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How Do Vacant Properties Affect Our Community? 

Blighted and abandoned properties in the community equal loss of confidence in a 

neighborhood and less real estate taxes.  Less real estate taxes may become an 

incentive to the property owner to keep the property blighted.  This, in turn causes 

devaluation of surrounding properties within a radius of 500 feet and by as much as 10-

20%.   

 

Vacant properties reduce city tax revenues in three ways. 1) They are often tax 

delinquent; 2) their low value means they generate little in taxes; and 3) they depress 

property values across an entire neighborhood.  Failure to collect even two to four 

percent of property taxes because of delinquencies and abandonment translates into 

thousands of dollars lost in revenues to local government and school districts annually.  

City of Jefferson Program 

The Abandoned Building Registration program in Jefferson City was created by 

Ordinance #14246. Among the primary goals of this program are to educate property 

owners and encourage voluntary compliance.  Implementation began in 2012 with 

identification and nomination of candidates by staff.  

 

The city defines abandoned properties as a property where an entire building on a 

parcel has been vacant for more than 90 days along with two (2) additional conditions, 

as follows: 

 Not secured; 

 Fire damaged to an extent which prohibits safe human occupancy; 

 The site of loitering or vagrancy; 

 Demonstrates lack of property maintenance and upkeep as evidenced by one or 

more violations of the city code; 

 Has been boarded up for at least 90 days;  

 Has taxes in arrears to the City for a period of time exceeding 365 days; 

 Has disconnected water and/or electricity; 

 Structurally unsound; and/or 

 Potential hazard or danger to person. 

Based on the properties identified on the vacant and abandoned property list, as of 

December 31, 2016, there were approximately $211,220.00 due in delinquent taxes, 

$36,002.50 in City abatement tax liens and $22,670.00 in billing for abandoned building 

registry.   
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Overall Program Statistics 

The subject of vacant and/or abandoned buildings is a fluid topic, in that the status of 

buildings on the list literally changes on a daily basis as staff enters updates into the 

City’s tracking software.  The results of the abandoned building program over the past 

four years have shown excellent results. Over the course of four years, 284 buildings 

have been included on the list at one time or another. As of January 31, 2017, there 

were 110 properties on the abandoned building list, indicating that 62% of the once 

identified abandoned building has been re-occupied, sold, obtained building permits, 

demolished, etc. 

 

Buescher Properties  

The Buescher properties present a unique set of issues.  Even though 21 buildings 

owned by Ms. Buescher meet the City’s definition of “abandoned,” Ms. Buescher insists 

that she is using the buildings, or has plans to put the buildings into productive use. 

Currently, the Buescher buildings comprise about 19% of active buildings meeting the 

definition of “abandoned” according to Jefferson City ordinance. If the Buescher 

properties are excluded, the universe of active cases on the abandoned building list 

drops to 89. 

 

Of the $211,220.00 delinquent property taxes due, Ms. Buescher represents 66% of 

that amount or $138,611.76.  Historically, Ms. Buescher will let multiple properties go 

into 3 years of property tax arrears.  Then paying the full amount of taxes due, including 

past due fees, on or before Cole County places those up for sale on courthouse steps.  

As of December 2016, thirteen Buescher properties are in their 3rd year of unpaid 

property taxes representing $94,086.11.  

 

In late 2014, the City filed a civil lawsuit against Barbara Buescher in the amount of 

$49,774.80 in an effort to recover the costs of maintaining her properties. In November 

2015, Ms. Buescher paid $27,068.30 in fines due to the City.  The fines were paid on 

101 Jackson St, 104 Jackson St, 108 Jackson Street, 419 E Capitol Ave, 429 E Capitol 

Ave, 109 Adams St, 113 Adams St. The fines were associated with boarding up and 

securing the properties, cutting of tall vegetation, asbestos inspection, and demolition 

activities. The City filed an amended petition in June 2015 with additional nine counts 

for new tax liens that had been completed since the original lawsuit was filed. The 

amended lawsuit showed a total of $26,720.33 still owed to the City. In April 2016, the 

Circuit Court awarded the city a $24,789.33 judgement after finding Ms. Buescher guilty. 

