory pre-response meeting. – 1 month 
 

4) SLDC to establish an internal selection committee and determine selected respondent(s) for 
recommendation for approval by the LCRA board to enter into a Redevelopment Agreement and 
authorize Chapter 99 Real Estate Tax Abatement (under the Arlington Grove Phase II 
Redevelopment Area – Ordinance #69610), based on the proposed projects, compliance with 
the request, and the intentions of the Great Streets Initiative. – 1 month 
 

5) Selected developer to prepare conceptual / schematic design drawings and renderings of 
proposed project(s) for review by SLDC staff for compliance with RFP and Ordinance #69610; 
and SLDC to conduct pre-development project review and provide input on modifications – if any 
– to the proposed project – Variable months 
 

6) Selected developer to submit application for Chapter 99 Real Estate Tax Abatement and 
provide all the essential application requirements and attachments (including the updated and 
modified project, if applicable) for review by SLDC under the program under the Arlington Grove 
Phase II Redevelopment Area / Ordinance #69610.  – Variable months 
 

7) Selected developer to complete project based on approvals and SLDC to administer Chapter 
99 Real Estate Tax Abatement – 2 Months 
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Dr. Martin Luther King Drive Transportation Planning White Paper;  
July 5, 2016  
CBB conducted an evaluation of the existing conditions along the corridor.     These  items are discussed  in the following 
sections and include:   
 Traffic volumes and speeds  
 Pedestrian counts 
 Transit routes and schedules 
 Crash history 
 Functional classification 
 Physical characteristics such as lane configuration, lane width, and access management (driveways and curb cuts) 
 Traffic control such as traffic signals and stop signs 
 Pedestrian facilities including sidewalks, crosswalks, and Americans with Disabilities Act (ADA) accommodations 
 Trails and greenways, and existing bicycle facilities.  
 

Traffic Counts 
Multi‐day midblock traffic and speed data was collected at three  locations along Dr. Martin Luther King Drive (between 
Kienlen Avenue and Goodfellow Boulevard, between Goodfellow Boulevard and Clara Avenue, and between Clara Avenue 
and Union Boulevard).  Additionally, peak period traffic turning movement counts were obtained for two of the signalized 
intersections along the study corridor (Hamilton Avenue and Goodfellow Boulevard).  The results are presented below.    
 

Multi‐day Traffic and Speed Data  

CBB conducted traffic machine counts on Dr. Martin Luther King Drive from Thursday, March 24th, to Thursday March 31st, 
2016. The midblock machine counts measure traffic volumes and speeds along the corridor.  Summary data is provided in 
the table and figures below as well as in the attached exhibits.  The data shows the average daily volumes between 9,000 
vpd and 11,000 vpd  in  the study segment. Traffic speeds are generally well controlled  throughout  the  study area with 
averages speeds  lower  than  the posted speeds  (30 mph): 28 mph  from Kienlen  to Goodfellow, 27  from Goodfellow  to 
Clara, and 29 from Clara to Union. 85% speeds (the speed that 85% of drivers will drive at or slower than are 32 mph from 

Kienlen  to  Clara,  and  34  mph  from  Clara  to  Union.  Weekend  traffic  volumes  are  comparable  to  the  weekday  traffic 
volumes and actually higher on Saturday.  
 

  Kienlen to Goodfellow  Goodfellow to Clara  Clara to Union 
Weekday ADT (vpd)  10,500  9,500  10,000 
Saturday ADT (vpd)  11,300  10,600  10,900 
Sunday ADT (vpd)  9,350  8,900  9,000 
Posted Speed (mph)  30  30  30 
Average Speed (mph)  28  27  29 
85% Speed (mph)  32  32  34 

 

The following ADT ranges are typical volumes for various facility types and show that Dr. Martin Luther King Drive fits in 
the range for either a 2 or 3‐lane roadway.  

 2 – Lane Road:  Under 15,000 vpd 
 3 – Lane Road: 10,000 to 20,000 vpd 

 4 – Lane Road:  15,000 to 30,000 vpd 
 5 – Lane Road:  20,000 to 45,000 vpd 
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Manual Turning Movement Counts 

CBB completed peak period traffic turning movement counts for two signalized intersections in the study area (Hamilton 
Avenue and Goodfellow Boulevard).  Traffic counts at Hamilton Avenue were performed on Thursday, April 21, 2016 (7‐9 
AM) and on Thursday, April 14, 2016 (4‐6 PM).  Traffic counts at Goodfellow Boulevard were performed on Wednesday, 
April 21, 2016 (7‐9 AM) and on Thursday, April 14, 2016 (4‐6 PM).  Summary data is provided in the attached exhibits. 

