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Cty of St. Louis Odinance No. 68260

BOARD BILL #371 INTRODUCED BY ALDERMAN STEPHEN CONWAY

AN ORDINANCE DESIGNATING A PORTION OF THE CITY OF ST.
LOUIS, MISSOURI AS A REDEVELOPMENT AREA KNOWN AS THE 3150
SOUTH GRAND REDEVELOPMENT AREA PURSUANT TO THE REAL
PROPERTY TAX INCREMENT ALLOCATION REDEVELOPMENT ACT,;
APPROVING A REDEVELOPMENT PLAN AND A REDEVELOPMENT PROJECT
WITH RESPECT THERETO; ADOPTING TAX INCREMENT FINANCING WITHIN
THE REDEVELOPMENT AREA; MAKING FINDINGS WITH RESPECT THERETO;
ESTABLISHING THE 3150 SOUTH GRAND SPECIAL ALLOCATION FUND;
AUTHORIZING CERTAIN ACTIONS BY CITY OFFICIALS; AND CONTAINING A
SEVERABILITY CLAUSE.

WHEREAS, the City of St. Louis, Missouri (the “City”), is a body corporate and
a political subdivision of the State of Missouri, duly created, organized and existing
under and by virtue of its charter, the Constitution and laws of the State of Missouri; and

WHEREAS, on December 20, 1991, pursuant to Ordinance No. 62477, the Board
of Aldermen of the City created the Tax Increment Financing Commission of the City of

St. Louis, Missouri (the “TIF Commission”); and

WHEREAS, the TIF Commission is duly constituted according to the Real
Property Tax Increment Allocation Redevelopment Act, Sections 99.800 to 99.865 of the
Revised Statutes of Missouri (2000), as amended (the “TIF Act”), and is authorized to
hold public hearings with respect to proposed redevelopment areas and redevelopment

plans and to make recommendations thereon to the City; and
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Cty of St. Louis Odinance No. 68260

WHEREAS, staff and consultants of the City and 3150 Development, Inc., a
Missouri corporation (the “Developer”), prepared a plan for redevelopment titled the
#3220 Development Redevelopment Plan dated November 5, 2008 (the
“Redevelopment Plan”), for an area consisting of four (4) tax parcels located in City
Blocks 1463 which parcels are commonly known and numbered as 3148 S. Grand, 3150-
56 S. Grand, 3515 Juniata and 3531 Juniata (the “Redevelopment Area” or “Area”),
which Redevelopment Area is more fully described in the Redevelopment Plan, attached
hereto and incorporated herein as Exhibit A; and

WHEREAS, the Redevelopment Plan proposes to redevelop the Redevelopment
Area by rehabilitation and redevelopment of the building in the Redevelopment Area into
commercial space and related parking, as set forth in the Redevelopment Plan (the
“Redevelopment Project,” or “TIF Project”); and

WHEREAS, on November 7, 2008, after all proper notice was given, the TIF
Commission held a public hearing in conformance with the TIF Act and received
comments from all interested persons and taxing districts relative to the Redevelopment
Area, the Redevelopment Plan, and the Redevelopment Project; and

WHEREAS, on November 7, 2008, the TIF Commission found that completion
of the Redevelopment Project would provide a substantial and significant public benefit
through the elimination of blighting conditions, the creation of new jobs in the City,
increased property values and tax revenues, stabilization of the Redevelopment Area,
facilitation of the economic stability of the City as a whole, and further found that

without the assistance of tax increment financing in accordance with the TIF Act, the
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Redevelopment Project is not financially feasible and would not otherwise be completed,;
and

WHEREAS, on November 7, 2008, the TIF Commission voted to recommend
that the Board of Aldermen adopt an ordinance in the form required by the Act (i)
adopting tax increment financing within the Redevelopment Area, (ii) approving the
Redevelopment Plan, (iii) approving and designating the Redevelopment Area as a
“redevelopment area” as provided in the Act, (iv) approving the Redevelopment Project
as described within the Redevelopment Plan, and (v) approving the issuance of one or
more tax increment financing revenue notes in the amount as specified in the
Redevelopment Plan; and

WHEREAS, the Developer has demonstrated that the Redevelopment Project
would not reasonably be anticipated to be developed without the adoption of tax
increment financing and, therefore, redevelopment of the Redevelopment Area in
accordance with the Redevelopment Plan is not feasible and would not otherwise be
completed; and

WHEREAS, the Board of Aldermen has received the recommendations of the
TIF Commission regarding the Redevelopment Area and the Redevelopment Plan and
finds that it is desirable and in the best interests of the City to designate the
Redevelopment Area as a “redevelopment area” as provided in the TIF Act, adopt the
Redevelopment Plan and Redevelopment Project in order to encourage and facilitate the

redevelopment of the Redevelopment Area; and
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Cty of St. Louis Odinance No. 68260

WHEREAS, the Redevelopment Area qualifies for the use of tax increment
financing to alleviate the conditions that qualify it as a “blighted area” as provided in the
TIF Act and as set forth herein; and

WHEREAS, the property constituting the Redevelopment Area is underutilized
and predominantly vacant, thus discouraging investment and encouraging crime and
vagrancy, and the Redevelopment Area represents a social and economic liability to the
City, and

WHEREAS, it is necessary and desirable and in the best interest of the City to
approve the Redevelopment Project to allow the rehabilitation of the building in the
Redevelopment Area into commercial and residential space; and

WHEREAS, it is necessary and desirable and in the best interest of the City to
adopt tax increment allocation financing within the Redevelopment Area and to establish
a special allocation fund for the Redevelopment Area in order to provide for the
promotion of the general welfare through redevelopment of the Redevelopment Area in
accordance with the Redevelopment Plan which redevelopment includes, but is not
limited to, assistance in the physical, economic, and social development of the City of St.
Louis, providing for a stabilized population and plan for the optimal growth of the City of
St. Louis, encouragement of a sense of community identity, safety and civic pride, and

the elimination of impediments to land disposition and development in the City of St.

Louis.
BE IT ORDAINED BY THE CITY OF ST. LOUIS AS FOLLOWS:
SECTION ONE. The Board of Aldermen hereby makes the following
findings:
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A The Redevelopment Area on the whole is a “blighted area”, as defined in
Section 99.805 of the TIF Act, and has not been subject to growth and development
through investment by private enterprise and would not reasonably be anticipated to be
developed without the adoption of tax increment financing. This finding includes, the
Redevelopment Plan sets forth, and the Board of Aldermen hereby finds and adopts by
reference: (i) a detailed description of the factors that qualify the Redevelopment Area as
a “blighted area” and (ii) an affidavit, signed by the Developer and submitted with the
Redevelopment Plan, attesting that the provisions of Section 99.810.1(1) of the TIF Act
have been met, which description and affidavit are incorporated herein as if set forth
herein.

B. The Redevelopment Plan conforms to the comprehensive plan for the
development of the City as a whole.

C. In accordance with the TIF Act, the Redevelopment Plan states the
estimated dates of completion of the Redevelopment Project and retirement of the
financial obligations issued to pay for certain redevelopment project costs and these dates
are twenty three (23) years or less from the date of approval of the Redevelopment
Project.

