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Board Bill Number 168 

Navarro 

November 15, 2019 1 
 

An Ordinance designating a portion of The City of St. Louis, Missouri as a redevelopment 1 

area known as the Forest Park Transit Oriented Development Redevelopment Area pursuant to the 2 

Real Property Tax Increment Allocation Redevelopment Act; adopting and approving a 3 

redevelopment plan, adopting and approving a redevelopment project with respect thereto; 4 

adopting tax increment financing within the redevelopment area; making findings with respect 5 

thereto; establishing the Forest Park Transit Oriented Development Special Allocation Fund; 6 

authorizing certain actions by City officials; and containing a severability clause. 7 

WHEREAS, The City of St. Louis, Missouri (the “City”), is a body corporate and a 8 

political subdivision of the State of Missouri, duly created, organized and existing under and by 9 

virtue of its charter, the Constitution and laws of the State of Missouri; and 10 

WHEREAS, on December 20, 1991, pursuant to Ordinance No. 62477, the Board of 11 

Aldermen of the City created the Tax Increment Financing Commission of the City of St. Louis, 12 

Missouri (the “TIF Commission”); and 13 

WHEREAS, the TIF Commission is duly constituted pursuant to the Real Property Tax 14 

Increment Allocation Redevelopment Act, Sections 99.800 to 99.865 of the Revised Statutes of 15 

Missouri (2016), as amended (the “TIF Act”), and is authorized to hold public hearings with 16 

respect to proposed redevelopment areas and redevelopment plans and to make recommendations 17 

thereon to the City; and 18 

WHEREAS, staff and consultants of the City and Pearl Capital Management, LLC, an 19 

Indiana limited liability company (the “Developer”), prepared a plan for redevelopment titled the 20 

“Forest Park Transit Oriented Development Redevelopment Plan” dated October 11, 2019 (the 21 
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“Redevelopment Plan”), for an area consisting of the addresses commonly known as 5720 1 

DeGiverville Avenue, 301-331 DeBaliviere Avenue, and 272-276 DeBaliviere Avenue (the 2 

“Redevelopment Area”), which Redevelopment Area is more fully described in the 3 

Redevelopment Plan, attached hereto and incorporated herein as Exhibit A; and 4 

WHEREAS, the Redevelopment Plan proposes the construction of a mixed use 5 

development within the Redevelopment Area containing first floor commercial space and 6 

approximately two hundred ninety (290) apartments on the upper floors along with subsurface and 7 

structured parking, as further set forth in the Redevelopment Plan (the “Redevelopment Project”); 8 

and 9 

WHEREAS, on October 31, 2019, after all proper notice was given, the TIF Commission 10 

held a public hearing in conformance with the TIF Act and received comments from all interested 11 

persons and taxing districts relative to the Redevelopment Area, the Redevelopment Plan, and the 12 

Redevelopment Project; and 13 

WHEREAS, on October 31, 2019, the TIF Commission found that completion of the 14 

Redevelopment Project will provide a substantial and significant public benefit through the 15 

creation of new jobs, the elimination of blight, the strengthening of the employment and economic 16 

base of the City, increased property values and tax revenues, stabilization of the Redevelopment 17 

Area, and facilitation of economic stability for the City as a whole, and further, found that without 18 

the assistance of tax increment financing in accordance with the TIF Act, the Redevelopment 19 

Project is not feasible and would not otherwise be completed; and  20 

WHEREAS, on October 31, 2019, the TIF Commission voted to recommend that the 21 

Board of Aldermen adopt an ordinance in the form required by the Act (i) adopting tax increment 22 
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financing within the Redevelopment Area, (ii) approving the Redevelopment Plan, (iii) approving 1 

and designating the Redevelopment Area as a “redevelopment area” as provided in the Act, (iv) 2 

approving the Redevelopment Project as described within the Redevelopment Plan, and (v) 3 

approving the issuance of one or more tax increment financing revenue notes in the amount as 4 

specified in the Redevelopment Plan; and 5 

WHEREAS, the Board of Aldermen hereby recognizes that redevelopment of the 6 

Redevelopment Area in accordance with the Redevelopment Plan is of economic significance to 7 

the City, and will (i) assist in the elimination of the conditions that cause the Redevelopment Area 8 

to be blighted, (ii) assist in the physical, economic, and social development of the community, and 9 