Ms. Buescher’s attorney, Audrey Smollen, filed an appeal directly to the Appellate Court 

in June 2016 for which sided with the City of Jefferson.  Ms. Smollen has since filed with 

the Missouri Supreme Court.   
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Capitol Avenue Area Urban Renewal Plan 

As identified in previous Abandoned Building reports as a “tool”, a “Qualifications for 

Chapter 99 (LCRA) Designation, otherwise known as “blight” study, for the Capitol 

Avenue Study Area was completed in 2016.  This study was commissioned by the 

Jefferson City Land Clearance Redevelopment Authority (LCRA), the City’s 

redevelopment agency, at the request of Mayor Tergin and the City Council.  

 

On August 16, 2016, the study was presented to the LCRA Board of Commissioners by 

consultant John Brancaglione, of PGAV Planners. The LCRA Board of Commissioners 

subsequently directed LCRA staff to amend the existing urban renewal plan to 

incorporate the findings of the blight study and to move forward with evaluating 

individual building conditions within the western portion of the study area.  

 

The East Capitol Avenue Urban Renewal Area Urban Renewal Plan was introduced at 

the December 6, 2016 City Council Meeting. A public hearing was held before the City 

Council on December 19, 2016. The City Council passed the East Capitol Avenue 

Urban Renewal Area Urban Renewal Plan by Ordinance No. 15605. 

 

The LCRA Board of Commissioners held public meetings providing the public 

opportunity to express views on prioritizing the properties to be acquired as the urban 

renewal plan is implemented.  On January 30, 2017, five properties were identified to 

begin the appraisal process.  Those properties are 103 Jackson, 105 Jackson, 108 

Jackson, 401 Capitol and 500 Capitol.  On February 21, 2017, an additional two 

properties, 101 Jackson and 501 Capitol, were added to the appraisal list. The 

appraisals will determine the fair market value of the property which may be the basis 

for acquisition purchase price.  

 

In March 2017, the LCRA staff contacted owners of approximately forty-seven 

properties located within the Capitol Avenue area inquiring the willingness to 1) sell the 

property at fair market value or 2) enter into agreement to rehabilitate property to correct 

issues and eliminate factors that helped lead to the blight designation of the area.  

 

Future actions by the LCRA include monitoring compliance with property owner’s 

agreements, reviewing completed appraisals for the identified seven properties, 

acquisitions, and issuing Request for Proposals (RFP) for rehabilitation of acquired 

properties.  The City is currently maintaining a list of interested individuals, developers, 

companies, etc. who will be contacted once the RFP’s are issued. 

 

If and when the LCRA dispose properties acquired through the urban renewal plan, 

deed restrictions will be put into place.  Restrictions such as, but not limited to, time line 
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for completion of rehabilitation, obtaining proper permits from the City for rehabilitation 

work, obtaining certificate of occupancy from the City’s Building Division, compliance to 

the Capitol Avenue Overlay District, etc. The deed restrictions will be a tool to keep the 

revitalization process continuing and not to let the properties set idol for years.  
 

Assessing the Results 
While the City’s goal is to facilitate removal of properties from the abandoned building 

registry, properties may remain on the list so long as they are compliant with the City’s 

stringent regulations. Some of the success of the program could be ascribed to “picking 

the low-hanging fruit,” in that the property owners had the resources and determination 

to do what was necessary to remove the properties from the abandoned building list. 

The question remains, how may we facilitate removing the buildings that remain on the 

list and those buildings that may become eligible for inclusion in the future?   The good 

news is that because of the foreclosure crisis across the U.S., significant research has 

been done on the subject of managing vacant buildings. 

 

CITY TOOLBOX 

What efforts are currently being deployed to address vacant, dilapidated buildings?   
 