D. A plan has been developed for relocation assistance for businesses and
residences as set forth in Ordinance No. 62481 adopted December 20, 1991.

E. A cost-benefit analysis showing the economic impact of the
Redevelopment Plan on each taxing district which is at least partially within the
boundaries of the Redevelopment Area is on file with the St. Louis Development

Corporation, which cost-benefit analysis shows the impact on the economy if the
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Redevelopment Project is not built, and if the Redevelopment Project is built pursuant to
the Redevelopment Plan.

F. Redevelopment of the Redevelopment Area in accordance with the
Redevelopment Plan is not financially feasible without the assistance of tax increment
financing and would not otherwise be completed.

G. The Redevelopment Plan does not include the initial development or
redevelopment of any “gambling establishment” as that term is defined in Section
99.805(6) of the TIF Act.

H. The Redevelopment Area includes only those parcels of real property and
improvements thereon directly and substantially benefited by the proposed
Redevelopment Project.

SECTION TWO. The Redevelopment Area described in the Redevelopment
Plan is hereby designated as a “redevelopment area” as defined in Section 99.805(11) of
the TIF Act.

SECTION THREE. The Redevelopment Plan as reviewed and recommended
by the TIF Commission on November 7, 2008, including amendments thereto, if any, and
the Redevelopment Project described in the Redevelopment Plan are hereby adopted and
approved. A copy of the Redevelopment Plan is attached hereto as Exhibit A and
incorporated herein by reference.

SECTION FOUR. There is hereby created and ordered to be established within
the treasury of the City a separate fund to be known as the “3150 South Grand Special
Allocation Fund.” To the extent permitted by law and except as otherwise provided in

the Redevelopment Plan, the City hereby pledges funds in the 3150 South Grand Special

January 9, 2009
Page 6 of 11
Board Bill # 371 Sponsor: Alderman Conway



10

11

12

13

14

15

16

17

18

19

20

21

22

23

Cty of St. Louis Odinance No. 68260

Allocation Fund for the payment of redevelopment project costs and obligations incurred
in the payment thereof.

SECTION FIVE. Tax increment allocation financing is hereby adopted within
the Redevelopment Area. After the total equalized assessed valuation of the taxable real
property in the Redevelopment Area exceeds the certified total initial equalized assessed
valuation of the taxable real property in the Redevelopment Area, the ad valorem taxes,
and payments in lieu of taxes, if any, arising from the levies upon taxable real property in
the Redevelopment Area by taxing districts and tax rates determined in the manner
provided in Section 99.855.2 of the TIF Act each year after the effective date of this
Ordinance until redevelopment costs have been paid shall be divided as follows:

A That portion of taxes, penalties and interest levied upon each taxable lot,
block, tract, or parcel of real property which is attributable to the initial equalized
assessed value of each such taxable lot, block, tract, or parcel of real property in the area
selected for the Redevelopment Project shall be allocated to and, when collected, shall be
paid by the City Collector to the respective affected taxing districts in the manner
required by law in the absence of the adoption of tax increment allocation financing;

B. Payments in lieu of taxes attributable to the increase in the current
equalized assessed valuation of each taxable lot, block, tract, or parcel of real property in
the area selected for the Redevelopment Project and any applicable penalty and interest
over and above the initial equalized assessed value of each such unit of property in the
area selected for the Redevelopment Project shall be allocated to and, when collected,
shall be paid to the City Treasurer, who shall deposit such payments in lieu of taxes into

the 3150 South Grand Special Allocation Fund for the purpose of paying redevelopment
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costs and obligations incurred in the payment thereof. Payments in lieu of taxes which
are due and owing shall constitute a lien against the real estate of the Redevelopment
Project from which they are derived and shall be collected in the same manner as the real
property tax, including the assessment of penalties and interest where applicable.

SECTION SIX. In addition to the payments in lieu of taxes described in Section
Five of this Ordinance, fifty percent (50%) of the total additional revenue from taxes,
penalties and interest which are imposed by the City or other taxing districts, and which
are generated by economic activities within the area of the Redevelopment Project over
the amount of such taxes generated by economic activities within the area of the
Redevelopment Project in the calendar year prior to the adoption of the Redevelopment
Project by ordinance, while tax increment financing remains in effect, but excluding
personal property taxes, taxes imposed on sales or charges for sleeping rooms paid by
transient guests of hotels and motels, taxes levied pursuant to Section 70.500 of the
Revised Statutes of Missouri (2000) as amended, or taxes levied for the purpose of public
transportation pursuant to Section 94.660 of the Revised Statutes of Missouri (2000) as
amended, licenses, fees or special assessments other than payments in lieu of taxes and
penalties and interest thereon, shall be allocated to, and paid by the collecting officer to
the City Treasurer or other designated financial officer of the City, who shall deposit such
funds in a separate segregated account within the 3150 South Grand Special Allocation
Fund.

SECTION SEVEN. The Comptroller of the City is hereby authorized to enter
into agreements or contracts with other taxing districts as is necessary to ensure the

allocation and collection of the taxes and payments in lieu of taxes described in Sections

January 9, 2009
Page 8 of 11
Board Bill # 371 Sponsor: Alderman Conway



10

11

12

13

14

15

16

17

18

19

20

21

22

Cty of St. Louis Odinance No. 68260

Five and Six of this Ordinance and the deposit of the said taxes or payments in lieu of
taxes into the 3150 South Grand Special Allocation Fund for the payment of
redevelopment project costs and obligations incurred in the payment thereof, all in
accordance with the TIF Act.

SECTION EIGHT. The City Register is hereby directed to submit a certified
copy of this Ordinance to the City Assessor, who is directed to determine the total
equalized assessed value of all taxable real property within the Redevelopment Area as of
the date of this Ordinance, by adding together the most recently ascertained equalized
assessed value of each taxable lot, block, tract or parcel of real property within the
Redevelopment Area, and shall certify such amount as the total initial equalized assessed
value of the taxable real property within the Redevelopment Area.

SECTION NINE. The Mayor and Comptroller of the City or their designated
representatives are hereby authorized and directed to take any and all actions as may be
necessary and appropriate in order to carry out the matters herein authorized, with no
such further action of the Board of Aldermen necessary to authorize such action by the
Mayor and the Comptroller or their designated representatives.

SECTION TEN. The Mayor and the Comptroller or their designated
representatives, with the advice and concurrence of the City Counselor and after approval
by the Board of Estimate and Apportionment, are hereby further authorized and directed
to make any changes to the documents, agreements and instruments approved and
authorized by this Ordinance as may be consistent with the intent of this Ordinance and

necessary and appropriate in order to carry out the matters herein authorized, with no
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such further action of the Board of Aldermen necessary to authorize such changes by the
Mayor and the Comptroller or their designated representatives.

SECTION ELEVEN. It is hereby declared to be the intention of the Board of
Aldermen that each and every part, section and subsection of this Ordinance shall be
separate and severable from each and every other part, section and subsection hereof and
that the Board of Aldermen intends to adopt each said part, section and subsection
separately and independently of any other part, section and subsection. In the event that
any part, section or subsection of this Ordinance shall be determined to be or to have
been unlawful or unconstitutional, the remaining parts, sections and subsections shall be
and remain in full force and effect, unless the court making such finding shall determine
that the valid portions standing alone are incomplete and are incapable of being executed
in accord with the legislative intent.