 

Pedestrian Counts  
Pedestrian traffic is critical to the multi‐modal nature of the study corridor. Pedestrian counts were collected with video 
counters at two locations:  1) the north sidewalk at 5879 Dr. Martin Luther King Drive (just east of Hamilton Avenue) and 
2)  the  south  sidewalk  at 5736 Dr. Martin  Luther  King Drive  (just  east  of Goodfellow Boulevard).  Similar  to  the  traffic 
counts,  these  sensors were placed on  the  corridor  for  several days  (Tuesday, April 5  through Sunday, April 10, 2016).  
Both of these locations experienced peak pedestrian traffic on Friday, April 8 and Saturday, April 9. The sensor at 5879 Dr. 
Martin Luther King Drive counted over 200 pedestrians per day on April 8‐9 and between 100 and 150 pedestrians per 
day on the remainder of the days. The peak pedestrian traffic at this location occurred between 9 PM and Midnight. The 
sensor at 5736 Dr. Martin Luther King Drive showed pedestrian volumes of over 100 pedestrians per day on April 8‐9, and 
between 15 and 75 pedestrians per day on the remainder of the days. The data is summarized in the figure below.   
 

 
 

CBB performed  field observations on  the east of  the  study corridor  (near Friendly 
Temple) after a Sunday Church service, when pedestrian traffic is at its peak.  While 
the number of pedestrians was not counted, the church has an average attendance 
over  1,000  people  for  each  service.  Most  of  the  church  members  drive  to  the 
service, parking near Friendly Temple and walking  the short distance between  the 
parking  and  the  church.  A  few  walk  in  from  the  neighborhood.  Much  of  the 
Temple’s  parking  is  located  on  the  south  side  of  Dr.  Martin  Luther  King  Drive, 
resulting people crossing Dr. Martin Luther King Drive to access the Temple.   Field 
observations  identified significant conflicts between the automobile traffic and the 
pedestrians  crossing  Dr.  Martin  Luther  King  Drive.  Friendly  Temple  is  managing 
these conflicts by employing two crossing guards in front of the church. However, it 
was noted that a better circulation plan during Sunday services might improve flow 

and reduce conflicts between automobiles and pedestrians.    

 

Sunday Pedestrians on 
Dr. Martin Luther King Drive 

near Friendly Temple 
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 The signalized intersection at Union and Dr. Martin Luther King Drive had 12 crashes in the study period, 4 with 
injuries.  This intersection also had a crash between an automobile and a bicyclist.  This intersection should be 
reviewed to ensure all traffic control devices are working and well maintained and that adequate sight distance is 
provided for all traffic movements.  Recommendations for improvements at this intersection are provided in this 
study document.  While this is a higher crash location in the study corridor the resulting crash rate is not untypical 
for St. Louis Metro area traffic signals.   

 
Regional Connectivity 
The Dr. Martin Luther King Corridor  is well connected within the St. Louis region. As  indicated previously, five Metrobus 
routes serve the corridor providing access to  jobs  in multiple  job centers within the City and the region. The Metrobus 
routes serve Downtown, Cortex/BJC, Clayton and the Lambert International Airport. Additionally, the trail connection on 
the Ruther Porter Mall Park offers pedestrian and bike access to Forest Park, and the Delmar Loop, as well as the transit 
opportunities  located within  those regions.   The corridor also has strong connections  road connections  to many of  the 
region’s employment centers (e.g., Clayton and downtown St. Louis) as well as to the regional freeway system. 
 

 
 

Roadway Inventory 
Data  was  summarized  for  roadway  width  and  functional  classification,  pedestrian  facilities,  trails  and  greenways  and 
bicycle facilities.  
 

Description of Study Roadways  

The study  roadways are described  in  the  following  section.   The discussion  is broken down by  functional classification, 
which is useful for defining how a roadway fits into both the roadway network and community.  The study area includes 
one Principal Arterial  (Kienlen Avenue south of Dr. Martin Luther King Drive); 4 Minor arterials  (Dr. Martin Luther King 
Drive,  Kienlen  Avenue  north  of  Dr.  Martin  Luther  King  Drive,  Goodfellow  Boulevard,  and  Union  Boulevard);  1  Major 
Collector (Hamilton Avenue); as well as several Local Roads. 

Forest Park 
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 Principal Arterial:   Kienlen Avenue  is the only principle arterial  located  in the study corridor.   Dr. Martin Luther King 
Drive is also classified as a principal arterial in St. Louis County, west of Kienlen Avenue and outside the study corridor. 
Principle arterials serve as major metropolitan centers and provide a high  level of mobility. Kienlen  is an  important 
connection from North City to Olive Boulevard through University City, and to Skinker  in the City of St. Louis, which 
provides access to Forest Park and the Delmar Loop. Kienlen Avenue is generally 60’ wide in the study corridor (4 12‐
foot lanes with left turn lanes at major intersections).  

 

 Minor Arterials:   Dr. Martin  Luther  King Drive,  Kienlen Avenue  north  of Dr. Martin  Luther  King Drive, Goodfellow 

Boulevard and Union Boulevard are classified as minor arterials. Minor Arterials serve shorter trips and as compared 
to principal arterials and offer connections to the larger roads within the system. These help provide connections to 
and within the community.  