(iii) encourage a sense of community identity, safety and civic pride, and therefore, the 10 

Redevelopment Project, through tax increment financing, will serve to benefit the general welfare 11 

of the City; and 12 

WHEREAS, the Developer has demonstrated that the Redevelopment Project would not 13 

reasonably be anticipated to be developed without the adoption of tax increment financing and, 14 

therefore, redevelopment of the Redevelopment Area in accordance with the Redevelopment Plan 15 

is not feasible and would not otherwise be completed; and 16 

WHEREAS, the Board of Aldermen has received the recommendations of the TIF 17 

Commission regarding the Redevelopment Area and the Redevelopment Plan and finds that it is 18 

desirable and in the best interests of the City to designate the Redevelopment Area as a 19 

“redevelopment area” as provided in the TIF Act and to adopt and approve the Redevelopment 20 

Plan and the Redevelopment Project in order to encourage and facilitate the redevelopment of the 21 

Redevelopment Area; and 22 
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WHEREAS, it is necessary and desirable and in the best interest of the City to adopt tax 1 

increment allocation financing within the Redevelopment Area and to establish a special allocation 2 

fund for the Redevelopment Area in order to provide for the promotion of the general welfare 3 

through redevelopment of the Redevelopment Area in accordance with the Redevelopment Plan. 4 

BE IT ORDAINED BY THE CITY OF ST. LOUIS AS FOLLOWS: 5 

SECTION ONE. The Board of Aldermen hereby adopts the foregoing recitals as 6 

findings and makes the following additional findings: 7 

A. The Redevelopment Area on the whole is a “blighted area”, as defined in Section 8 

99.805 of the TIF Act, and has not been subject to growth and development through investment 9 

by private enterprise and would not reasonably be anticipated to be developed without the adoption 10 

of tax increment financing.  This finding includes, the Redevelopment Plan sets forth, and the 11 

Board of Aldermen hereby finds and adopts by reference: (i) a detailed description of the factors 12 

that qualify the Redevelopment Area as a “blighted area” and (ii) an affidavit, signed by the 13 

Developer and submitted with the Redevelopment Plan, attesting that the provisions of Section 14 

99.810.1(1) of the TIF Act have been met, which description and affidavit are incorporated herein 15 

as if set forth herein. 16 

B. The Redevelopment Plan conforms to the comprehensive plan for the development 17 

of the City as a whole.  18 

 C. In accordance with the TIF Act, the Redevelopment Plan states the estimated dates 19 

of completion of the Redevelopment Project and retirement of the financial obligations issued to 20 

pay for certain redevelopment project costs and these dates are twenty three (23) years or less from 21 

the effective date of this ordinance approving the Redevelopment Project. 22 
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D. A plan has been developed for relocation assistance for businesses and residences 1 

as set forth in Ordinance No. 62481 adopted December 20, 1991. 2 

E. A cost-benefit analysis showing the economic impact of the Redevelopment Plan 3 

on each taxing district that is at least partially within the boundaries of the Redevelopment Area is 4 

on file with the St. Louis Development Corporation, which cost-benefit analysis shows the impact 5 

on the economy if the Redevelopment Project is not built, and if the Redevelopment Project is 6 

built pursuant to the Redevelopment Plan as well as a fiscal impact study on every affected political 7 

subdivision and sufficient information for the TIF Commission to evaluate whether the 8 

Redevelopment Project is financially feasible.  9 

F. Redevelopment of the Redevelopment Area in accordance with the Redevelopment 10 

Plan is not financially feasible without the assistance of tax increment financing and would not 11 

otherwise be completed. 12 

G. The Redevelopment Plan does not include the initial development or 13 

redevelopment of any “gambling establishment” as that term is defined in Section 99.805(6) of the 14 

TIF Act. 15 

H. The Redevelopment Area includes only those parcels of real property and 16 

improvements thereon directly and substantially benefited by the proposed Redevelopment 17 

Project.  18 

SECTION TWO.  The Redevelopment Area described in the Redevelopment Plan is 19 

hereby designated as a “redevelopment area” as defined in Section 99.805 of the TIF Act. 20 