SECTION TWELVE. After adoption of this Ordinance by the Board of
Aldermen, this Ordinance shall become effective on the 30th day after its approval by the
Mayor or adoption over his veto; provided that if, within ninety (90) days after the
effective date of an ordinance authorizing the City to enter into a redevelopment
agreement pertaining to the Redevelopment Project, the Developer or its affiliate or
designee, has not (i) executed such redevelopment agreement and (ii) paid all fees due to
the City in accordance with the terms of the redevelopment agreement, the provisions of
this Ordinance shall be deemed null and void and of no effect and all rights conferred by
this Ordinance on Developer, shall terminate, provided further, however, that prior to any

such termination the Developer may seek an extension of time in which to execute the
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1 Redevelopment Agreement, which extension may be granted in the sole discretion of the

2  Board of Estimate and Apportionment of the City of St. Louis.
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EXHIBIT A

3150 SOUTH GRAND TIF REDEVELOPMENT PLAN




TAX INCREMENT FINANCING REDEVELOPMENT PLAN
3150 DEVELOPMENT, INC.

Submitted by:
3150 Development, Inc.

Prepared by:
Wolf & McCahan, LLC

Submitted November 5, 2008





I. INTRODUCTION

This plan provides for the Redevelopment of an area consisting of the properties at 3148
S. Grand, 3150-3156 S. Grand, 3515 Juniata and 3531 Juniata. A legal description of the
Redevelopment Area is attached as Exhibit 3. Utilization of tax increment financing (TIF) to
assist in the construction of the proposed project and related public improvements will enable the
Redevelopment Area to be put to its highest and best use.

The Redevelopment Area has been a vacant lot and building for many years, so
by definition it is economically underutilized.

The most recent total equalized assessed value of the real estate within the
Redevelopment Area is $119,000. Assuming the completion of the Redevelopment Project in
accordance with this Plan, the estimated total equalized assessed value of the real estate within
the Redevelopment Area will be approximately $1,088,000 when the construction of those
improvements is completed. The total Payments in Lieu of Taxes generated by the
Redevelopment Project during the first 23 years of operation is estimated to be approximately
$1,658,707.  Economic Activity Taxes generated during the 23-year period by the
Redevelopment Project is estimated to be approximately $1,887,375. It is anticipated that the
Reimbursable Project Costs can be fully reimbursed by TIF Revenue generated by the
Redevelopment Project no later than 2020; provided however, no TIF revenue will be received
from a Redevelopment Project Area later than 23 years after the applicable Redevelopment
Project is approved. Upon completion of reimbursement of all Reimbursable Project Costs for

the Redevelopment Project and termination of all Obligations, tax increment financing will be





terminated and the Taxing Districts will receive all tax revenue generated within the
Redevelopment Area.

Redevelopment Project Costs are estimated to be approximately $4,300,000. The
Redevelopment Project Costs and the Reimbursable Project Costs are set forth in greater detail in

Exhibit 1.

1. DEFINITIONS

As used in this Plan, the following terms shall mean:

A.  Act

The Real Property Tax Increment Allocation Redevelopment Act, Section 99.800, et seq.,

Revised Statutes of Missouri, as amended.

B. Blighted Area

An area which, by reason of the predominance of defective or inadequate street layout,
unsanitary or unsafe conditions, deterioration of site improvements, improper subdivision or
obsolete platting, or the existence of conditions which endanger life or property by fire and other
causes, or any combination of such factors, retards the provision of housing accommodations or
constitutes an economic or social liability or a menace to the public health, safety, morals, or
welfare in its present condition and use.

C. Board of Aldermen

The Board of Aldermen of the City of St. Louis, Missouri.

D. City
The City of St. Louis, Missouri.

E. Comptroller

The chief financial officer of the City of St. Louis.





F. Assessor

The Assessor of the City of St. Louis, Missouri.

G. Collector of Revenue

The Collector of Revenue of the City of St. Louis, Missouri.

H. Debt Service

The amount required for the payment of interest and principal on Obligations as they

come due, for the payment of mandatory or optional redemption

l. Developer

3150 Development, Inc., its successors and assigns.

J. Economic Activity Account

The separate segregated account within the Special Allocation Fund into which
Economic Activity Taxes are to be deposited.

K. Economic Activity Taxes

Fifty percent of the total additional revenue from taxes, penalties and interest which are
imposed by the City or other Taxing Districts, and which are generated by economic activities
within a Redevelopment Project Area, over the amount of such taxes generated by economic
activities within a Redevelopment Project Area in the calendar year prior to the adoption of a
Redevelopment Project for a Redevelopment Project Area by Ordinance, while tax increment
financing remains in effect, but excluding personal property taxes, taxes imposed on sales or
charges for sleeping rooms paid by transient guests of hotels and motels, taxes levied pursuant to
Section 70.500 of the Revised Statutes of Missouri, taxes levied for the purpose of public
transportation pursuant to Section 94.660 of the Revised Statutes of Missouri, licenses, fees or
special assessments other than Payments In Lieu of Taxes and penalties and interest thereon;

provided, however, if any retail establishment relocates from within the City of St. Louis to the





Redevelopment Area and the Board of Aldermen adopts an Ordinance finding that such retail
establishment is a direct beneficiary of tax increment financing pursuant to this Plan, then for
purposes of this definition the economic activity taxes generated by such retail establishment
shall equal the total additional revenue from economic activity taxes which are imposed by the
municipality or other Taxing District over the amount of economic activity taxes generated by
such retail establishment in the calendar year prior to its relocation to the Redevelopment Area.

L. Financing Costs

Those costs incurred by the City, TIF Commission or other issuer as a result of
issuing one or more series of Obligations to pay all or any portion of Reimbursable Project Costs
incurred or estimated to be incurred, including but not limited to loan fees, capitalized interest,
financial advisor fees, legal fees, broker fees or discounts, original purchaser’s discount, printing

and other costs related to such financing.

M. Obligations

Bonds, loans, debentures, notes, special certificates, or other evidences of indebtedness
issued by the City, TIF Commission or any other issuer approved by the City, to pay or
reimburse all or any portion of Reimbursable Project Costs incurred or estimated to be incurred,
or to otherwise carry out the Redevelopment Project, to finance the cost of issuing such
Obligations, to establish reserves to refund or secure such Obligations, to finance the interest
costs associated with such Obligations or to refund, redeem or defease outstanding Obligations.

N. Ordinance

An ordinance enacted by the Board of Aldermen.

0. Payments in Lieu of Taxes

Revenue from real property taxes in the Redevelopment Project Area selected for

the Redevelopment Project which is to be used to reimburse the Reimbursable Project Costs,





which Taxing Districts would have received had the City not adopted tax increment allocation
financing, and which result from levies made after the time of the adoption of tax increment
allocation financing within the Redevelopment Project Area, and during the time the current
equalized value of real property in the Redevelopment Project Area exceeds the Total Initial
Equalized Assessed Value of real property in the Redevelopment Project Area, until the
designation is terminated pursuant to this Plan which shall not be later than 23 years after the
Redevelopment Project are approved pursuant to 99.850.

