INTRODUCTION

A critical component to a development plan is proper vetting through a
number of criteria, including site capacity, market analysis, economic
viability, and political support. The vetting of potential projects through
these different lenses is often referred to as feasibility testing, as in:


Site Feasibility: Tests how much development product (typically
expressed in housing units or commercial square footage) can be
reasonably fit onto a site



Market Feasibility: Determines the likely revenues (expressed in rents,
lease rates, and sale prices) and depth of demand that exist for
different development products



Economic Feasibility: Compares revenues (typically in the form of
rents or sale prices) with construction and operation costs, to determine
whether a project is economically viable



Political Feasibility: Assesses whether a project is not only legally
permissible, but also gauges level of public support or opposition

The market feasibility of different development opportunities was explored
in the market analysis memo, whereas this report tests economic and site
feasibility—at three intersections along Clark Street, with marketable
development scenarios. This is done to understand the degree to which
they are viable, making the analysis the culmination of market, financial,
and site feasibility testing. Testing political feasibility is outside the scope of
this report, but some guidance has been provided by the City and County of
St. Charles.

Economic, or financial, feasibility analysis evaluates and tests the
financial viability of potential development products by determining their
prospective development value and weighing it against their
development (i.e., construction, acquisition, etc.) and operational costs.
Where development value is equal to or exceeds development costs, a
project is likely to be viable and attractive to private investment. Where
development value is less than development cost, a financial “gap” will
exist and public or institutional funds will be needed to make a project
feasible.

A financial “gap” will exist where
development value is less than
development cost. When proposed
developments face a funding gap,
additional investors from public or
institutional sectors will be needed
to secure the capital needed to
continue.

Break-even analysis is a tool to
depict the relationship between
costs (operation and construction)
and value (determined by rents).
Where development value is equal
to or exceeds development costs,
a project is viable and attractive to
private investment. Where
development value falls short of
the break-even point, a financial
“gap” exists that requires public
intervention.

Market Value

Gap

As the availability of larger development sites
within St. Charles continues to decrease, more
future development within the city will occur
through redevelopment of existing commercial
and residential areas. These projects are often
challenging and require additional involvement
and planning by the city. Consequently, the
community will need to focus efforts on areas that
offer the most potential by creating strong districts
and periodic commercial nodes that maintain
interest along the street.

The City, in conjunction with Alta Planning, is in
the process of developing a complete streets plan
for Clark Street from Main Street to
Kingshighway. As part of this initiative, three key
intersections on Clark Street were identified as
having potential for redevelopment — Clark &
Main, Clark & 5th, and Clark & Kingshighway.
This report explores the economic and site
feasibility of a number of development scenarios
along these three intersections.
Clark & Main
Where Clark Street meets the city’s historic Main
Street and the new Frenchtown developments.
Clark & 5th
Intersection with existing neighborhood
commercial uses, midway along corridor.

Clark & Kingshighway
Where Clark Street meets main arterial that
connects to I-70 and State Highway 370.

This report provides a number of scenarios that
require partnerships in which public finance is
necessary to fill gaps in what the private market is
able to accomplish through private lending. In
many instances, the future tax revenue that is
generated by more productive uses of the land is

increased, and will generate a public revenue
stream that could be used to provide gap
financing, without any additional cost to the
taxpayer, and could lead to a net contribution to
city, and county, and/or state revenues.
The scenarios presented in this document are not
intended to render an opinion on development;
rather they are designed to guide local planning
and economic development decision-making by
illustrating the economic feasibility of different
options.

CLARK & MAIN

Despite proximity to the city's riverfront, Main Street, and the Foundry Art
Centre, the properties around the intersection of Clark and Main streets are
mostly underutilized. This makes them prime opportunities for new
development and a chance to capitalize on Alta's Complete Streets plan,
while improving the link between Main Street with the historic Frenchtown
neighborhood.
The sites also have a number of challenges that require creative design
solutions and public sector interventions. These include a steep downward
topography between 2nd and Main streets, acquisition concerns due to
multiple parcel owners, need for increased public parking, and adjacent
properties that are incompatible with most new housing or commercial uses.

