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BOARD BILL #71 INTRODUCED BY ALDERMAN CONWAY 1 

An Ordinance authorizing the execution of a redevelopment agreement between The City 2 

of St. Louis, Missouri and MCB Hotel Owner, LLC; prescribing the form and details of said 3 

agreement; authorizing other related actions in connection with such agreement; and containing a 4 

severability clause. 5 

WHEREAS, The City of St. Louis, Missouri (the “City”), is a body corporate and a 6 

political subdivision of the State of Missouri, duly created, organized and existing under and by 7 

virtue of its charter, the Constitution and laws of the State of Missouri; and 8 

WHEREAS, pursuant to the Real Property Tax Increment Allocation Redevelopment 9 

Act, Sections 99.800 through 99.865 of the Revised Statutes of Missouri (2016), as amended (the 10 

“TIF Act”), the Board of Aldermen of the City of St. Louis, Missouri adopted Ordinance 11 

No._________ (Board Bill No. ____) on ____________, 2017, which Ordinance: (i) adopted and 12 

approved a redevelopment plan entitled the “Municipal Courts Hotel Buildings TIF 13 

Redevelopment Plan” dated March __, 2017 (the “Redevelopment Plan”), (ii) designated the 14 

Municipal Courts Building Hotel Redevelopment Area (as described in the Redevelopment Plan) 15 

as a “redevelopment area” as that term is defined in the TIF Act (the “Redevelopment Area”), 16 

(iii) adopted and approved the herein-defined RPA 1 Redevelopment Project, (iv) adopted tax 17 

increment allocation financing within the portion of the Redevelopment Area referred to in the 18 

Redevelopment Plan as “RPA 1,” (v) established the City of St. Louis, Missouri “Municipal 19 

Courts Building Hotel RPA 1 Special Allocation Fund,” and (vi) made certain findings with 20 

respect thereto, all as set forth in such Ordinance and in accordance with the requirements of the 21 

TIF Act; and 22 
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WHEREAS, the Redevelopment Plan proposes the rehabilitation and renovation of the 1 

existing building in RPA 1 for use as a hotel (the “RPA 1 Redevelopment Project”); and 2 

WHEREAS, it is necessary and desirable and in the best interest of the City to enter into 3 

an agreement with MCB Hotel Owner, LLC, a Missouri limited liability company (the 4 

“Developer”) in the substantially the form attached hereto and incorporated herein as Exhibit A 5 

(the “Redevelopment Agreement”), in connection with the construction and implementation of 6 

the RPA 1 Redevelopment Project; and 7 

WHEREAS, the Board of Aldermen hereby determines that the terms of the 8 

Redevelopment Agreement are acceptable and that the execution, delivery and performance by 9 

the City and the Developer of their respective obligations under the Redevelopment Agreement 10 

are in the best interests of the City and the health, safety, morals and welfare of its residents, and 11 

in accord with the public purposes specified in the TIF Act and the Redevelopment Plan.  12 

BE IT ORDAINED BY THE CITY OF ST. LOUIS AS FOLLOWS: 13 

SECTION ONE.  The Board of Aldermen hereby approves, and the Mayor and 14 

Comptroller of the City are hereby authorized and directed to execute, on behalf of the City, the 15 

Redevelopment Agreement by and between the City and the Developer in substantially the form 16 

attached hereto as Exhibit A, and the City Register is hereby authorized and directed to attest to 17 

the Redevelopment Agreement and to affix the seal of the City thereto.  The Redevelopment 18 

Agreement shall be in substantially the form attached, with such changes therein as shall be 19 

approved by said Mayor and Comptroller executing the same and as may be consistent with the 20 

intent of this Ordinance and necessary and appropriate to carry out the matters herein authorized. 21 

SECTION TWO.  The Mayor and Comptroller of the City or their designated 22 

representatives are hereby authorized and directed to take any and all actions to execute and 23 
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deliver for and on behalf of the City any and all additional certificates, documents, agreements or 1 

other instruments as may be necessary and appropriate in order to carry out the matters herein 2 

authorized, with no such further action of the Board of Aldermen necessary to authorize such 3 

action by the Mayor and the Comptroller or their designated representatives. 4 

SECTION THREE.  The Mayor and the Comptroller or their designated representatives, 5 

with the advice and concurrence of the City Counselor and after approval by the Board of 6 

Estimate and Apportionment, are hereby further authorized and directed to make any changes to 7 

the documents, agreements and instruments approved and authorized by this Ordinance as may 8 

be consistent with the intent of this Ordinance and necessary and appropriate in order to carry out 9 

the matters herein authorized, with no such further action of the Board of Aldermen necessary to 10 

authorize such changes by the Mayor and the Comptroller or their designated representatives. 11 

SECTION FOUR.  It is hereby declared to be the intention of the Board of Aldermen 12 

that each and every part, section and subsection of this Ordinance shall be separate and severable 13 

from each and every other part, section and subsection hereof and that the Board of Aldermen 14 

intends to adopt each said part, section and subsection separately and independently of any other 15 

part, section and subsection.  If any part, section or subsection of this Ordinance shall be 16 

determined to be or to have been unlawful or unconstitutional, the remaining parts, sections and 17 

subsections shall be and remain in full force and effect, unless the court making such finding 18 

shall determine that the valid portions standing alone are incomplete and are incapable of being 19 

executed in accord with the legislative intent. 20 

SECTION FIVE.  After adoption of this Ordinance by the Board of Aldermen, this 21 