P. PILOT Account

The separate segregated account within the Special Allocation Fund into which
Payments in Lieu of Taxes are to be deposited.

Q. Plan

This 3150 Development, Inc. Tax Increment Financing Redevelopment Plan.

R. Preliminary Site Plan

The preliminary site plan for the Redevelopment Project Area attached as
Exhibit 2 it may be amended before and after approval of the Plan.

S. Public Improvements

Improvements to public areas as described in this Plan.

T. Redevelopment Area

The real property legally described in Exhibit 3 that is the subject of this Plan.

U. The Redevelopment Project

The Redevelopment Project and other related improvements to be reconstructed in
the Redevelopment project area as shown in the preliminary site plan and as illustrated in Exhibit

4.





V. Redevelopment Project Area

The area dedicated to the construction of each Redevelopment project.

W. Redevelopment Project Costs

The sum total of all reasonable or necessary costs incurred or estimated to be
incurred, and any such costs incidental to this Plan or the Redevelopment Project, as applicable.
Such costs include, but are not limited to, the following:

1. Costs of studies, surveys, plans and specifications;

2. Professional service costs, including, but not limited to, architectural,
engineering, legal, marketing, financial, planning or special services (except for
reasonable administrative costs of the Commission, such costs shall be allowed only as an
initial expense which are included in the costs set forth in this Plan or a Redevelopment
Project);

3. Property assembly costs, including, but not limited to, acquisition of land
and other property, real or personal, or rights or interests therein, demolition of buildings,
the clearing and grading of land and Property Acquisition Costs;

4. Costs of rehabilitation, reconstruction, or repair or remodeling of existing

buildings and fixtures;

5. Initial costs for an economic development area (as defined in the Act);
6. Costs of construction of public works or improvements;
7. Financing Costs, including, but not limited to, all necessary and incidental

expenses related to the issuance of Obligations, and which may include payment of
interest on any Obligations issued hereunder accruing during the estimated period of

construction of the Redevelopment Project for which such Obligations are issued and for





not more than eighteen months thereafter, and including reasonable reserves related
thereto;

8. All or a portion of a Taxing District’s capital costs resulting from the
Redevelopment Project necessarily incurred or to be incurred in furtherance of the
objectives of this Plan and such Redevelopment Project, to the extent the City by written
agreement accepts and approves such costs; and

0. Payments in Lieu of Taxes.

X. Reimbursable Project Costs

Those Redevelopment Project Costs identified in Exhibit 1 to this Plan which will
be reimbursed to the Developer from TIF Revenue, in the estimated amount of approximately
$700,000 plus interest and Financing Costs, subject to line-item transfers between categories of
expenses.

Y. Special Allocation Fund

The fund, which contains 2 separate segregated accounts, maintained by the
Comptroller, into which, as required by the Act, all Payments in Lieu of Taxes and Economic
Activity Taxes are to be deposited.

Z. Taxing District

Any political subdivision of the State of Missouri located wholly or partially
within the Redevelopment Area having the power to levy taxes.

AA. TIF Commission

The Tax Increment Financing Commission of the City of St. Louis, Missouri.

BB. TIF Revenue

Payments in Lieu of Taxes and Economic Activity Taxes.





CC. Total Initial Equalized Assessed Value

That amount certified by the City Assessor which equals the most recently
ascertained equalized assessed value of each taxable parcel of real property within a
Redevelopment Project Area immediately after tax increment financing for such Redevelopment

Project Area has been approved by the City by an Ordinance.

. TAXINCREMENT FINANCING

This Plan is adopted pursuant to the Act. The Act enables municipalities to finance
Redevelopment Project Costs with the revenue generated from Payments in Lieu of Taxes
resulting from increased assessed valuation on new development and, subject to annual
appropriation, from Economic Activity Taxes resulting from increased economic activities
within a Redevelopment Project Area

Immediately after the City approves any Redevelopment Project and adopts tax
increment financing for a Redevelopment Project Area for such Redevelopment Project, the
Assessor shall certify the Total Initial Equalized Assessed Value of such Redevelopment Project
Area. Real estate taxes (including penalties and interest thereon) resulting from: (1) all taxes
levied on the Total Initial Equalized Assessed Value for such Redevelopment Project Area; and
(2) Payments in Lieu of Taxes (including applicable penalties and interest) collected from
owners of property within the Redevelopment Project Area will be paid by the Collector of
Revenue to the Comptroller and deposited in the PILOT Account within the Special Allocation
Fund. Economic Activity Taxes shall be paid by the collecting Taxing Districts to the
Comptroller who shall deposit such funds in the Economic Activity Account within the Special

Allocation Fund





Iv. EXISTING CONDITIONS IN THE REDEVELOPMENT
AREA

The Redevelopment Area contains land and a building which has been vacant for over 5
years. Overall the Redevelopment Area constitutes an economic liability to the City due to
substantial economic underutilization.

Development of the Redevelopment Area will promote a higher level of economic
activity, increased employment, and greater services to the public under this Plan. Exhibit 5 to
this Plan contains a blight study that documents the fact that the Redevelopment Area is a

Blighted Area, as that term is defined and used in this Plan and Section 98.805(1) of the Act.

v. REDEVELOPMENT PLAN OBJECTIVES

This Plan will be implemented by constructing the Redevelopment Project, along with
the Public Improvements. Payments in Lieu of Taxes and Economic Activity Taxes generated
from new development in the Redevelopment Project Area will be captured in the Special
Allocation Fund and will be available to finance the Reimbursable Project Costs. In addition to
using this development as a catalyst for additional development in Laclede’s Landing, and
further, this Plan causes increased employment within the Redevelopment Area and enhances the
City’s tax base. The objectives of this Plan are outlined below:

General Plan Objectives. The general objectives of this Plan are:

e To provide a need for new offices, assist in providing a public parking lot and to
enhance development of the South Grand area;

e To enhance the City’s tax base as well as that of other Taxing Districts by
bringing the Redevelopment Area to its highest and best use thereby encouraging
private investment within the Redevelopment Area as well as surrounding areas;

e To encourage increased revenue in the South Grand area;
e To increase employment in the City of St. Louis;
e To eliminate blighted conditions in the Redevelopment Area; and





e To enhance the visual character and identity of the City of St. Louis.

Specific Plan Objectives are:
e To expand the tax base of the City by the addition of taxable commercial real

property, taxable retail sales and other taxable economic activity by constructing
the Redevelopment Project; and

e To increase the employment opportunities for the City’s residents by ensuring the
opening of new businesses within the Redevelopment Area.

e To provide public parking in the area.
vi. DEVELOPER

Designation of Developer. 3150 Development, Inc. is designated as the Developer to
implement this Plan. The Developer will design and develop the Redevelopment Project and the
Public Improvements in cooperation with the City.