 

o Martin Luther King Drive:    In  the study area, Dr. Martin Luther King Drive  is a City owned  three‐lane minor 
arterial providing a connection through St Louis City to St. Louis County. In St. Louis County, Dr. Martin Luther 
King Drive continues across  I‐170,  I‐70, I‐270, and MO 141 as St. Charles Rock Road.   There  is a center two‐
way  left turn  lane through the study corridor, with dedicated right turn  lanes at Goodfellow Boulevard and 
Union Boulevard.  Dr. Martin Luther King Drive is generally 50’ wide in the study area (1 12‐foot through lane 
in each direction, a 10‐foot center turn lane, and 8‐foot parking lanes on each side of the street).  In the past, 
Dr. Martin Luther King Drive was a popular commercial center, with the heart of the shopping located in the 
corridor at the Wellston Loop. Today the street is lined with some commercial properties, as well as a mix of 
vacant properties and open space.  

 

 
 

o Goodfellow Boulevard:   Goodfellow  Boulevard  is  a  connection  for  residents  of North  City  St.  Louis  to  the 
Delmar Loop. In the area of Dr. Martin Luther King Drive, Goodfellow Boulevard  is generally 36 feet wide (1 
10‐foot lane in each direction with 8‐foot parking lanes on each side of the street).  The Goodfellow corridor 

Dr. Martin Luther King Drive at 
Goodfellow Boulevard 
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provides a direct connection to  loop trolley, as well as Metrolink stations  for expanded opportunity to  jobs 
and recreation in the St. Louis Region.   

o Union Boulevard:   Union Boulevard serves residents of North St. Louis to Forest Park. The corridor connects 
from  I‐70 to the park. Additionally, there  is one transit  line that serves Union Boulevard (Metrobus 13) and 
provides access  to  transit centers within  the  region. Union Boulevard  is generally 60’ wide near Dr. Martin 
Luther King Drive.  North of Dr. Martin Luther King Drive, Union Boulevard generally has four lanes.  However, 
the City of St. Louis  recently  implemented a “road diet” on  the  section of Union  immediately  south of Dr. 
Martin  Luther  King  Drive.    This  section  of  roadway  currently  has  three  lanes  (one  through  lane  in  each 
direction with a center left‐turn lane), on‐street parking, and bike lanes.   
 

 
 

 Major Collectors:   Collectors serve as a critical connection by gathering the traffic from the  local roads, and moving 
them to the larger arterial network.  These roadways also serve as important local connections within neighborhoods. 

o Hamilton Avenue is the only connector located in the study area.  Hamilton Avenue generally 35’ wide in the 
area of Dr. Martin Luther King Drive, with one lane in each direction and on‐street parking. The intersection at 
Hamilton Avenue and Dr. Martin Luther King Drive is offset and under traffic signal control.  

 

 Local Roads:   All other  roads  that  feed  into Dr. Martin Luther King Drive within  the corridor are  identified as  local 
roads. These roads are 20‐36’ wide, with the narrower roads (Rowan, Laurel, Shawmut and Blackstone) allowing only 
one‐way traffic.  These roads are not meant for thru traffic, and are intended to serve adjacent land uses. Metro bus 
traffic typically does not move on any of these local roads, although these roads may carry School Bus traffic.  These 
roads are generally well suited for bicycle and pedestrian usage due to the lower traffic volumes and speeds. Many of 
the  local roads within  the corridor have ample room  for parking and can serve as pedestrian connections between 
local neighborhoods and the Dr. Martin Luther King Drive corridor.  

 

   

Union Boulevard Road Diet South of 
Dr. Martin Luther King Drive 
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roadway improvements at Friendly Temple 
Hamilton Avenue 
Reconfiguration 

$750,000 (NOT including right‐of‐way 
acquisition costs) 

Long Term 

Goodfellow Boulevard 
Reconfiguration/Upgrades 

$10,000 to $325,000 (depending on scale 
of improvements) 

Traffic signal updates should be short‐term 
improvement with higher cost items mid to 
long term. 

Clara Avenue to Semple 
Avenue Reconfiguration 

Low Cost Treatments = $50,000‐$100,000 
Short term but in coordination with Friendly 
Temple 

Raised Bump‐Outs/Median= $750,000 
Mid to Short term and in coordination with 
Friendly Temple Realign Clara Avenue = $650,000 (NOT 

including right‐of‐way acquisition costs) 
Revised Circulation Plan    In coordination with Friendly Temple 

Union Boulevard 
Improvements 

Low Cost Treatments = $20,000 per 
intersection   

Short Term  
 

Raised Bump‐Outs (Curb Extensions) = 
$200,000 – $250,000 per Intersection 

Mid to Long Term 

Traffic Signal Upgrades = $75,000  Short Term 

Quiet street on 
Blackstone Avenue from 
Dr. Martin Luther King 
Drive to Etzel Avenue 

$25,000 to $250,000 (depending on scale 
of improvements) 

Short Term 

 

Summary Exhibits  
Summary exhibits of the existing conditions are provided in the following pages. 











 
 
 
 
 
 
 
 

 

 
LAND USE & 

URBAN DESIGN 
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t. 