›

Parking management issues
with growth

›

Multiple parcel owners

›

Inactive street-level uses

›

Abundant surface parking does
not contribute to pedestrianfriendly environment stifling
potential of Main Street

›

Seamless integration of two
historical and commercial
corridors

›

Location favorable for new
active mixed-use pedestrianfriendly street with additional
parking

›

Higher density residences near
waterfront and Main Street

Site 1 : Parking lot of the adjoining AT&T building
is not fully utilized during the day. Although
acquisition is likely to be difficult due to the
ownership of the parcel by an out-of-state utility
company, the site presents opportunity for future
shared parking agreements with the city or
adjoining new developments.
Site 2: Whole 2.4 acre city block with nine
separate parcels of land under multiple owners—
significant portion of which is owned by the city,
county, and the same owners of the ACF
property. The site contains around 110 parking
spaces currently used by office tenants within the
ACF property as well as businesses on site.
These include Edward Jones Investments—
Financial Advisors along 2nd Street, and the
Redposie Creative Studio along Main Street. The
buildings within the site have moderate
architectural and historical appeal. Buy-in from
key owners is necessary for site acquisition.
Site 3 : The 60-space public parking island owned
by St Charles Properties. The spaces are used by
visitors to the area—especially retail and
restaurants along Main Street. Replacement of
public parking is critical in receiving support from
local businesses that rely on the site’s parking.

Site 4 : Parking lot of the Foundry Arts Centre
with around 125 parking spaces. The site is also
the former location of the St. Charles Farmer’s
Market. The Foundry Arts Centre—a cultural
asset to the city, is currently a key anchor
institution. Providing easy access and parking
for its visitors remains critical to its success. The
site is cornered by the Katy Trail and has

frontage with the river—making it highly
marketable for residential development. But, the
Sanitary Lift Station on the eastern edge of the
site is an incompatible use and appropriate
measures needs to be undertaken to address
this concern for the successful use of the site for
residential, commercial and recreational use.

CLARK & MAIN

The future of the Clark and Main is as a vibrant mixed-use neighborhood with
an accessible riverfront, attractive places to live, and walkable amenities
including a new community park. Young professionals would be attracted to
the district by the high quality apartments, proximity to major employers,
nightlife and dining on Main Street, and recreational opportunities along the
river.
The vision is to create a highly visible and active gateway into Frenchtown
from Main Street. Much of the consideration behind these development
concepts is the strong need for additional and replacement parking to serve
potential users of a redeveloped ACF property, Main Street St. Charles, and
St. Charles County employees.
Three scenarios were tested for financial feasibility. The first and second
scenarios involve the complete or large-scale redevelopment of sites 2,3 and
4 with apartments units, first floor retail, and structured parking spaces, and
in scenario 2— a new community park. Scenario 1 will involve merging of site
2 and 3 so that traffic flows from Riverside Drive directly to 2nd Street via a
broadened Adams Street. The third scenario has considerably lower
footprint and involves the infill construction of new for-sale townhomes.

›

Mixed-use pedestrian-friendly
retail amenities

›

New Upscale housing for
young professionals

›

New Community Park,
riverfront and Katy Trail access

›

›

Visible and active gateway into
Frenchtown from Main Street.

Premier neighborhood and
new residences near historic
core

›

Walkable and bikeable with
additional parking for
improved public access

›

Residences with active store
fronts

Garage & Podium Parking

New
Multifamily

Ground-Floor
Retail

Public
Green Space

Residential
Parking

Public
Parking

CLARK & MAIN

Construction of new 3-to-4-story apartment with
ground-floor retail and 3-story (4-floor) parking
garage
Apartments: 170 units
Ground-Floor Retail: 20k sq. ft. with parking
Parking Garage: 430 total spaces incl. 260
dedicated residential spaces.
Gap: $6.9 million

Garage Parking

New
Multifamily

Ground-Floor
Retail

Public
Green Space

Residential
Parking

Public
Parking

FEASI BILI TY S UM M ARY

New construction of new 3-story (4-floor) parking
garage through a private/public partnership. The
development aims to serve the larger, future
redevelopment of the Frenchtown Historic District.
Apartments: 20 units
Public Green Space: 0.2 acre
Ground-Floor Retail: 8.4k sq. ft. with parking
Parking Garage: 600 total spaces incl. 30
dedicated residential spaces.
Gap: $6.9 million

This development scenario is a large-scale
redevelopment involving the construction of
190 apartment units, 28,000 square feet of
retail space, and 1,030 structured parking
spaces. With an estimated total value of
$54.7 million and total costs of $71.1 million,
the gap for the second development scenario
is $16.4 million, or 23%. This gap indicates
that these projects are unlikely to occur
without significant public intervention such as
development incentives or other assistance.
However, most of the gap is due to the need
for a large public parking component that
would serve other properties in the vicinity.
Providing assistance through direct subsidy or
long-term parking leases would greatly
reduce these gaps.