The Developer’s Experience. The principals of the Developer, Joe Klitzing and Rob
Holton, have over 30 years of combined experience as executives and owners in the real estate
development and construction industry. Joe Klitzing has been an architect for in excess of 20
city developments, including University Village, West End Lofts, Falstaff, Park Plaza Hotel and

Soulard Apartments.

vil. PLAN IMPLEMENTATION

Developer Responsibilities. To achieve the specific and general objectives of this Plan,
the Developer will design and construct the Redevelopment Project and the Public
Improvements. In the course of constructing the Redevelopment Project, the Developer will
provide initial funding for the Reimbursable Project Costs. Funds from the proceeds of
Obligations issued by the City and secured by TIF Revenue, and other potential sources of

revenue may be used to reimburse the Developer for Reimbursable Project Costs. In the
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alternative, the City may use funds from the Special Allocation Fund to reimburse the Developer
for the Reimbursable Project Costs on a pay-as-you-go basis.

General Land Use. The Redevelopment Project will be subject to the applicable
provisions of the zoning ordinance as well as other applicable City codes. All requirements
which have been, or may be, imposed pursuant to the zoning process are part of the requirements
of this Plan. The Public Improvements, which are to be dedicated to the City, shall comply with
City or appropriate municipal street and sidewalk construction standards.

Schedule of Development. It is anticipated that construction of the Redevelopment
Project will begin in February, 2009 and be completed by December, 2009.

Relocation Assistance Plan. There are no existing businesses or residences in the

Redevelopment Area that will be required to relocate in order to implement this Plan.

vill. FINANCING PLAN

Projected Project Costs. The Redevelopment Project Costs are estimated to be
approximately $4,300,000 for the expenses related to preparation of the Plan, acquisition of the
Redevelopment Area, construction of the Redevelopment Project and the Public Improvements,
as shown on Exhibit 1.

Source of Funds. It is anticipated that the Developer will secure funding for all of the
Redevelopment Project Costs that are not Reimbursable Project Costs and initial funding for the
Reimbursable Project Costs. All Reimbursable Project Costs advanced by the Developer will
ultimately be repaid by TIF Revenue. Payment of the Reimbursable Project Costs to the
Developer may be made, as funds become available, on a pay-as-you-go basis or from the
proceeds of Obligations. The source of funds for costs not reimbursable from the proceeds of the

TIF Note will be equity funded by the Developers and from proceeds loan.
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The Developer has sufficient funds to provide for the acquisition of the Redevelopment
Area and has obtained verbal commitment from private lenders to finance the Redevelopment
Project Costs subject to the TIF. Evidence of the Developer’s financial commitment is attached
as Exhibit 6 and will be supplemented by written commitments for total Redevelopment Project
Costs by the Developer.

Issuance, Nature and Term of Obligations. Without excluding other methods of
financing, Obligations may be issued by the City or any other entity approved by the City
pursuant to this Plan, on terms and at an interest rate determined by market conditions at the time
of issuance. The proceeds of the Obligations will be used to pay the Reimbursable Project Costs,
shown on Exhibit 1, incurred or to be incurred by the Developer or any other person or entity.
The proceeds of the Obligations may also be used to fund capitalized interest accounts, debt
service reserve funds, and Financing Costs, as may be required to issue such Obligations.
Obligations may be sold in one or more series in order to implement this Plan. Each Obligation
issued must be retired not later than 23 years after the adoption of tax increment financing for the
Redevelopment Project financed by such Obligation.

Limitations on City Commitment to Issuing Obligations. The City will only issue
Obligations when and if the City is satisfied such Obligations should be issued. By approving the
Plan, the City is not committing to offering general fund revenue as a credit enhancement.

Certification of Reimbursable Project Costs by Developer. After the Developer incurs
Reimbursable Project Costs, it shall present to the City for the City’s review and approval a
certificate from an architect, engineer or other appropriate party, certifying that Reimbursable
Project Costs have been incurred by the Developer and a written request of the Developer for

reimbursement of the Reimbursable Project Costs certified. Such certified Reimbursable Project
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Costs shall begin to accrue interest at the prevailing market rate for prime private bank loans as
established by Bank of America, or its successors, from 30 days after the certificate for such
costs is submitted until reimbursed as provided below.

Reimbursement of Reimbursable Project Costs to Developer. The City shall
reimburse the Developer for Reimbursable Project Costs, which are certified as provided above,
with interest as provided above, from the proceeds of Obligations or, at the City's discretion,
directly from the Special Allocation Fund, as funds are available in the Special Allocation Fund.
In the event Obligations are issued, the City will pledge funds on deposit in the Special
Allocation Fund to the payment of Debt Service on the Obligation.

Projected TIF Revenue and Other Incremental Revenue. The total projected
Payments in Lieu of Taxes upon completion of the Redevelopment Project are approximately
$1,658,707. The total projected Economic Activity Taxes generated by The Redevelopment
Project are approximately $1,887,375.

Payments in Lieu of Taxes. Calculation of anticipated Payments in Lieu of Taxes are
based on current and projected future real property assessed valuations and the best available
information concerning future property tax levy rates, both of which are subject to change due to
many factors, including statewide reassessment, the effects of real property classification for real
property tax purposes, and the rollback in tax levies resulting from reassessment or
reclassification.

Equalized Assessed Valuations. The Total Initial Equalized Assessed Value of the
Redevelopment Area for which tax increment financing is to be adopted is estimated to be

approximately $119,100. The current ad valorem tax levy rate on commercial property in the
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Redevelopment Area is $8,1249 per $100 of assessed valuation, of which $6.4549 per $100 is
available as Payments in Lieu of Taxes

Anticipated Assessed Valuation. Upon completion of the Redevelopment Project, the
assessed value of the Redevelopment Area is anticipated to be approximately $1,088,000. When
this Plan is terminated, it is estimated that the Redevelopment Area will annually yield an
estimated $85,609 in additional ad valorem real property taxes due to the Redevelopment Project
at year 2006 ad valorem levy rates.

Economic Activity Taxes. Economic Activity Taxes to be generated in the
Redevelopment Area consist of sales taxes, earnings and payroll taxes, entertainment gross
receipts tax, and utility taxes. According to the records of the City, the total amount of sales in
the Redevelopment Area in 2006, the year prior to the year in which this Plan is adopted, was
zero. The current local sales tax rate for the Taxing Districts is 3.0500% excluding Missouri
State Sales Tax.

Anticipated Sales Taxes. Upon termination of tax increment financing for the
Redevelopment Area, which is anticipated to occur in 2031, it is projected that based on
completion of the Redevelopment Project: (i) total additional annual sales subject to local sales
tax in the Redevelopment Area will be approximately $129,625 and (ii) sales in the
Redevelopment Area will yield an estimated $61,676 per year in additional local sales tax
revenue based on current sales tax rates.