SECTION THREE.  The Redevelopment Plan and the Redevelopment Project described 21 

in the Redevelopment Plan are hereby adopted and approved.  22 
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SECTION FOUR.  There is hereby created and ordered to be established within the 1 

treasury of the City a separate fund to be known as the “Forest Park Transit Oriented Development 2 

Special Allocation Fund.”  To the extent permitted by law and except as otherwise provided in the 3 

Redevelopment Plan, the City hereby pledges funds in the Forest Park Transit Oriented 4 

Development Special Allocation Fund for the payment of redevelopment project costs and 5 

obligations incurred in the payment thereof. 6 

SECTION FIVE.  Tax increment allocation financing is hereby adopted within the 7 

Redevelopment Area.  After the total equalized assessed valuation of the taxable real property in 8 

the Redevelopment Area exceeds the certified total initial equalized assessed valuation of the 9 

taxable real property in the Redevelopment Area, the ad valorem taxes, and payments in lieu of 10 

taxes, if any, arising from the levies upon taxable real property in the Redevelopment Area by 11 

taxing districts and tax rates determined in the manner provided in Section 99.855.2 of the TIF Act 12 

each year after the effective date of this Ordinance until redevelopment costs have been paid shall 13 

be divided as follows: 14 

A. That portion of taxes, penalties and interest levied upon each taxable lot, block, 15 

tract, or parcel of real property which is attributable to the initial equalized assessed value of each 16 

such taxable lot, block, tract, or parcel of real property in the area selected for the Redevelopment 17 

Project shall be allocated to and, when collected, shall be paid by the City Collector to the 18 

respective affected taxing districts in the manner required by law in the absence of the adoption of 19 

tax increment allocation financing; 20 

B. Payments in lieu of taxes attributable to the increase in the current equalized 21 

assessed valuation of each taxable lot, block, tract, or parcel of real property in the area selected 22 
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for the Redevelopment Project and any applicable penalty and interest over and above the initial 1 

equalized assessed value of each such unit of property in the area selected for the Redevelopment 2 

Project shall be allocated to and, when collected, shall be paid to the City Treasurer, who shall 3 

deposit such payments in lieu of taxes into the Forest Park Transit Oriented Development Special 4 

Allocation Fund for the purpose of paying redevelopment costs and obligations incurred in the 5 

payment thereof.  Payments in lieu of taxes which are due and owing shall constitute a lien against 6 

the real estate of the Redevelopment Project from which they are derived and shall be collected in 7 

the same manner as the real property tax, including the assessment of penalties and interest where 8 

applicable. 9 

SECTION SIX.  In addition to the payments in lieu of taxes described in Section Five of 10 

this Ordinance, fifty percent (50%) of the total additional revenue from taxes, penalties and interest 11 

which are imposed by the City or other taxing districts, and which are generated by economic 12 

activities within the area of the Redevelopment Project over the amount of such taxes generated 13 

by economic activities within the area of the Redevelopment Project in the calendar year prior to 14 

the adoption of the Redevelopment Project by ordinance, while tax increment financing remains 15 

in effect, but excluding personal property taxes, taxes imposed on sales or charges for sleeping 16 

rooms paid by transient guests of hotels and motels, taxes levied pursuant to Section 70.500 of the 17 

Revised Statutes of Missouri as amended, or taxes levied for the purpose of public transportation 18 

pursuant to Section 94.660 of the Revised Statutes of Missouri as amended, licenses, fees or special 19 

assessments other than payments in lieu of taxes and penalties and interest thereon, and any other 20 

taxes excluded from tax increment financing by Missouri law, shall be allocated to, and paid by 21 

the collecting officer to the City Treasurer or other designated financial officer of the City, who 22 
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shall deposit such funds in a separate segregated account within the Forest Park Transit Oriented 1 

Development Special Allocation Fund. 2 

SECTION SEVEN. The Comptroller of the City is hereby authorized to enter into 3 

agreements or contracts with other taxing districts as necessary to ensure the allocation and 4 

collection of the taxes and payments in lieu of taxes described in Sections Five and Six of this 5 