In
 

ge
ne

ra
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 m
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 o
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t c
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B
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 d
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 c
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A
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 d
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t p
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 d
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 o
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ng
to

n 
Sc
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t r
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l 
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ra
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 d
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g 
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m
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 C
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B
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s 
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W

el
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 d
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t o
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m

ily
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e 

A
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e 
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 d
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 b
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G

oo
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el
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w
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0
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e-
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m
ily

 u
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t 

of
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e 
R

ut
h 
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er
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l b

et
w

ee
n 

C
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an
ne
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ve

nu
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cr
e)
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fa
m
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 d
ev

el
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m
en
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, f
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m
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po
st

 W
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 c
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m
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e 
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ve
lo

pe
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 b

et
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ee
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K
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/
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ia
m

on
t A

ve
nu

e.





RE
VI

TA
LI

ZI
NG

 M
LK

: A
 L

AN
D 

US
E 

AN
D 

DE
VE

LO
PM

EN
T 

W
HI

TE
 P

AP
ER

13

up
gr

ad
e 

in
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ud
ed

 im
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in

g 
th

e 
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to
 c

on
te

m
po

ra
ry

 p
av

ed
 tr

ai
l s

ta
nd

ar
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, 
ne

ig
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or
ho

od
 p

ar
ks

 a
nd

 p
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ro

un
d 

eq
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pm
en

t, 
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rn
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hi
ng
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nd
 in

te
rp
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tiv

e 
si
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ag

e.
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 c

on
tin

ua
tio

n 
of

 R
ut

h 
Po

rt
er

 
M

al
l a

lo
ng

 D
eB

al
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ie
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 A
ve
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e 
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 F

or
es

t 
Pa

rk
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e 
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w

 D
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m
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 P
ar
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d 
w

ill
 b

e 
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m
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et
e 
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ll,
 

20
16

.  
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 d
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ct
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nk
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et
w

ee
n 
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e 

M
LK
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tu
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 c

or
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e 

M
is

so
ur

i H
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-
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ry
 M
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eu

m
 a

nd
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e 
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nt
er
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f t

he
 p
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k.

 A
t 
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th

 e
nd
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 M
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l t
ur
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t a

t E
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el
 

A
ve

nu
e 
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. V
in

ce
nt

 G
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en
w

ay
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ow
 

co
m

pl
et

e 
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 S
ki
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er

 P
ar
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ay
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 P
ar

k 
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 p
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nk

er
 

an
d 

Et
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e 
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 c
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tin
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ng
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ra
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t 
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 c
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t S
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ns
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w
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m
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 o
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M
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ar
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U
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 C
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 D
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 D
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 c
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 C
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 D
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 c
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 p
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 b
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r d
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 D
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 D
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 c
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A
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 c
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D
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r t
he

 G
re

at
 S
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 c
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rt
un

ity
 to

 w
al

k 
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 d
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g 
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 p
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 c
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m
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rin
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 c
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 c
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tr

ee
t a

ct
iv
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 d
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 c
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 c
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ra

te
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fic

an
t f
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t o
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 b
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e 
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 o
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K
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e 
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in
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e 
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hw
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t c
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t p
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 o
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 c
os

t. 
St

ak
eh

ol
de

r g
ro

up
s 

an
d 

co
m

m
en

ts
 a

nd
 re

sp
on

se
s 

fr
om

 p
ar

tic
ip

an
ts

 
at

 c
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 d
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g 
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e 
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t c

on
ce

rn
s 

ab
ou

t s
af

et
y 

an
d 

co
m

fo
rt
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 b
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e 

no
rt
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t o
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 c
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r d
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s 
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B
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m
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a 
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 D
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M

ar
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 L
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he
r K
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g 
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k 
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ut
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t c
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r o
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 d
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d 
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ec
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 p
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h 

si
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ee
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de
ve

lo
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 s
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 th
e 

re
m
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 th
e 

W
el
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to

n 
Lo

op
 d

is
tr
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t. 

Th
e 

lo
t w
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 re

ce
nt
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 a
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20

10
, a

cc
or

di
ng

 to
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ur
 re

ad
in

g 
of
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er

ia
l p

ho
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ap

hy
. H

ow
ev

er
, i
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 e

nt
ra

nc
es

 
ar

e 
bl
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ke

d 
by

 “J
er

se
y”

 b
ar

rie
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.  
C

ar
di

na
l 

C
ar

e 
Pa

rk
 a

t W
el
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nd
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la
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 a
nd

 th
e 

ad
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ce
nt

 
pl
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nd

 to
 th

e 
no
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h 

to
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e 
st

ud
y 
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O

th
er

 s
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an
t p
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 th

e 
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ud
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e 
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ed
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r o
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n 
Pa

rk
 a

t E
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el
 a

nd
 

Sk
in

ke
r, 

at
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e 
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e 

cu
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en
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-
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d 
se
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en

t o
f t

he
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V

in
ce

nt
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G
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en
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ay
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Th
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Y

M
C

A
 c
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t w
ee

n 
B

el
t a

nd
 

M
on

tc
la

ir 
A

ve
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e.
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t o
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.
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A
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t p
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t, 

th
e 

M
LK

 s
id

ew
al

k 
en

vi
ro

n-
m

en
t i

s 
re

la
tiv

el
y 

un
ad

or
ne

d 
by

 s
tr
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d 
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ra
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in
te

rs
ec

tio
ns

 w
ith

 A
D

A
-c

om
pl

ia
nt

 
cr

os
si

ng
 ra

m
ps

. H
ow

ev
er

, s
om

e 
of

 th
e 

ne
w

 
st

re
et

lig
ht

s 
ar

e 
no

t w
or

ki
ng

 p
ro

pe
rly

 a
nd

 th
e 

co
br

a-
he

ad
s 

re
m

ai
n 

in
 p

la
ce

. 