Utility Taxes. In addition to sales taxes, additional utility taxes will be generated within
the Redevelopment Area. Although the amount of additional utility taxes is small in comparison
to sales taxes, and therefore have not been estimated for purposes of this Plan, fifty percent of the

additional utility taxes will be captured and deposited in the Special Allocation Fund.
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Special Allocation Fund. The Comptroller shall establish and maintain the Special
Allocation Fund, which shall contain two separate segregated accounts. Payments in Lieu of
Taxes shall be deposited into the PILOT Account within the Special Allocation Fund and
Economic Activity Taxes shall be deposited into the Economic Activity Account within the
Special Allocation Fund. TIF Revenue so deposited and any interest earned on such deposits will
be used for and are pledged for the payment of the Reimbursable Project Costs and for the

distribution to the Taxing Districts.

IX. DISBURSEMENTS FROM SPECIAL ALLOCATION FUND

All disbursements from the Special Allocation Fund will be made by the Comptroller out
of the two separate segregated accounts maintained within the Special Allocation Fund for
Payments in Lieu of Taxes and Economic Activity Taxes in proportion to their respective
balances at the time of making a disbursement as set forth in this Plan. Disbursements shall be
made by the Comptroller in the following manner and order of preference

e First, To pay Debt Service on Obligations issued to finance Reimbursable Project
Costs;

e Second; To reimburse the Developer for Reimbursable Project Costs that it incurs,
which were not reimbursed from the proceeds of the Obligations; and

e Third: To reimburse any other Reimbursable Project Costs.

Following the completion of all The Redevelopment Project, the payment of all Reimbursable
Project Costs incurred or expected to be incurred, and the payment of all Obligations, if any,
funds remaining in the Special Allocation Fund shall be disbursed by the Comptroller to the

appropriate Taxing Districts in accordance with the Act
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X. PROCEDURES FOR PAYMENTS TO THE SPECIAL
ALLOCATION FUND

Payments in Lieu of Taxes. Following the designation of any Redevelopment Project
Area, for as long as such Redevelopment Project Area is subject to tax increment financing, the
Assessor shall determine the assessed value of such Redevelopment Project Area without regard
to tax increment financing. The Collector of Revenue shall collect sums due from real property
within such Redevelopment Project Area in accordance with the current assessed valuation,
following notice required by law and disposition of any appeals, and tax levies in effect for each
year. The amount collected which represents Payments in Lieu of Taxes shall be paid by the
Collector of Revenue within 30 days after collection to the Comptroller who shall immediately
deposit the amount paid into the PILOT Account within the Special Allocation Fund, to be
utilized and expended in accordance with the Act and this Plan.

Documentation of Economic Activity Taxes by Taxpayers. The Developer will
include in all leases, deeds and other instruments of conveyance provisions intended to ensure
that no later than 30 days following payment of any Economic Activity Tax, any transferee of
land within such Redevelopment Project Area, or its agent or representative, shall present to the
Comptroller documentation of the type and amount of the Economic Activity Taxes paid by it.
The documentation presented must clearly establish the type and amount of taxes paid and
transactions which occurred which generated Economic Activity Taxes and may include actual
tax returns, original sales records, utility bills or similar specific business records of the taxpayer,
its tenants and successors in interest. Each such person or entity generating sales taxes within
such Redevelopment Project Area shall also be required to provide an authorization allowing the
Missouri Department of Revenue to release to the City the aggregate sales tax figures for all of

such persons’ or entities’ businesses within such Redevelopment Project Area. The reference to
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“taxpayer” in this paragraph includes property owners and tenants in such Redevelopment

Project Area.

xI1.  COST BENEFIT ANALYSIS

A cost-benefit analysis showing the economic impact of this Plan on each Taxing District
is attached as Exhibit 8. The cost-benefit analysis shows the impact on the economy if the
Redevelopment Project are, and if they are not completed pursuant to this Plan. The cost-benefit
analysis illustrates the fiscal impact on every Taxing District. The cost-benefit analysis provides
sufficient information to evaluate and to support the financial feasibility of the Redevelopment

Project as proposed

xil. REQUIRED FINDINGS

With the approval of this Plan, the TIF Commission and the City of St. Louis have, as
required by the Act, made the findings set forth below, based upon the record of the public
hearing on the Plan, including but not limited to the Blight Study attached as Exhibit 5 and the
affidavit of the Developer attached as Exhibit 7.

e Blighted Area. The Redevelopment Area on the whole is a Blighted Area as
defined in the Act. The predominance of these factors individually and in
combination causes the Redevelopment Area to constitute an economic or social
liability and/or a menace to the public health, safety, morals or welfare in its
present condition and use. As such, and as indicated in the Blight Study attached
as Exhibit 5, the Redevelopment Area qualifies as a Blighted Area under the Act.

e Expectations for Development. The Redevelopment Area on the whole has not
been subject to growth and development through investment by private enterprise
and would not reasonably be anticipated to be developed without the adoption of
tax increment financing due to the substantial cost to ameliorate the blighted
conditions of the Redevelopment Area.

e Conforms to Comprehensive Plan of City.
e Date to Adopt Redevelopment Project. The Ordinance approving any one of the

Redevelopment Project will not be adopted later than ten years from the adoption
of this Plan.
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Date to Complete Redevelopment. The estimated dates to complete the
Redevelopment Project have been stated and such dates are not more than 23
years from the adoption of the Ordinance approving such Redevelopment Project.

Date to Retire Obligations. In the event Obligations are issued to finance
Redevelopment Project Costs, it is anticipated that such Obligations will be
retired by 2020 or earlier, which is less than 23 years from the adoption of the
Ordinance approving the Redevelopment Project.

Acquisition by Eminent Domain. No property will be acquired by eminent
domain for this Redevelopment Project.

Relocation Assistance. There are no businesses or residents requiring resolution.

Cost-Benefit Analysis. The cost-benefit analysis attached as Exhibit 8 shows the
economic impact of this Plan on each Taxing District. The analyses show the
impact on the economy if the Redevelopment Project are built and if the
Redevelopment Project are not built pursuant to this Plan. The analyses include a
fiscal impact study on every Taxing District, and sufficient information to
evaluate whether the Redevelopment Project as proposed are financially feasible.
The Redevelopment Area has not been subject to growth and development by
private enterprise and would not reasonably be anticipated to be developed
without the adoption of the Redevelopment Plan. The best and most economically
viable use for the property in the Redevelopment Area is for the construction of
new commercial use, with all of the necessary appurtenances and public
improvements required to make the area an attractive place. Because of the
existing condition of the property within the Redevelopment Area, the property
has not been subject to growth or development in the past. The cost of curing the
existing conditions and construction of the improvements contemplated by the
Plan is not economically viable, if fully borne by the developer. The use of Tax
Increment Financing makes the Plan feasible and thus attractive to private
enterprise investment.

Gambling Establishment. This Plan does not include the initial development or
Redevelopment of any gambling establishment as defined in the Act.

Reporting Requirements. The TIF Commission shall report to the Director of the
Department of Economic Development for the State of Missouri by the last day of
February of each year the name, address, phone number and primary line of
business of any business, which relocates to the Redevelopment Area. Pursuant to
the Act, the Director for the Department of Economic Development is required to
compile and report the same to the governor, the speaker of the house and the
president pro tempore of the Senate on the last day of April of each year.