1. The City continues to administer an abandoned building registration program, as 

recommended by the Old Town ad hoc committee. 
 

2. A database was developed that includes vacant, dilapidated and/or abandoned 

properties. 
 

3. Staff actively identifies property maintenance violations (Chapter 8, Building 

Regulations, 2009 International Property Maintenance Code, and Chapter 21, 

Nuisance Code).  
 

4. Foreclosed on Buescher nuisance liens for nonpayment and investigated others. 

In most cases the owners are paying the real estate taxes at least every three 

years so properties are not being sold for back taxes.  
 

5. In 2015, increased abandoned building registration fees to $150.00 and a 

monthly $40.00 administration fee to more closely reflect City’s effort in time/cost.  
 

6. Provide information to owners on City incentives, such as “Old Town” incentives 

when a previously vacant building is sold and reoccupied by a homeowner, and 

CDBG funds for property improvements to eligible low-to-moderate income 

homeowners. 

7. Identification of persons who are responsible for maintenance. The City is 

notified of foreclosures, including name of party responsible for maintenance.  



City of Jefferson, Missouri 
Abandoned Building Status Report 

 

June 21, 2017   Page 6 
 

 

8. City retains a portion of insurance proceeds (25%) for causality losses to use for 

demolition if owner fails to abate the nuisance after administrative hearing. 
 

9. Staff assists landlords to address substandard housing, and works with the 

Police Department if landlords require assistance in removal of tenants involved 

in criminal activities. 
 

10. Target resources: Neighborhoods may be targeted for concentrated action by the 

Code Enforcement Task Force. The JCPD Community Action Team has been 

instrumental in assisting code enforcement with targeted enforcement. 
 

11. Collaborate with other City departments.  

(a) GIS assisted with mapping properties that meet definition of  abandoned 
so that the Fire Department is aware of conditions if a  call is dispatched to 
one of these properties.  

(b) Crime Reduction: Staff actively works with the Police Department’s 
Community Action Team to address vagrancy, vandalism and housing 
occupancy issues. This collaboration includes staff responding to the 
Police Department’s reports of unsecured building notifications.  

(c) Animal Rescue: Staff works with the JCPD Animal Rescue division if 
animal issues arise (such as people harboring animals in vacant 
buildings).  

 

12. Economic development: used planning tools to help revitalize neighborhoods. 
The Chamber Strategic Plan and Central East Side Plan recommended some 
solutions to encourage investment in mixed use neighborhoods, including:   

a) Relaxation of off-street parking regulations for certain uses to stimulate 
interest in start-up business locations and mixed use neighborhoods. An 
ordinance to do this was passed in 2015.  
 

13. Nuisance abatement. Staff notices property owner(s) by letter, by posting, then 

City may abate the nuisance.  
 

14. Recover cost of property maintenance by attaching liens to the property taxes.  

 

15. Pursue violators in municipal court, for example, using Section 21-8, the city may 

upon issuing three orders to abate in one year, summons the owner to appear in 

court as a “habitual offender.”  Persons deemed “habitual offenders” face stiffer 

penalties. In practice, however, it is difficult to apply this provision as most 

offenders do not rise to this level and tracking software is not set up to provide an 

alert.  

16. Use community pressure to move property owners to action, including publishing 

the list of abandoned buildings on the City’s webpage.  
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17. Demolition. Perform demolition using City funds for dangerous buildings.  

a) The FY2016 demolition budget was $20,000. The only property 
demolished was 1207 E McCarty St (fire damaged, not classified as 
abandoned) with cost approximately $16,500. 

 
b) The FY2017 demolition budget is $40,000. Properties currently on the list 

that may be demolished with City funds are the following: 
 
  --311 Cherry St (completed on March 31, 2017 at a cost of $23,500) 
 
 --422 E High St (public nuisance, not classified as abandoned) 
 

--1241 St Mary’s Blvd  
 
--1001 Washington St 
 
--827 E High St (public nuisance, not classified as abandoned) 
 
--1323 Gordon Ct (public nuisance, not classified as abandoned) 
 

Demolition activities costs are higher if completed by the City verses the property 
owner.  One reason is that the City has to complete the demolition using 
prevailing wages.  Another reason is that asbestos inspections are required for 
entities completing four or more demolitions in a one year time period.   
 