Ordinance and the deposit of the said taxes or payments in lieu of taxes into the Forest Park Transit 6 

Oriented Development Special Allocation Fund for the payment of redevelopment project costs 7 

and obligations incurred in the payment thereof, all in accordance with the TIF Act. 8 

SECTION EIGHT.  The City Register is hereby directed to submit a certified copy of this 9 

Ordinance to the City Assessor, who is directed to determine the total equalized assessed value of 10 

all taxable real property within the Redevelopment Area as of the date of this Ordinance, by adding 11 

together the most recently ascertained equalized assessed value of each taxable lot, block, tract or 12 

parcel of real property within the Redevelopment Area, and shall certify such amount as the total 13 

initial equalized assessed value of the taxable real property within the Redevelopment Area.  14 

SECTION NINE.  The Mayor and Comptroller of the City or their designated 15 

representatives are hereby authorized and directed to take any and all actions as may be necessary 16 

and appropriate in order to carry out the matters herein authorized, with no such further action of 17 

the Board of Aldermen necessary to authorize such action by the Mayor and the Comptroller or 18 

their designated representatives. 19 

SECTION TEN.  It is hereby declared to be the intention of the Board of Aldermen that 20 

each and every part, section and subsection of this Ordinance shall be separate and severable from 21 

each and every other part, section and subsection hereof and that the Board of Aldermen intends 22 
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to adopt each said part, section and subsection separately and independently of any other part, 1 

section and subsection. If any part, section or subsection of this Ordinance shall be determined to 2 

be or to have been unlawful or unconstitutional, the remaining parts, sections and subsections shall 3 

be and remain in full force and effect, unless the court making such finding shall determine that 4 

the valid portions standing alone are incomplete and are incapable of being executed in accord 5 

with the legislative intent. 6 

SECTION ELEVEN.  After adoption of this Ordinance by the Board of Aldermen, this 7 

Ordinance shall become effective on the 30th day after its approval by the Mayor or adoption over 8 

her veto; provided that if, within ninety (90) days after the effective date of the Ordinance, the 9 

Developer has not (i) executed a redevelopment agreement pertaining to the Redevelopment Plan 10 

(the “Redevelopment Agreement”) and (ii) paid all fees due to the City and the St. Louis 11 

Development Corporation in accordance with the terms of the Redevelopment Agreement, the 12 

Board of Estimate and Apportionment may declare this Ordinance null and void and of no effect 13 

and all rights conferred by this Ordinance on the Developer shall terminate, provided further, 14 

however, that prior to any such termination, the Developer may seek an extension of time in which 15 

to execute the Redevelopment Agreement from the Board of Estimate and Apportionment, which 16 

extension may be granted in the sole discretion of the Board of Estimate and Apportionment.   17 
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Summary  

Board Bills Number 168, 169, & 170 

Sponsored by Alderwoman Heather Navarro and Alderwoman Shameem Clark-Hubbard  

Date: November 15, 2019 

Purpose 

 
• The purpose of the bills is to authorize and approve tax increment financing for the 

Forest Park Transit Oriented Development Redevelopment Project. 

Proposed 

Action 
• BB168 Designates portion of the City as Forest Park Transit Oriented 

Development Redevelopment Area and adopts and approves TIF and 

Redevelopment Plan for the construction of a mixed-use transit oriented 

development containing first floor commercial space and approximately two 

hundred ninety (290) apartments on the upper floors along with subsurface and 

structured parking. 

• BB169 Authorizes the Redevelopment Agreement with Developer in order to 

implement the Project and enable Developer to carry out the Redevelopment Plan.  

• BB170Authorizes the financing of a portion of the redevelopment costs of the 

Project utilizing TIF and authorizing the issuance of revenue notes not to exceed 

$14.1 million.  

Main 

Components 
• The Developer is Pearl Capital Management, LLC, an Indiana limited liability 

company.  

• The Project located adjacent to the Forest Park-Debaliviere Transit Station and 

includes the addresses commonly known as: 5720 DeGiverville, 272-276 

DeBaliviere Avenue, and 301–333 DeBaliveire Avenue. 

• Property is primarily vacant and has been underutilized for years. 