CLARK & MAIN

Construction of new apartment with ground-floor
retail and 3-story (4-floor) parking garage.
Preservation of existing historic building.
Apartments: 90 units
Ground-Floor Retail: 18k sq. ft. with parking
Parking Garage: 590 total spaces incl. 200
dedicated residential spaces for scenarios C and E
Gap: $8.7 million

Garage & Podium Parking

New
Multifamily

Ground-Floor
Retail

Public
Green Space

Residential
Parking

Public
Parking

FEASI BILI TY S UM M ARY

Public Green Space: 0.6 acre
Development Cost: $90K

Construction of new apartment with ground-floor
retail and podium parking. This development must
occur with Scenarios A or C in order to satisfy
parking requirements.
Apartments: 70 units
Public Green Space: 0.1 acre
Ground-Floor Retail: 8.8k sq. ft. with parking
Podium: 60 total spaces dedicated to residents
Surplus: $0.6 million

This development scenario is a large-scale
redevelopment involving a total of 170 new
apartments units, nearly 27,000 square feet of
first floor retail, and 650 structured parking
spaces spread across the two sites, as well
as new green space on the existing surface
parking lot between the two properties. As
completed, the development has an
estimated total value of nearly $47.6 million.
Excluding costs associated with the new park,
total development costs are estimated at
$55.6 million, resulting in a $8.0 million
shortfall, or gap of about 14%. This gap
indicates that this development is unlikely to
occur without significant public intervention
such as development incentives or other
assistance involving the public parking
component.

CLARK & MAIN

Townhomes: 13 two-story units @ 2,500 sq. ft. per
unit
Gap: $1.6 million

Townhomes

FEASI BILI TY S UM M ARY

This development scenario is considerably
lower impact and involves the infill
construction of 13 new for-sale townhome
units on existing surface parking lots with no
new development on the Foundry Arts Center
lot. These developments would have an
estimated value of $5.9 million and
development costs of $7.5 million, leaving a
gap of $1.6 million, or 22%. It would also
worsen parking issues by removing up to 130
surface parking spaces while providing only
nominal increases in public revenue.

CLARK & 5TH

Clark Street is an important east-west thoroughfare connecting Main Street
and the riverfront with Kingshighway and, ultimately, regional highways.
Despite this, it offers few high-quality commercial nodes for local residents
and its intersection with 5th Street, another important thoroughfare, is no
different. Many of the existing uses are underutilized and auto-centric,
offering little for neighborhood residents and pedestrians.

›

Unappealing storefronts and
streetscape

›

Bordered by historic
neighborhoods

›

Abundant surface parking does
not contribute to pedestrianfriendly environment

›

Some buildings that can be
rehabbed and renovated

›

›

Nearby residents might be in
opposition to denser
developments

Proposed Complete Streets
improvements will improve
access for residents

›

Available land for
redevelopment

Site 5: Owned by the St Charles Schools District,
the half-block parcel is this former school’s
playground and is currently unused.
Site 6: Owned by First Capitol Lions Foundation,
the site is occupied by the First Capitol Lions Hall
and its parking lot. Acquired and renovated in
2012, the hall and chapel are rented out for
community and private events. Recent renovation
implies higher acquisition cost for redevelopment.
Site 7: The site is occupied by Ermeling’s Auto &
Truck Repair and its parking lot. It is a sloped site,
going downhill along Clark towards the riverfront.
The building on the site does not having any
significant architectural value and its use is less
conducive to a neighborhood commercial node as
envisioned in the proposed Complete Streets
Plan on Clark Street.
Site 8: The site is occupied by an auto repair and
service center. The buildings on-site are in
moderately good condition with architectural
features suitable for conversion to alternative
uses such as a café or restaurant.
Site 9: The site is occupied by a partially vacant
neighborhood retail center and a laundromat with
ample parking. While these uses are not at odds
with the visions for the intersection, these parcels
have the potential to be converted to higher
quality marketable commercial spaces through
renovations and new developments.