It is estimated that $120,000 would be needed to abate all of the dangerous 
buildings.  The estimate includes costs associated with asbestos inspection, 
asbestos mitigation and razing of structure(s). 

 
18. Use of Community Development Block Grant (CDBG) funds to perform 

voluntarily demolition for properties that have been vacant for one year or more. 
The following properties may be assisted with CDBG funds in partnership with 
River City Habitat for Humanity:  

a) 1130 E Dunklin St   
b) 803 Montana St 
c) 1204 E High St (fire damaged and classified as abandoned) 
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ADDITIONAL ACTIONS  

What can we do to combat the current supply of vacant and dilapidated buildings?  

What can we do in particular, to address unique problems, such as those presented by 

the Buescher properties? What can we do to reduce cost to the general taxpayer 

associated with regulation of substandard properties? 

 

1. Make it expensive to hold on to blighted properties with a “Blight Impact Fee” and 

requiring vacant properties be insured. Blighted properties equal less real estate 

taxes which becomes an incentive to keep the property blighted. 

2. Fight the Blight by providing public education about housing standards and 

building code enforcement; create a flyer outlining code basics (in layperson’s 

terms) that is provided to every landlord registered and to residents.  Share this 

resource with realtors to share with their clients.  

 

3. Improve landlord registration by making the process easier. 

a.  Automate the process of filling out forms on the City’s website by creating 

a module in Springbrook.  

 

4. Prevent prolonged vacancies of housing units because of functional 

obsolescence and lack of maintenance by adopting a rental conservation and 

occupancy code that requires periodic inspections of rental units. 

 
5. Adopt a rental property conservation and occupancy inspection program that 

includes landlord education and a tiered licensing fee structure to offer incentives 

for maintaining code compliant rental units, while recovering administrative costs 

(See Appendix C). 

 

6. Landlord incentives 

a) Non-financial incentives  

 Training and technical assistance in property maintenance, and  

crime free housing training when offered by  Jefferson City Police 

Department. 

 

b) Financial incentives 

 If licensing is pursued, grant 3 year licenses to code compliant 

properties at reduced license fees (See Appendix C).   

 Direct incentives such as access to the City’s Rental Façade 

Improvement program. 
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7. Prepare “ready to rent” packets for prospective renters on how to be responsible 

tenants, thus helping to keep properties occupied and in rentable condition. This 

could dovetail into the Jefferson City Police Department’s Crime Free Multi-

Housing program that works with landlords.  
 

8. Notification of property owners for failure to register abandoned property. If the 

owner fails to register, issue a summons. 
 

9. Sue the property owner for nonpayment of abandoned property registration 

and/or monthly administration fees.  
 

10.  Investigate whether to require owners of abandoned properties to submit an 
annual plan that details their specific plans or intent for the properties and 
provide proof of insurance. Failure to provide a plan or an update would result in 
a citation to municipal court. 
 

11. Investigate use of guardians or conservators with the Court if the owner is 

incapable of managing affairs or making decisions. 
 

12. Acquisition  by City 

a) Tax sale. Real estate taxes are being paid on most of the properties, so 
 this option may not occur frequently; 
c) For dilapidated buildings, explore acquisition and use of CDBG funds for 
 demolition if the property owner is a willing seller.  