• Property consists of a primarily vacant retail strip center and surface parking lots. 

• Project is within the proposed Forest Park Transit Oriented Development 

Redevelopment Area. 

• Project would be eligible for a TIF not to exceed $14.1 million. 

• Project consists of construction of an approximately 306,000 square feet mixed 

use development containing first floor commercial space and approximately 290 

apartments on the upper floors with subsurface and structured parking. 

• Total project costs of approximately $91 million. 

Impact on 

the 

Community 

• Development of a blighted property located adjacent to a busy transit station. 

• Help stabilize and grow the area surrounding the transit station, including the 

Skinker DeBaliviere and DeBaliviere Place neighborhoods.  

• Creation of new residential development, which will increase the density of the 

surrounding neighborhood, and serve as a catalyst for economic development near 

a busy transit station.  

• The project will turn this area into a complementary, pedestrian friendly, transit 

oriented development that will serve as an asset to the community.  

• Hiring practices consistent with the City’s polices for minority and women-owned 

business participation. 
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BOARD BILL FISCAL NOTE 

(Board Bills 168, 169, 170) 

 

Preparer’s Name:  St. Louis Development Corporation staff   

 

Contact Information:  Dale Ruthsatz 

    Director of Commercial Development 

    St. Louis Development Corporation 

    (314) 657-3732 

    ruthsatzd@stlouis-mo.gov 

 

Bill Sponsors:  Alderwoman Heather Navarro & Alderwoman Shameem Clark-Hubbard 

 

Bill Synopsis: Board Bills 168,169 &170 collectively (1) approve the Forest Park 

Transit Oriented Development Redevelopment Plan and the 

Redevelopment Project described therein, (2) approve a 

Redevelopment Agreement in connection with the Redevelopment 

Plan, and (3) authorize the issuance of TIF Notes in the maximum 

principal amount of $14,100,000 plus costs of issuance.  The purpose 

of these bills is to approve tax increment financing assistance for the 

redevelopment of a mostly vacant and blighted property into a mixed-

use (residential and commercial) development.   

Type of Impact: Tax increment financing allows for new, incremental revenues 

generated from a redevelopment project to be used to reimburse a 

developer for a portion of the costs associated with constructing 

redevelopment project.  Taxing districts will forgo a portion of the new 

taxes generated by the Redevelopment Project for up to 23 years.      

Agencies Affected: Redevelopment of the Redevelopment Area will require building 

inspections and permits, as provided by the City Code.  While tax 

increment financing is in effect, a portion of the tax revenues generated 

from the redevelopment area will be diverted to reimburse the 

developer for redevelopment project costs. 
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SECTION A 

Does this bill authorize: 

 

• An expansion of services which entails additional costs beyond that approved in the current 

adopted city budget?         ____Yes  __X__No. 

 

• An undertaking of a new service for which no funding is provided in the current adopted city 

budget?           ____Yes  __X__No. 

 

• A commitment of city funding in the future under certain specified conditions?    

          __X__Yes  ____No. 

 

Subject to the terms of the Redevelopment Agreement, the Developer will advance all costs of 

constructing the Redevelopment Project, but will be reimbursed for a portion of those costs 

through the issuance of a TIF Note payable from TIF revenues (no general City revenues will 

be used to repay the TIF Note).   

 

• An issuance of bonds, notes and lease-purchase agreements which may require additional 

funding beyond that approved in the current adopted city budget?   __X__Yes  ____No. 

 

Subject to the terms of the Redevelopment Agreement, the City will need to appropriate the 

revenues described above to the repayment of the TIF Notes.  Please note that, to the extent 

those revenues are not generated as expected (i.e., if the Redevelopment Project underperforms 

expectations, the City will have no obligation to use other revenues to make up any shortfall). 

 

• An execution or initiation of an activity as a result of federal or state mandates or requirements?  

        ____Yes  __X__No. 

 

• A capital improvement project that increases operating costs over the current adopted city 

budget?           ____Yes  __X__No. 

 

• A capital improvement project that requires funding not approved in the current adopted city 

budget or that will require funding in future years?   ____Yes  __X__No. 