Ordinance shall become effective on the 30th day after its approval by the Mayor or adoption 22 

over his veto; provided that if, within ninety (90) days after the effective date of the Ordinance, 23 
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the Developer has not (i) executed the Redevelopment Agreement and (ii) paid all fees due to the 1 

City and the St. Louis Development Corporation in accordance with the terms of the 2 

Redevelopment Agreement, the provisions of this Ordinance shall be deemed null and void and 3 

of no effect and all rights conferred by this Ordinance on the Developer shall terminate, provided 4 

further, however, that prior to any such termination, the Developer may seek an extension of 5 

time in which to execute the Redevelopment Agreement from the Board of Estimate and 6 

Apportionment, which extension may be granted in the sole discretion of the Board of Estimate 7 

and Apportionment.  8 



 

Exhibit A 

REDEVELOPMENT AGREEMENT 

[Attached hereto] 
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BOARD BILL FISCAL NOTE 
(Board Bills 70, 71 & 72) 


 
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 Sponsor:  Alderman Stephen Conway 
 


Bill Synopsis: Board Bills 70, 71 & 72 collectively (1) approve the Municipal Courts 
Building Hotel TIF Redevelopment Plan and the “RPA 1” 
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 $9,870,000 plus costs of issuance.  The purpose 
of these bills is to approve tax increment financing assistance for the 
redevelopment of the historic Municipal Courts building into hotel.   


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 Municipal Courts building 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 payable from (1) statutory TIF revenues, (2) an appropriation 
of City sales tax revenues generated from hotel room sales (which are not included in 
statutory TIF revenues pursuant to the TIF Act), and (3) community improvement district and 
transportation development district revenues.   
 


• 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? _______________________________ .  
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Project Financing Amount Percent
Low End of Range High End of Range No Incentives w/ Incentives Federal Historic Tax Credits 8,869,382$       15%


8.0% 12.0% 7.3% 10.5% State Historic Tax Credits 10,520,570$     17%
State Brownfields Tax Credits 1,671,625$       3%


10‐Year Revenues to the City New Market Tax Credits ‐$                     
Gross City Revenue Generated by Project* 3,599,321$                   TIF 6,680,761$       11%


 + Net Proceeds from Property Sale 2,323,680$                   Hotel Sales Tax Rebate 901,678$          1%
‐ City Portion of Incentive 2,169,884$                   CID/TDD 1,311,074$       2%
‐ Revenue Lost to Substitution Effect 1,182,248$                   Permanent Loan‐‐1st Mortgage: 23,932,307$     40%
= Net Revenue to the City 2,570,869$                   Mezzanine Loan: ‐$                  
‐ Baseline Revenue (If No Project) ‐$                               Equity: 5,983,077$       10%
= Net New Revenue to City 2,570,869$                   Deferred Developer Fee: 375,000$          1%
Net New Revenue to School District 696,873$                        Other:_______________ ‐$                     


Total Project Sources‐‐Permanent: 60,245,474$      100.0%


30 Year Return on Investment to the City Uses of Funds  
Opportunity Cost/Investment 3,722,634$                   Land/Building Acquisition 2,472,000$       4%
Average Commercial Cost 6,968,384$                   Construction Hard Costs 42,253,149$     70%
Net Return After Incentive 6,666,749$                   Infrastructure Hard Costs ‐$                  
30 Year ROI (Opp. Cost) 79.1% Development Soft Costs 4,309,669$       7%
30 Year ROI (Avg. Cost) ‐4.3% Financing Costs 3,960,656$       7%


Developer's Fee 6,250,000$       10%
Project Score Total Reserves 1,000,000$       2%


Value Score 14.00 Total Project Uses 60,245,474$      100.0%
Tax Revenue Score 22.00 % Local Public to Private Investment (excluding CID/TDD) 10.4%
Increment Score 4.00 % Total Public to Private Investment 47.5%
Total Score 40.00


Substitution Rates
Project Grade ✰✰✰✰✰  Payroll 15%


Retail Sales 33%
TIF Capture Percentages Restaurant 85%


Property Tax PILOTs 100.000% Residents N/A
Sales Tax 50.000% Hotel 58%
Food & Beverage Tax 50.000%
Earnings & Payroll Tax 50.000% TIF Payoff Year 2039
Parking Tax 50.000% Break Even Year 2019
Utility Tax 50.000% Years to Break Even (from project completion) 0


Hyatt Place ‐ Municipal Courts Building Financial Impact Report
Market Average Rate of Return Project 10 Year Rate of Return







50 full time, and 50 part time jobs, are anticipated upon completion of this project. 36 are considered entry level positions. 
Average annual salary for FT jobs:  43,500$    
Average annual salary for PT jobs: 20,000$    


The project is located in an MVA Class D area and is in the IPDA Strategic Land Use Area.


The total project cost for this development is: 60,245,474$  
The developer is seeking a TIF valued at : 8,010,000$    
The local portion of the incentive represents 10.4% of the total development cost.


Net new revenue to the City over first ten full years of project life: 2,570,869$    
Net new revenue to the School District over first ten full years of project life: 696,873$        
Estimated Net New Revenue to City over 30 years: 6,666,749$    


Hyatt Place ‐ Municipal Courts Building Narrative Summary Report
The Hyatt Place ‐ Municipal Courts Building project, located at 1320 Market Street in the Downtown West neighborhood is a 150 room hotel 
project.


Over the first ten years, the project is projected to generate $2570869 in net new revenue to the City, and $696873 in net new revenue to the 
school district. Over 30 years, the project is anticipated to contribute $6666749 in new revenue to the City after subtracting out the amount 
paid for the incentive.