Th
e 

st
re

et
 c

ha
nn

el
 it

se
lf 

is
 ty

pi
ca

lly
 5

0
 fe

et
 

w
id

e,
 s

tr
ip

ed
 fo

r t
hr

ee
-l

an
e 

tr
affi

c 
w

ith
 a

 tw
o-

w
ay

 c
en

te
r l

ef
t-

tu
rn

 la
ne

 a
nd

 p
ar

al
le

l p
ar

ki
ng

 
on

 b
ot

h 
si

de
s.

 S
ha

rr
ow

s 
(b

ic
yc

le
 s

ha
re

d 
la

ne
 

m
ar

ki
ng

s)
 a

re
 p

ai
nt

ed
 in

 th
e 

ce
nt

er
 o

f t
he

 
di

re
ct

 tr
av

el
 la

ne
s 

in
 b

ot
h 

di
re

ct
io

ns
, w

ith
 s

ig
-

na
ge

 id
en

tif
yi

ng
 th

e 
st

re
et

 a
s 

pa
rt

 o
f t

he
 B

ik
e 

St
. L

ou
is

 n
et

w
or

k.
 

W
es

t o
f C

la
ra

 A
ve

nu
e,

 D
r. 

M
ar

tin
 L

ut
he

r K
in

g 
D

riv
e 

ha
s 

a 
rig

ht
-o

f-
w

ay
 v

ar
yi

ng
 b

et
w

ee
n 

75
 

an
d 

80
 fe

et
, w

ith
 m

os
t t

ra
di

tio
na

l d
ev

el
op

-
m

en
t b

ui
lt 

ou
t t

o 
th

e 
pr

op
er

ty
 li

ne
, c

ha
ra

ct
er

-
is

tic
 o

f e
ar

ly
 tw

en
tie

th
 c

en
tu

ry
 tr

an
si

t-
or

ie
nt

ed
 

co
rr

id
or

s 
an

d 
bu

si
ne

ss
 d

is
tr

ic
ts

. T
yp

ic
al

 s
id

e-
w

al
k 

w
id

th
 is

 15
 fe

et
, n

ar
ro

w
in

g 
to

 te
n 

fe
et

 in
 

so
m

e 
si

tu
at

io
ns

 w
he

re
 ri

gh
t t

ur
n 

on
ly

 la
ne

s 
ar

e 
pr

ov
id

ed
. T

he
 ri

gh
t-

of
-w

ay
 w

id
th

 is
 c

on
st

an
t 

th
ro

ug
ho

ut
 th

e 
st

ud
y 

ar
ea

, b
ut

 s
id

ew
al

k 
se

c-
tio

ns
 a

nd
 c

ha
ra

ct
er

is
tic

s 
di

ff
er

 s
om

ew
ha

t.

Th
e 

A
rli

ng
to

n 
G

ro
ve

 a
nd

 F
rie

nd
ly

 T
em

pl
e 

se
gm

en
t f

ro
m

 C
la

ra
 to

 B
el

t A
ve

nu
es

 d
is

pl
ay

s 
a 

so
m

ew
ha

t d
iff

er
en

t p
at

te
rn

. T
he

 A
rli

ng
to

n 
G

ro
ve

 b
lo

ck
 in

cl
ud

es
 15

-f
oo

t w
id

e 
co

nc
re

te
 

w
al

ks
 w

ith
 s

tr
ee

t t
re

es
 b

et
w

ee
n 

30
 a

nd
 3

5 
fe

et
 

on
 c

en
te

r. 
Si

de
w

al
ks

 a
lo

ng
 th

e 
Fr

ie
nd

ly
 T

em
pl

e 
st

ru
ct

ur
e 

ar
e 

ab
ou

t 1
1 f

ee
t w

id
e,

 s
et

 b
ac

k 
fr

om
 

th
e 

cu
rb

 b
y 

a 
fo

ur
-f

oo
t p

ar
kw

ay
 s

et
ba

ck
. F

T 
al

so
 h

as
 a

 tu
rn

ou
t f

or
 fr

on
t d

oo
r d

ro
p-

off
s,

 
se

pa
ra

te
d 

fr
om

 tr
av

el
 la

ne
s 

by
 p

la
nt

er
s.

 T
he

 
C

ro
w

n 
M

ar
t f

ro
nt

ag
e 

pr
ov

id
es

 a
 6

-f
oo

t s
id

e-
w

al
k,

 lo
ca

te
d 

w
ith

in
 a

 15
-f

oo
t s

id
ew

al
k 

zo
ne

 
w

ith
 a

 3
-f

oo
t p

ar
kw

ay
 s

et
ba

ck
 a

nd
 a

 6
-f

oo
t 

pa
rk

in
g 

lo
t b

uff
er

 to
 th

e 
st

or
e’

s 
pa

rk
in

g 
ap

ro
n.