 

13. Support community-directed code enforcement that involves various interested 

parties, such as  

a) Historic City of Jefferson 

b) Downtown Jefferson City 

c) Jefferson City Chamber of Commerce 

d) Jefferson City Visitors and Convention Bureau 

e) Old Town Revitalization Company 

f) Habitat for Humanity 

g) Neighborhood groups 
 

14. Use comparative experience from other communities to help improve our efforts.  
 

15. Economic development: use planning tools to help revitalize neighborhoods. The 
Chamber Strategic Plan and Central East Side Plan recommended some 
solutions to encourage investment in mixed use neighborhoods, including:   

a) Encouraging “cottage industries” and artist residence in areas of Old 
Town, such as Ash Street and Old Munichburg (currently being 
investigated by planning and building staff). 
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SUMMARY 

STATUS OF ABANDONED PROPERTIES 

 

Active Properties 

 110 actively registered  properties are active end of 2016   

o 21 owned by Barbara Buescher (19%); 

o 64 privately owned (58%); and 

o 25 corporation owned (23%) 

 

 Of the 110 actively registered  properties: 

o 52 properties are secured and remain vacant. 

o 23 properties are boarded up. 

o 2 properties in foreclosure. 

 

 Cost to the City of Jefferson: 

o $36,002.50 City tax liens as of February 3, 2017; 

o $22,670.00 abandoned building fees as of December 31, 2016;  

o $211,219.89 uncollected property taxes as of December 31, 2016. 

Accomplishments  

 85 properties have been removed from the abandoned building list. 

o 24 properties have been demolished or have applied for demolition permit.   

o 43 properties had building permits and/or occupied. 

o 10 properties have sold. 

o 8 properties were determined not abandoned.   

 

 Capitol Avenue Area Blight Study, completed August, 2016.  

 

 Capitol Avenue Area Urban Renewal Plan, adopted by City Council Ordinance 

No. 15605. 
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APPENDIX 

 

Appendix A. Complete List of Abandoned Buildings as of January 31, 2017 

  (Active) by address. 

 

Appendix B. Complete List of Abandoned Buildings as of January 31, 2017 

  (All Properties - Active and Closed) by address. 

 

           Appendix C. Sample Rental Conservation Program 
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Sample Rental Conservation Program 
                                                           Exhibit C 

  

Rental Occupancy Categories  

Rental Occupancy categories are based on the condition of the property as noted during the health and 

safety inspection and the past year’s record of compliance with public nuisance laws. For a new rental 

license, the disorderly conduct/public nuisance compliance record does not apply.  Based on Brooklyn 

Center MN model: www.cityofbrooklyncenter.org/index.aspx?NID=237   

Requirement Type A Type B Type C Type D 

Landlord Training Recommended Recommended Attend 25% Attend 50% 

Inspection Frequency 3 year 2 year 1 year 6 months 

Action Plan - - Required - 

Mitigation Plan - - - Required 

Monthly Updates    Required 

Type A  

• Attend an 8 hour crime free housing course presented by police, fire, public housing and others. 

• Use a written lease. 

• Check the criminal background of all prospective tenants. 

• Actively pursue the eviction of tenants who violate terms of the lease. 

 

Type B  

• Includes Type A items; and  

• Complete a Security Assessment and complete the security improvements recommended. This 

phase will certify that the rental property has met the security requirements for the tenant’s safety. 

Type C  

• Includes Type A & B items: and  

• Submit an Action Plan detailing out how property owner will address issues along with timeline; 

and  

• Must attend at least 25% of landlord training courses. 

Type D 

• Includes Type A, B & C items; and  

• Submit a Mitigation Plan including long term capital improvement plan, steps to improve, 

management and conditions of the property; and  

• Must attend at least 50% of landlord training courses. 

Rental Occupancy Fees  

Type of Rental *Disproportionate Fee 

per Unit 

Discount Actual Fee 

Single Family $200 $193 $7 

Duplex $65 $58 $7 
Multi-Family $70 $63 $7 
Condominium $60 $53 $7 

* Disproportionate impact fees are assessed based on the amount of police and fire services provided to 

rental dwellings. If emergency responders are not called out to property then the fee is only $7 per unit.  

http://www.cityofbrooklyncenter.org/index.aspx?NID=237