Site 10: The site is occupied by Wedding
Gallery—a bridal boutique store. With parking
behind and the building fronting the sidewalk,
the building is well suited for a neighborhood
commercial node. However, more fenestrations
along 5th street will improve appeal and access.
The building is a good candidate for façade
renovation.

CLARK & 5TH

The vision for this intersection is a vibrant mixed-use neighborhood retail and
commercial node that provides local residents with marketable commercial
services at a key intersection. Potential uses include new housing and retail,
but could also include the adaptive reuse of existing historic and non-historic
properties. Tailoring these uses to attract neighborhood residents looking for
dining and services, as well as commuters along 5th Street, will be vital to
the success of the node.
Three additional development concepts were tested for this site. The first
scenario involves the demolition of existing buildings and new construction of
150 apartment units, 14,000 square feet of retail, and structured parking on
the former school green space.
The second scenario removes the former school from consideration and
consists of the redevelopment of sites 6,7 and 9 into 130 apartment units
above 6,600 square feet of retail and podium parking.
The third scenario is considerably smaller in scale and includes the
demolition of the former auto repair shop on site 7 and new construction of
12,400 square feet of new multi-tenant retail space, with adaptive reuses and
other façade improvements to existing neighboring properties.

›

Vibrant mixed-use

›

Upscale housing

›

Neighborhood commercial
node

›

Adaptive reuse

›

›

New residents

Tenants geared toward local
residents

›

Rehabs and Façade
Renovations

›

Restaurants with outdoor
seating

›

Adaptive reuse

›

Local walkable destination

Surface Parking

Retail Façade
Rehab

Standalone
Retail

Retail
Renovation

Public
Parking

CLARK & 5TH

Construction of new 3-story apartment with corner
retail and surface parking. This development must
occur with Scenarios I in order to satisfy parking
requirements.
Apartments: 40 units
Ground-Floor Retail: 7k sq. ft. with parking
Surface Parking: 80 total spaces with 55 dedicated
residential spaces (other dedicated residential
spaces are provided in Scenario I)
Gap: $1.1 million

Podium & Surface Parking

New
Multifamily

Ground-Floor
Retail

Retail
Renovation

Residential
Parking

Public
Parking

FEASI BILI TY S UM M ARY

Construction of new 3-story apartment with corner
retail and surface parking. This development must
occur with Scenarios I in order to satisfy parking
requirements.

Construction of new 4-story apartment with podium
parking.
Apartments: 50 units

Apartments: 60 units

Podium: 125 total spaces all dedicated to residents
for scenarios G, H, and I

Ground-Floor Retail: 7k sq. ft. with parking

Gap: $3.1 million

Surface Parking: 70 total spaces with 45 dedicated
residential spaces (other dedicated residential
space are provided in Scenario I)
Gap: $1.5 million

This development scenario involves the
demolition of existing improvements and new
construction of 150 apartment units, 14,000
square feet of retail, structured parking on the
former school green space. It also involves
the adaptive reuse of a building east of 5th
street. The development scenario has an
estimated total value of $25.0 million, while
total development costs are $30.7 million,
indicating a feasibility gap of $5.7 million, or
19 percent. These figures show that this
project is unlikely to occur without numerous
public interventions such as development
incentives or other assistance.

TITLE

Construction of new 4-story apartment with groundfloor retail and podium parking.
Apartments: 65 units
Ground-Floor Retail: 3.3k sq. ft. with parking
Surface Parking: 115 total spaces incl. 100
dedicated residential spaces
Gap: $2.5 million

Podium Parking

New
Multifamily

Ground-Floor
Retail

Retail
Renovation

Residential
Parking

Public
Parking

FEASI BILI TY S UM M ARY

Construction of new 4-story apartment with groundfloor retail and podium parking.
Apartments: 65 units
Ground-Floor Retail: 3.3k sq. ft. with parking
Surface Parking: 110 total spaces incl. 100
dedicated residential spaces
Gap: $3.3 million

Renovation of a former auto shop into a retail venue
with outdoor seating. This low-cost intervention can
be used in conjunction with all three development
scenarios in Chapter 3.
Retail Space: 4.9K sq, ft.