 
Th

is
 tr

ea
tm

en
t r

ev
er

ts
 to

 th
e 

st
an

da
rd

 15
-f

oo
t 

si
de

w
al

k 
of

 th
e 

ol
de

r p
ar

ts
 o

f t
he

 c
or

rid
or

, w
ith

 
th

e 
na

rr
ow

er
 s

id
ew

al
k 

re
ap

pe
ar

in
g 

al
on

g 
th

e 
ch

ur
ch

’s
 e

as
te

rn
 p

ar
ki

ng
 lo

t.

Th
e 

15
-f

oo
t s

id
ew

al
k 

w
ith

 li
tt

le
 e

m
be

lli
sh

m
en

t 
re

ap
pe

ar
s 

in
 c

om
m

er
ci

al
 s

eg
m

en
ts

 e
as

t o
f B

el
t 

A
ve

nu
e.

  M
an

y 
no

w
 v

ac
an

t s
eg

m
en

ts
 in

 th
is

 
ar

ea
 w

er
e 

or
ig

in
al

ly
 b

ui
lt 

up
 in

 re
si

de
nt

ia
l u

se
, 

ev
id

en
ce

d 
by

 s
om

e 
re

m
ai

ni
ng

 s
tr

uc
tu

re
s 

an
d 

a 
re

si
de

nt
ia

l s
id

ew
al

k 
pa

tt
er

n 
of

 a
 5

-f
oo

t p
ar

k-
w

ay
 s

et
ba

ck
 a

nd
 5

-f
oo

t s
id

ew
al

k
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PA
R

T 
TW

O
LA

N
D

 U
SE

 A
N

D
 U

RB
A

N
 D

ES
IG

N
 

G
O

A
LS

 A
N

D
 S

TR
AT

EG
Y

The
 th

eo
re

tic
al

 p
hy

si
ci

st
 G

eo
ff

re
y 

W
es

t o
f 

th
e 

Sa
nt

a 
Fe

 In
st

itu
te

, n
ot

ed
 fo

r w
or

k 
in

 
de

ve
lo

pi
ng

 fi
el

d 
eq

ua
tio

ns
 to

 d
es

cr
ib

e 
ur

ba
n 

pa
tt

er
ns

, s
ug

ge
st

ed
 th

at
 “

th
e 

pu
rp

os
e 

of
 u

rb
an

 p
la

nn
in

g 
is

 fi
nd

in
g 

a 
w

ay
 to

 m
in

im
iz

e 
ou

r d
is

tr
es

s 
w

hi
le

 m
ax

im
iz

in
g 

ou
r i

nt
er

ac
-

tio
ns

.” 
In

 a
 w

ay
, t

hi
s 

de
sc

rib
es

 a
 u

ni
fy

in
g 

po
lic

y 
fo

r a
 la

nd
 u

se
 a

nd
 u

rb
an

 d
ev

el
op

m
en

t 
pr

og
ra

m
 to

 h
el

p 
re

ne
w

 D
r. 

M
ar

tin
 L

ut
he

r K
in

g 
D

riv
e 

as
 a

 “
gr

ea
t s

tr
ee

t.”
 In

de
ed

, w
e 

be
lie

ve
 

th
at

 th
e 

ke
y 

to
 e

le
va

tin
g 

th
is

 tr
ou

bl
ed

 b
ut

 

pr
om

is
in

g 
co

rr
id

or
 is

 n
ot

 a
 tr

ad
iti

on
al

 la
nd

 u
se

 
pl

an
, n

or
 a

 c
on

ve
nt

io
na

l s
tr

ee
ts

ca
pe

 o
r p

ub
lic

 
re

al
m

 e
nh

an
ce

m
en

t p
ro

gr
am

, a
lth

ou
gh

 it
 in

-
cl

ud
es

 e
le

m
en

ts
 o

f t
he

m
. R

at
he

r, 
it 

is
 a

 ta
ct

ic
al

 
pr

og
ra

m
 th

at
 a

dd
re

ss
es

 th
e 

fa
ct

or
s 

th
at

 c
au

se
 

di
st

re
ss

 a
nd

 b
ui

ld
s 

on
 th

e 
st

re
et

’s
 in

he
re

nt
 

st
re

ng
th

s.
 It

 is
 a

 p
ro

gr
am

 th
at

 ta
ke

s 
a 

st
ra

te
gi

c 
ap

pr
oa

ch
 th

at
 d

oe
s 

no
t t

ry
 to

 d
o 

ev
er

yt
hi

ng
 

at
 o

nc
e,

 b
ut

 u
nd

er
st

an
ds

 th
at

 it
 is

 im
po

rt
an

t 
to

 d
o 

so
m

et
hi

ng
 s

ig
ni

fic
an

t i
n 

th
e 

ne
ar

 fu
tu

re
. 