 

If the answer is yes to any of the above questions, then a fiscal note must be attached to the 

board bill. Complete Section B of the form below. 
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SECTION B 

 

• Does the bill require the construction of any new physical facilities?  ____Yes  __X__No. 

 

o If yes, describe the facilities and provide the estimated cost: 

____________________________________________________________________ 

____________________________________________________________________ 

____________________________________________________________________ 

____________________________________________________________________ 

____________________________________________________________________ 

 

 

• Is the bill estimated to have a direct fiscal impact on any city department or office? 

____Yes  __X__No. 

 

o If yes, explain the impact and the estimated cost: 

 

The Comptroller’s office and St. Louis Development Corporation (including the 

Minority Business Development and Compliance Office) will incur costs associated 

with administering the Redevelopment Project and the Redevelopment Agreement.  

However, the Redevelopment Agreement provides a source of funding for those 

costs, including (1) direct payments by the Developer and (2) use of a portion of 

the TIF revenues.  Neither the Comptroller’s office nor the St. Louis Development 

Corporation anticipate needing any further funding to cover the costs of 

administering the Redevelopment Project and Redevelopment Agreement. 

 

The City’s Building Division will also have costs associated with various 

inspections and permits.  However, those costs should be covered by the City’s 

permit fees. 

 

Additionally, the Redevelopment Project’s overall impact on the City’s expected 

tax revenues has been studied.  A report from the St. Louis Development 

Corporation is attached.   

 

• Does the bill create a program or administrative subdivision?    ____Yes  __X__No.  

 

o If yes, then is there a similar existing program or administrative subdivision?  

____Yes __X__No. 

o If yes, explain the how the proposed programs or administrative subdivisions may 

overlap: 

____________________________________________________________________ 

____________________________________________________________________ 

____________________________________________________________________ 

____________________________________________________________________ 

____________________________________________________________________ 
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• Describe the annual operating, equipment, and maintenance costs that would result from the 

proposed bill, as well as any funding sources: 

 

As noted above, the Comptroller’s office and the St. Louis Development Corporation 

will have various administrative costs associated with the Redevelopment Project and 

the Redevelopment Agreement, which will be paid by the Developer or with TIF 

revenues, as provided in the Redevelopment Agreement.  The City’s Building Division 

will also have costs associated with providing inspections and permits.  Similar to any 

other construction project in the City, these costs should be covered by permit fees. 

 

In lieu of the chart below, a copy of a report by St. Louis Development Corporation 

analyzing the financial impact of the Redevelopment Project is attached (i.e., the 

“Scorecard”). 

 

Complete the chart below to list the total estimated expenditures required of the City resulting 

from the proposed board bill and any estimated savings or additional revenue. 

 

***SEE ATTACHED REPORT*** 

Financial Estimate of Impact on General Fund 

Fiscal Impact Year 1 (current)  Year 2   Year 3   

Additional Expenditures     

Additional Revenue    

Net    

Financial Estimate of Impact on Special Funds 

Fiscal Impact Year 1 (current)  Year 2   Year 3   

Additional Expenditures     

Additional Revenue    

Net    

 

• Describe any assumptions used in preparing this fiscal note: 

 

Certain financial assumptions were made by St. Louis Development Corporation staff 

were made when preparing the attached report, including, without limitation, 

estimated tax revenues generated by the Redevelopment Project, future tax rates, 

appropriate capitalization rates, and the amount of taxable sales diverted from existing 

development to the Redevelopment Project (i.e., the “substitution effect”).   
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• List any sources of information (including any City officials, agencies, or departments) used 

in preparing this fiscal note: 

 

St. Louis Development Corporation relied on published market data and materials 

submitted by the Developer to develop the attached report.  Review of the 

Redevelopment Agreement was provided by attorneys in the City Counselor’s office 

(who are assigned to the St. Louis Development Corporation), outside counsel to St. 

Louis Development Corporation (Gilmore & Bell, P.C.) and outside counsel to the 

Comptroller’s office (Armstrong Teasdale LLP).   

 

• Have the financial estimates of this bill been verified by the City Budget Division? 

____Yes  __X__No.  

 

o If yes, by whom? _______________________________ .  

 

 

 

 

 

 

 

 

 

 

 

 

FINANCIAL REPORT 
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