This development scenario involves the
redevelopment of the sites along the west
side of 5th Street into 130 apartment units
above 6,600 square feet of retail and podium
parking and removes the former school from
consideration. It also involves the adaptive
reuse of a building east of 5th street. The
total combined development value is
estimated at $20.6 million, while total
development costs are $26.4 million, resulting
in a feasibility gap of $5.8 million, or 22%.
This indicates these projects are unlikely to
occur without numerous public interventions
such as development incentives or other
assistance.

CLARK & 5TH

Construction of one-story retail venue with outdoor
seating.
Retail Space: 12.4k sq. ft. with parking
Surface Parking: 45 total spaces
Surplus: $400k

Surface Parking

Retail Façade
Rehab

Standalone
Retail

Retail
Renovation

Public
Parking

FEASI BILI TY S UM M ARY

The development scenario is considerably
smaller in scale and includes the demolition of
the former auto repair shop on the northwest
corner and new construction of 12,400 square
feet of new multi-tenant retail space, with
adaptive reuses and other façade
improvements to existing neighboring
properties. The new retail development has
an estimated value of $2.6 million and
development cost of $2.2 million, indicating it
is privately financeable.

Construction of new parking garage with grocery
store, and assistance to take control of future sites.
Grocery Store: 25k sq. ft. with parking
Parking Garage: A market-based approach to
parking standards—which requires approximately
1.1 spaces per unit as opposed to current zoning
regulations of 1.5 spaces per unit—can reduce the
spaces needed in the new garage from 560 to 400.
This modification reduces the feasibility gap from
$13.1 million to $9.4 million.

Façade rehabilitation, landscaping improvements, and
other low-cost interventions can improve the street
presence of the existing retailer northwest of Clark and
5th. An example of a successful façade rehab is the
Local Foundery in Downtown Lee’s Summit.
Retail Space: 4.9K sq, ft.

CLARK & KINGSHIGHWAY

The current layout created by the merging of two misaligned street grids has
led to safety concerns for both pedestrians and vehicles at the intersection of
Kingshighway and Clark Street. Support for neighborhood retail suffers when
safety and access for local residents are not addressed. The proposed
raising of the intersection to calm traffic presents an opportunity to remedy
the commercial node.
Currently, the buildings southeast of the intersection are vacant and in poor
condition. While some buildings show potential to be renovated, others need
to be replaced. Vacant storefronts, fast-moving traffic, dilapidated buildings
and large surface parking lots makes the intersection unfriendly to
pedestrians.
The primary property owner in the area is Lindenwood University, which is
supportive of city initiatives to improve the surrounding area. The school also
indicated plans to consolidate existing properties closer to its main campus.
This helps in reducing the uncertainty associated with negotiations with
property owners.

›

Tricky intersection for drivers to
navigate

›

Non-rectilinear parcels with
triangular edges

›

Inactive street-level uses

›

Abundant surface parking does
not contribute to pedestrianfriendly environment

›

Adaptive reuse

›

Renewed neighborhood retail
node

›

Lindenwood University Cultural
Center

›

Consolidation of parcels to
reduce traffic conflicts

Site 11: This site includes a number of buildings
north of Kingshighway. Zoned for commercial
use, these parcels are occupied by local retail
businesses, duplexes, office space and a carwash. The uses located at the intersection such
as Art Glass Array, are largely consistent with the
neighborhood commercial node envisioned for the
intersection, and does not require immediate
intervention.

Site 12: The three parcels on this site are owned
by the same owner and zoned for commercial
use. Two parcels are vacant, while the corner
triangular parcel has a vacant building which used
to be an auto service center. The building is a
good candidate for rehab.
Site 13: The two buildings on this site owned by
Lindenwood University are in poor condition. The
building facing the intersection of Kingshighway
and Clark is vacant, dilapidated and structurally
unstable. The house behind is used as storage
space by the university. The university is looking
to remove these buildings from their real estate
portfolio and is open to offers.
Site 14: The site is occupied by the Lindenwood
University Cultural Center. Currently used as
space for the theatre program of the university,
the building has architectural value, especially
with its mid-century modern façade along
Kingshighway and Adams Street. Although, the

space is not used as frequently as it used to,
redevelopment on this site will involve significant
acquisition cost and is likely to be financially
infeasible.
Site 15: These parcels are the parking lots of the
Lindenwood University Cultural Center.
Currently, the lots remain sparsely used most
hours of the day. As university buildings on site
13 are both in poor condition and one is vacant,
their parking spaces remain unused as well.
Thus, there is an oversupply of parking spaces

allocated for the university buildings. In addition,
there is room for significant improvements in the
layout of the surface parking to improve
capacity, especially on the quadrilateral-shaped
surface parking parcel south of Adams Street.
Considered together, this allows for a reduction
in overall parking need for the university
buildings and to consider parking sharing
agreements with the university. This approach
will free up land for new developments.