Redevelopment Project Area. The Redevelopment Project Area selected for the
applicable Redevelopment Project includes only those parcels of real property and
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improvements directly and substantially benefited by such proposed The
Redevelopment Project.

xi. TERMINATION OF TAX INCREMENT FINANCING

Tax increment financing for the Redevelopment Project and the Redevelopment Project
Area shall remain in effect until the Redevelopment Project has been constructed and all
Reimbursable Project Costs related to the Redevelopment Project have been reimbursed and the
Obligations issued to pay Reimbursable Project Costs related to the Redevelopment Project have
been paid. At that time, tax increment financing shall be terminated for the Redevelopment
Project Area. It is anticipated that all Reimbursable Project Costs will be reimbursed and that tax
increment financing for and the designation of the Redevelopment Project Areas will be

terminated no later than 2031.
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Exhibit 1

Note:

3150 Development, Inc.
Development Project Costs and Reimbursable Project Costs

DEVELOPMENT PROJECT COSTS

Land Purchase 700,000
Construction 2,650,000
Tenant Improvements 440,000
Construction Professional Fees 179,000
Construction Soft Costs 150,000
Financing Fees 40,000
Legal and Accounting 100,000
Reserves 35,000

TOTAL $4,299,000

ANTICIPATED REDEVELOPMENT PLAN AND PROJECT
IMPLEMENTATION COSTS TO BE PAID BY TIF BONDS
OR OTHER FINANCIAL OBLIGATION*

Land Acquisition 200,000
Site Preparation and Paving 25,000
Hard Construction 100,000
Professional Fees 375,000

(includes architecture, engineering, surveying,
legal, planning consulting, builders risk
insurance and financing fees)
TOTAL $700,000

The cost item amounts indicated herein are based on the conceptual redevelopment project and on
cost data provided by the Developer. Actual redevelopment items, the anticipated cost account
and specific details of the Redevelopment Project to be financed by TIF may vary from these
amounts. In addition, the categories of cost items are estimates only, and it is intended that the
Developer may change cost amounts within the categories; provided, however, that the aggregate
of such financial costs (exclusive of financing costs) shall not exceed $700,000.

! Source: Estimates Provided by Developer





Exhibit 2

Preliminary Site Plan





Exhibit 3

Legal Description of the Redevelopment Area





Exhibit 4

Illustration of Project





Exhibit 5

Blight Study

BLIGHTED AREA QUALIFICATION ANALYSIS

The purpose of this Section is to present the findings of a qualification analysis prepared
for the proposed Juniata/South Grand Avenue Redevelopment Area. This document will
establish the findings and conditions of an area shown in Appendix A as Plate 1 — Proposed
Redevelopment Area and Redevelopment Project Area Boundary, for the purposes of
determining whether an area within the City of St. Louis, Missouri (City) qualifies as a “Blighted
Area” according to the Real Property Tax Increment Allocation Redevelopment Act (the “Act”)
of the Revised Statutes of Missouri (RSMo).

The initial step in establishing a Redevelopment Area under the Act is for the governing
body of the municipality to declare, by resolution or ordinance, that the proposed Area is .a
“Blighted Area” in need of redevelopment or rehabilitation.

Section 99.800 of the Act defines a “Blighted area” as follows:

““an area which, by reason of the predominance of defective or inadequate street
layout, unsanitary or unsafe conditions, deterioration of site improvements,
improper subdivision or obsolete plotting, or the existence of conditions which
endanger life or property by fire and other causes, or any combination of such
factors, retards the provision of housing accommodations or constitutes an
economic or social liability or a menace to the public health, safety, morals, or
welfare in its present condition and use;”

This section of the report analyzes the existing conditions as they relate to the definition
of a “Blighted Area” in the Act. This analysis is based on on-site investigations of the Area
conducted by EDR staff throughout June 2006, in addition to information provided by City Staff.
Photographs illustrating certain conditions were taken during the site visit and are displayed in
Appendix B. This report will not reflect changes in conditions or events that have occurred
subsequent to the date of the site visit or publication of this report.

Deterioration of Site improvements

A field inspection of the Area revealed that there were many instances of physical
deterioration throughout the Area. There were large depressions on the parcel comprising the
southern parking lot, uncovered holes in the northern parking lot parcel, and crumbling materials
surrounding the storm drains that serve all three parking lot surfaces.





The parking lots were found to have uneven pavement in many areas as well. The east
entrance apron to the alley was found to be cracked, crumbling, and in need of total replacement.
A number of light and utility poles on the parcels were rusted or had equipment that was rusted
and were unprotected from contact with vehicular traffic. Rusted pipes, exposed wires, trash and
debris were found on the northern lot next to a brick wall with a broken cap, exposing the wall to
the elements and potentially endangering pedestrians using the adjacent sidewalk. Ingress and
egress of traffic was found to be uncontrolled, or the control mechanism had been breached.

The site improvements of the parcel containing the structure were also deteriorated. The
slab entrance into the structure was cracked and tilting. Concrete and brick landscape elements
were uneven, posing tripping hazards. The monument sign was broken with exposed jagged steel
next to the sidewalk. Construction debris/materials from a patch of the eastern wall of the
structure were found on the parking lot below the wall.

The building itself was also found to be in a deteriorated condition. An adjacent row
building north of the structure had been demolished, exposing the north-facing brick to the
elements. No curb or gutters were in place and bricks were broken and crumbling from the east-
facing wall. A metal utility-access cover was cracked and unsecured. The interior walls of the
structure were cracked and exposed to moisture.

Further, asbestos insulation was found in the mechanical room of the building, and its
deteriorated condition has allowed rodents and insects inside the building, where they were
discovered in the lower kitchen area. Standing water was found in a mechanical closet. These are
also instances of the unsanitary conditions within the building.

Site improvements bordering the Area were found to be in disrepair. The concrete
curbing between the street and the sidewalk was cracked, with water settling in a pool rather than
draining. The sidewalks in the Area have grass growing in the cracks between the slabs of
pavement. The impermeable surface around the storm water run-off inlet is deteriorated as
evidenced by cracks, missing asphalt, and grass growing through cracks.

The vicinity of the Area was also found to be deteriorated as evidenced by fire damage,
demolitions, and vacancies.

The Photo Appendix in Appendix B specifically documents the presence of the
following evidence of deterioration:

Vehicle traffic not protected from utility pole, cracked and missing pavement.
Unsecured trash and garbage, nearby property has windows broken.

Cracked pavement, potholes, unprotected light pole.

Trash and debris, rusted pipes on the ground, exposed wires, broken wall cap.
Cracked pavement in alley, ingress and egress not controlled.

Construction debris on parking lot, cracked lid on utility service entrance.
Uneven pavement in alley, grass on curbs, vehicles unprotected from utility.
Broken curbs, debris.

Rusted light poles, cracked pavement, grass growing through cracks.
Fire-damaged property across the street from the parking lot, boarded windows.





e Cracked pavement, ground exposed to petroleum, hazardous material.

e Rusted poles, chipped and crumbling paint, no control of ingress and egress, alley
boundaries unclear.

Uneven gravel surface next to storm water run-off drain, soil, grass.

Drilled hole in surface of parking lot, unprotected tripping hazard, no cover.
Residential yard not protected from vehicle traffic in alley.