A
nd

 it
 fu

rt
he

r r
ec

og
ni

ze
s 

in
 a

 li
te

ra
l s

en
se

 “
th

e 
fie

rc
e 

ur
ge

nc
y 

of
 n

ow
” 

as
 s

om
e 

im
po

rt
an

t 
bu

ild
in

gs
 th

at
 d

efi
ne

 th
e 

st
re

et
’s

 h
is

to
ry

 a
nd

 
fu

tu
re

 a
re

 li
ke

ly
 to

 c
ru

m
bl

e 
so

on
 if

 a
ct

io
n 

is
n’

t 
ta

ke
n,

 b
ut

 th
ei

r t
im

e 
ha

s 
ye

t t
o 

co
m

e 
as

 m
aj

or
 

de
ve

lo
pm

en
t p

ro
je

ct
s.

Co
nd

iti
on

s 
th

at
 C

au
se

 D
is

tr
es

s

Ty
pi

ca
lly

, a
ss

es
sm

en
t p

ro
ce

ss
es

 –
 th

e 
so

-
ca

lle
d 

SW
O

T 
an

al
ys

is
 te

ch
ni

qu
e 

– 
be

gi
n 

w
ith

 
st

re
ng

th
s.

 Y
et

 o
n 

M
LK

 D
riv

e,
 th

e 
co

nd
iti

on
s 

th
at

 c
re

at
e 

di
st

re
ss

 a
re

 a
ct

ua
lly

 m
or

e 
ba

si
c 

to
 th

e 
ov

er
al

l s
tr

at
eg

y.
 It

 is
 im

po
rt

an
t t

o 
no

te
 

th
at

 ro
ot

 c
au

se
s 

of
 p

ov
er

ty
, i

nc
om

e 
in

eq
ua

lit
y,

 
la

ck
 o

f o
pp

or
tu

ni
ty

, e
du

ca
tio

n 
an

d 
sk

ill
 tr

ai
n-

in
g,

 a
nd

 o
th

er
s 

ar
e 

ev
en

 m
or

e 
fu

nd
am

en
ta

l 
an

d 
m

us
t n

ot
 b

e 
ig

no
re

d,
 b

ut
 a

re
 b

ey
on

d 
th

e 
la

rg
el

y 
ph

ys
ic

al
 a

pp
ro

ac
h 

in
he

re
nt

 in
 th

e 
G

re
at

 
St

re
et

s 
pr

og
ra

m
. A

 d
ev

el
op

m
en

t p
ro

gr
am

 
sh

ou
ld

 s
pe

ak
 to

 th
es

e 
cr

iti
ca

l i
ss

ue
s,

 b
ut

 w
ill

 
ge

ne
ra

lly
 n

ot
 p

ro
po

se
 th

e 
in

st
itu

tio
na

l, 
po

lic
y,

 
an

d 
be

ha
vi

or
al

 c
ha

ng
es

 n
ec

es
sa

ry
 to

 a
dd

re
ss

 
th

em
 o

n 
a 

la
rg

er
 s

ca
le

.

Fr
om

 b
ot

h 
fie

ld
 o

bs
er

va
tio

n 
an

d 
di

sc
us

si
on

s 
w

ith
 s

ta
ke

ho
ld

er
s,

 th
os

e 
ca

us
es

 a
pp

ea
r t

o 
be

: 

• 
A

 s
en

se
 th

at
 th

e 
M

LK
 D

riv
e 

en
vi

ro
nm

en
t 

is
 u

ns
af

e 
or

 in
se

cu
re

.  
Th

e 
po

in
t t

ha
t t

he
 

st
re

et
 fe

el
s 

“u
ns

af
e”

 a
nd

 th
at

 th
is

 w
as

 
a 

m
aj

or
 o

bs
ta

cl
e 

to
 re

vi
ta

liz
at

io
n 

w
as

 a
 

po
in

t m
ad

e 
by

 a
 n

um
be

r o
f s

ta
ke

ho
ld

er
s.