CLARK & KINGSHIGHWAY

The vision for this intersection is the creation of a small, but lively,
neighborhood retail and commercial node that provides local residents with
marketable commercial services at a greatly revamped raised intersection
per plans provided by Alta Planning and Design. Potential uses include new
housing and retail, but also involves the adaptive reuse of the former gas
station as a small café or restaurant.
Two scenarios are provided. The first assumes the complete redevelopment
of the deteriorated property owned by Lindenwood University on site 13 into
a mixed-use residential and retail property containing 30 apartments and
4,000 square feet of corner retail. It also includes the adaptive reuse of the
former gas station. This scenario requires vacating North 9th Street between
Adams and Clark streets, as well as a shared parking agreement with the
University.
The second scenario also involves the demolition of University-owned
property, but new development on this site would consist only of a 5,400square foot retail property. This scenario also includes the adaptive reuse of
the gas station and the new construction of six for-sale townhomes facing
North 9th Street between Clark and Kingshighway, on site 12.

›

Adaptive reuse

›

›

Restaurant or café with outdoor
seating

Local residents and college
students

›

Mixed-use low-rise
residential

›

Community green space with
improved streetscape

›

Raised intersection for
pedestrian and vehicular
safety

›

Unique chic urban experience

›

New construction and rehab
retail

›

Slower calmer traffic flow

Surface Parking

Standalone
Retail

Retail
Renovation

Public
Green Space

Public
Parking

CLARK & KINGSHIGHWAY

Construction of new 3-story apartment with corner
retail and surface parking. This development
requires a shared parking agreement with
Lindenwood University in order to satisfy parking
requirements for the corner retail.
Apartments: 30 units
Ground-Floor Retail: 4k sq. ft. with shared parking
Surface Parking: 45 total spaces dedicated to
residents
Gap: $300k

Surface Parking

New
Multifamily

New Retail
And Renovated
Retail

Public Green
Space

Residential
Parking

FEASI BILI TY S UM M ARY

The development scenario assumes the
complete redevelopment of the deteriorated
property owned by Lindenwood University on
the southeast corner into a mixed-use
residential and retail property containing 30
apartments and 4,000 square feet of corner
retail. It also includes the adaptive reuse of
the former gas station. This scenario requires
vacating North 9th Street between Adams
and Clark streets, as well as a shared parking
agreement with the University. This
development scenario has an estimated total
value of $5.0 million and development costs
of $5.4 million, resulting in a small feasibility
gap of $400,000 and indicating that some
incentives may be required for the project to
occur.

Renovation of a former car dealer into a retail venue
with outdoor seating.
Retail Space: 1.3K sq, ft.
Public Green Space: 0.5 acre
Development Cost of Public Green Space: $75K

CLARK & KINGSHIGHWAY

Construction of one-story retail venue with outdoor
seating.
Retail Space: 5.4K sq. ft. with parking
Surface Parking: 20 total spaces
Surplus: $20K

Surface Parking

Townhomes

Standalone
Retail

Renovated
Retail

Residential
Parking

FEASI BILI TY S UM M ARY

Townhomes: 7 two-story units @ 2,200 sq. ft. per
unit
Gap: $1.1 million

This development scenario involves the
demolition of University-owned property, but
new development on this site would consist
only of a 5,400-square foot retail property.
This scenario also includes the adaptive
reuse of the gas station and the new
construction of six for-sale townhomes facing
North 9th Street between Clark and
Kingshighway. The new retail development
has an estimated value of $1.02 million and
development cost of $1.0 million, indicating it
is financially feasible and would be privately
financeable, while the townhomes have an
estimated feasibility gap of $1.1 million, or
24%, indicating this type of development is
highly unlikely without significant public
subsidy or incentive.
*For this feasibility summary,
scenario P does not include a park

FEASIBILITY CALCULATIONS