Sidewalks beginning to separate, grass in cracks.

Water settling next to cracked curb, mosquito-breeding area.

Rusted transformer on utility pole, rusted light pole.

Control of ingress breached.

Adjacent residential vacancy.

Area residential demolition.

Area commercial deterioration.

Driveway cracked and uneven, steps broken and repaired.

Building’s concrete entrance / porch crumbling.

Sign monument broken, exposed, jagged steel.

Attached building demolished leaving unsealed brick to elements.

No curb or guttering to protect unsealed wall.

Brick border around landscaping uneven, tripping, hazard, drainage off porch causing
erosion.

Cracked concrete entry / sidewalk into building, drops on one side, trip hazard.
Concrete wheelchair ramp crumbling, landscape pavers used for wall falling.
Enclosed basement entrance wall is cracked near handrail.

Entrance into enclosed basement has rusted cut steel pipe with jagged edge.
Asbestos insulation in mechanical area of basement.

Commercial space used for storage.

Basement wall moisture damage.

Crack in basement wall, moisture damage at foot of wall.

Moisture damage on basement ceiling.

Standing water in basement.

Rodents and insects in basement.

Holes not sealed to exterior of building.

Economic Underutilization

In addition to deterioration of site improvements, the Area can also be characterized as
exhibiting “economic underutilization”. The concept of economic underutilization is applicable
when examining the characteristics of other types of property and helps to understand the
existing conditions which characterize an Area.

The surrounding neighborhoods and commercial districts of Tower Grove Park are high-
density commercial and residential uses. The Juniata/South Grand Avenue Redevelopment Area
is currently a surface parking lot containing only one structure, a significantly underused,
deteriorated bank building (in that it is only used for storage of worn furniture, fixtures and
equipment). Such a large area devoted to surface parking and storage is incongruous within the





context of a pedestrian-oriented commercial district and high-density residential structures. The
demand for land in such areas usually dictates a much more intensive use for properties of this
size and location. The fact that this property is presently not being utilized for more productive
uses, such as high density commercial and/or residential units, demonstrates economic
underutilization within the Redevelopment Area.

The State’s courts have recognized economic underutilization as a blighting condition.

The evidence is clear that the Redevelopment Area is not performing near to an economic
potential which is commensurate with its intended purpose (commercial storefronts on Grand
Avenue with residential properties behind this commercial activity), size (2.5 ac.) and location in
a major neighborhood commercial district of St. Louis.

An analysis of information provided by the City with regard to property taxes generated
and collected by the City shows that the parcels are not performing near the level of similar
properties in the commercial district. The undeveloped residential lots facing Arkansas and
Juniata Streets are producing few property taxes. The vacant commercial lot and the commercial
parcel with the vacant structure facing Grand Avenue are not producing any sales nor sales tax
revenues (and negligible property taxes) which further highlight the Area’s economic
underutilization.

Table 3-1
Tax Revenue Data
Juniata/South Grand Avenue Redevelopment Area

* NB: Parcel is currently “commercially assessed”. The Assessed valuation is based on the percentage of
the parcel’s square footage contained within the TIF Area, multiplied by the Parcel’s assessed value.

** NB: Parcel is currently “commercially assessed”. The Assessed Valuation shown is based on the
percentage of the parcel’s square footage contained within the TIF Area, multiplied by the Parcel’s

assessed value per square foot of land (this calculation, then, does not include the value of the tame

building on site, which is not included in the TIF Area).

Economic Liability

The South Grand Avenue Commercial District is a pedestrian-oriented, boutique retail,
convenience goods and restaurant neighborhood. The persistence of deteriorated buildings and
site improvements that are intended to be used and viewed by the public and, in particular,
pedestrians, throughout the Area contributes to a negative image of the neighborhood and
discourages more pedestrian uses in the adjacent high-density commercial district. Such physical
deterioration that detracts from commercial activity, and exerts a deleterious influence on
surrounding residential property, is an economic liability to the surrounding community.





In the arena of public, tax-supported jurisdictions, a major component of economic
growth is the locally generated tax revenues that support the service delivery mission of those
jurisdictions. In situations where a given area within a neighborhood and/or commercial district
fails to produce or maintain reasonable levels of tax generation over an extended period of time,
the taxing jurisdictions that rely upon the area for revenue generation suffer. Such situations
hinder the ability of the taxing jurisdictions to have a stable and/or growing economic base that
will generate the revenues necessary to provide services. An underdeveloped area within
residential and commercial neighborhoods contributes to an unstable, declining, or stagnant
economic base and is an economic liability for all the taxing jurisdictions that would otherwise
benefit from an economically healthy area.

In its current form and use as surface parking lots and storage building, the Area is
significantly underutilized as an economic asset to the City and Area taxing jurisdictions that
depend on the Area for the generation of tax revenues. Alternatively, the Area has significant
potential for mixed-use, residential, and commercial development due to its location within the
Tower Grove Park neighborhoods and South Grand Avenue Commercial District, and close
proximity to St. Louis University, Saint Louis University Medical Center, Cardinal Glennon
Hospital and other health care facilities, Tower Grove Park, Missouri Botanical Gardens and
Center for Plant Conservation, downtown St. Louis and the many cultural amenities of the City
of St. Louis. The potential for increased tax revenues is contingent on the redevelopment of the
Area to more productive mixed uses.

As indicated by local businesses and governing officials, there is a significant need for
transient public parking to serve the adjacent pedestrian-oriented commercial district. The
creation of additional public parking within the Area is necessary to serve the proposed
commercial activity within the Area, as well as current businesses in the adjacent commercial
district.

Summary and Conclusions

EDR prepared this analysis of the factors that qualify the Area. It is the conclusion of
EDR that the Area, on the whole, meets the criteria stated in the Act. In EDR’s opinion, the
extent of the existing conditions of the Area, particularly deterioration of site improvements and
economic underutilization, which have made the Area an economic liability in it present
condition and use, make the Area a “alighted area” as set forth in the Act. In addition to EDR’s
opinion, the proposed redeveloper of the Area has submitted a signed affidavit attesting that the
provisions of the Act have been met.

In addition, the Area, on the whole, has not been subject to growth and investment by
private enterprise and is not reasonably anticipated to be developed for a taxable, mixed-use
project as envisioned by the City without adoption of tax increment financing. The costs
associated with pre-development activities, including but not limited to acquiring, remediating
and demolishing vacant structures and site improvements, make the Redevelopment Project
economically unfeasible without the assistance of tax increment financing. The proposed
Redevelopment Project provides the opportunity to facilitate private investment to construct-a
mixed-use project as envisioned in the City’s Strategic Plan; stimulate economic activity where





none currently exists; and provide needed public parking spaces to enhance the economic
stability of the Redevelopment Project and other, adjacent, commercial operations.

This study was prepared for Steve Anrod Development in April, 2007 by EDR. The
conclusion and discussion is equally applicable to 3150 Development, Inc.’s development.





Exhibit 6

Evidence of Financial Commitment

(To be Provided)





Exhibit 7

Affidavit of the Developer





Exhibit 8

Cost Benefit Analysis