 
W

e 
su

sp
ec

t t
ha

t i
t i

s 
an

 o
pi

ni
on

 h
el

d 
by

 
m

an
y 

St
. L

ou
is

 m
et

ro
po

lit
an

 a
re

a 
re

si
-

de
nt

s 
as

 w
el

l. 
M

an
y 

pe
op

le
 h

as
te

ne
d 

to
 

ad
d 

th
at

 p
er

ce
pt

io
n 

an
d 

re
al

ity
 a

re
 n

ot
 th

e 
sa

m
e,

 a
nd

 w
e 

w
ou

ld
 a

dd
 th

at
 w

e 
ne

ve
r 

fe
lt 

un
sa

fe
 o

r t
hr

ea
te

ne
d 

by
 a

ny
on

e 
on

 
th

e 
st

re
et

. C
on

tr
ib

ut
in

g 
fa

ct
or

s 
in

cl
ud

ed
 

pe
op

le
 g

at
he

rin
g 

or
 p

as
si

ng
 ti

m
e 

at
 v

ar
i-

ou
s 

pl
ac

es
, i

na
de

qu
at

e 
ni

gh
t l

ig
ht

in
g,

 v
a-

ca
nt

 s
to

re
fr

on
ts

, h
id

de
n 

pl
ac

es
, a

nd
 il

le
ga

l 
tr

an
sa

ct
io

ns
. T

he
se

 p
er

ce
pt

io
ns

 c
ha

ng
ed

 
at

 d
iff

er
en

t l
oc

at
io

ns
. F

or
 e

xa
m

pl
e,

 p
ub

lic
 

pa
rt

ic
ip

an
ts

 a
t c

ha
rr

et
te

 m
ee

tin
gs

 re
-
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po
rt

ed
 fe

el
in

g 
sa

fe
st

 in
 th

e 
ar

ea
 a

ro
un

d 
Fr

ie
nd

ly
 T

em
pl

e,
 A

rli
ng

to
n 

G
ro

ve
, a

nd
 th

e 
M

yr
tle

 H
ill

ia
rd

 D
av

is
 H

ea
lth

 C
en

te
r, 

su
g-

ge
st

in
g 

th
at

 re
in

ve
st

m
en

t a
nd

 p
ur

po
se

fu
l 

ac
tiv

ity
 c

on
tr

ib
ut

ed
 to

 a
 fe

el
in

g 
of

 s
af

et
y.

 
B

ut
 e

ve
n 

he
re

, a
t a

 s
m

al
l s

ca
le

, t
he

 is
su

e 
of

 
se

cu
rit

y 
w

as
 a

ct
iv

e.
 F

or
 e

xa
m

pl
e,

 S
un

da
y 

co
ng

re
ga

nt
s 

re
po

rt
ed

ly
 p

re
fe

r p
ar

ki
ng

 in
 

th
e 

m
or

e 
vi

si
bl

e 
Fr

ie
nd

ly
 T

em
pl

e 
pa

rk
in

g 
lo

ts
 a

lo
ng

 M
LK

 D
riv

e 
th

an
 o

n 
th

e 
la

rg
er

 
lo

ts
 n

or
th

 o
f t

he
 m

ai
n 

ch
ur

ch
 b

ui
ld

in
g.

• 
Bu

ild
in

g 
de

te
rio

ra
tio

n 
an

d 
di

la
pi

da
tio

n.
 

C
le

ar
ly

 b
ui

ld
in

gs
 in

 a
 s

ta
te

 o
f c

ol
la

ps
e 

or
 

ad
va

nc
ed

 d
et

er
io

ra
tio

n,
 o

r e
ve

n 
si

m
pl

y 
va

-
ca

nt
, b

oa
rd

ed
 u

p,
 a

nd
 n

eg
le

ct
ed

 p
ro

du
ce

 
ne

ig
hb

or
ho

od
 d

is
tr

es
s 

th
at

 d
ep

re
ss

es
 

bo
th

 re
si

de
nt

s’
 p

er
ce

pt
io

n 
of

 th
e 

st
re

et
 

an
d 

ot
he

r r
ei

nv
es

tm
en

t e
ff

or
ts

.  
B

ui
ld

in
g 

co
nd

iti
on

 a
nd

 d
et

er
io

ra
tio

n 
em

er
ge

d 
as

 
im

po
rt

an
t s

ta
ke

ho
ld

er
 c

on
ce

rn
s.

 S
om

e 
pr

op
er

tie
s 

ar
e 

co
nt

ro
lle

d 
by

 th
e 

LR
A

, b
ut

 
ot

he
r n

on
-L

R
A

 v
ac

an
t p

ro
pe

rt
ie

s 
ar

e 
st

ill
 

ca
pa

bl
e 

of
 p

re
se

rv
at

io
n 

bu
t a

re
 b

eg
in

ni
ng

 
to

 d
et

er
io

ra
te

.

• 
Tr

affi
c 

sa
f e

ty
. D

es
pi

te
 a

 n
um

be
r o

f t
ra

f-
fic

 c
on

tr
ol

s,
 in

cl
ud

in
g 

si
gn

al
s 

at
 K

ie
nl

en
, 

H
am

ilt
on

, G
oo

df
el

lo
w

, A
rli

ng
to

n,
 a

nd
 

U
ni

on
 a

nd
 s

to
p 

si
gn

s 
at

 H
od

ia
m

on
t a

nd
 in

 
th

e 
A

rli
ng

to
n 

G
ro

ve
/F

rie
nd

ly
 T

em
pl

e 
ar

ea
, 

st
ak

eh
ol

de
rs

 re
po

rt
 c

on
ce

rn
s 

ov
er

 p
ed

es
-

tr
ia

n 
sa

fe
ty

, p
ar

tic
ul

ar
ly

 a
t o

ff
se

t i
nt

er
se

c-
tio

ns
 fr

om
 A

rli
ng

to
n 

to
 C

la
ra

 A
ve

nu
es

.  
H

er
e 

it 
is

 n
ot

 c
le

ar
 w

ho
 h

as
 th

e 
rig

ht
 o

f 
w

ay
, c

re
at

in
g 

po
te

nt
ia

l h
az

ar
ds

 fo
r p

ed
es

-
tr

ia
ns

 (
in

cl
ud

in
g 

ch
ild

re
n)

 c
ro

ss
in

g 
M

LK
 

D
riv

e 
at

 C
la

ra
 b

ou
nd

 fo
r t

he
 p

la
yg

ro
un

d,
 

co
nv

en
ie

nc
e 

st
or

e,
 a

nd
 C

ar
di
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