Summary
Board Bill Number 110
Introduced by: Alderwoman Marlene Davis
October1, 2021
This Board Bill seeks to establish the Steelcote Square Community Improvement District in order
to remediate blight within the proposed district; construct, reconstruct, install repair, maintain and
equip various improvements within the proposed district; impose a sales and use tax; impose a special
assessment; and carry out other functions authorized by Section 67.1400 et seq, RSMo. The proposed
district is generally bounded by Gratiot Street to the North, S. Grand Boulevard to the West, an alley
to the South, and Theresa Avenue to the West. In addition, this Bill determines that the area within
the proposed district is blighted and that the proposed district with serve a public purpose and
approves a district project among the City, the CID and the Developer. Pursuant to the District
Project Agreement, the CID will use its sales tax revenues to reimburse the Developer for certain
eligible costs.
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BOARD BILL NUMBER 110 INTRODUCED BY: ALDERWOMAN MARLENE DAVIS

1

An ordinance approving the petition to establish the Steelcote Square Community

2

Improvement District; establishing the Steelcote Square Community Improvement District as a

3

political subdivision of the State of Missouri; determining that real estate within the Steelcote

4

Square Community Improvement District is a blighted area; finding a public purpose for the

5

establishment of the Steelcote Square Community Improvement District; approving appointment

6

of the initial board of directors; approving a district project agreement, containing an emergency

7

clause; and containing a severability clause.

8

WHEREAS, Sections 67.1401 to 67.1571, RSMo. (the “CID Act”), authorizes the Board

9

of Aldermen to approve the petitions of property owners to establish a community improvement

10

district; and

11

WHEREAS, the petition attached hereto as Exhibit A (the “Petition”) has been filed with

12

the City to request formation and establishment of The Steelcote Square Community Improvement

13

District (the “CID”), which Petition was signed by the authorized representatives of the owners of

14

more than fifty percent by assessed value and per capita of the property located within the proposed

15

boundaries of the CID; and

16
17

WHEREAS, the Register of the City of St. Louis reviewed the Petition and determined
that it substantially complies with the requirements of the CID Act; and

18

WHEREAS, a public hearing, duly noticed and conducted as required by and in

19

accordance with the CID Act was held at St. Louis City Hall, 1200 Market Street, St. Louis,

20

Missouri 63103 at ______ a.m. on __________, by the Board of Aldermen; and
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1

WHEREAS, the Petition included a blight study detailing the reasons why the real

2

property within the CID meets the definition of a “blighted area” as set forth in Section

3

67.1401.2(3) of the CID Act; and

4

WHEREAS, the City, the CID and Steelcote Gratiot LLC (the “Developer”) desire to enter

5

into a district project agreement to set forth the terms upon which the CID will reimburse the

6

Developer for certain costs associated with the project described in the Petition; and

7

WHEREAS, this Board of Aldermen hereby finds that the adoption of this ordinance is in

8

the best interest of the City and that the owners of real property located within the CID, as well as

9

the City as a whole, will benefit from the establishment of the CID and the other transactions

10

described herein.

11

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

12

SECTION ONE. A community improvement district, to be known as the “The Steelcote

13

Square Community Improvement District” (hereinafter referred to as the “CID”), is hereby

14

established pursuant to the CID Act on the real property described in the Petition for the purposes

15

and functions described in the Petition. Subject to further approvals by the CID’s Board of

16

Directors and the qualified voters of the CID, the CID is authorized to impose the sales and use

17

tax described in the Petition.

18

SECTION TWO. The term of the existence of the CID shall begin on the effective date

19

of this Ordinance. The CID shall commence the procedures for terminating the District under the

20

CID Act upon the earliest of (a) the redemption in full of all of the obligations issued to finance or

21

refinance the “CID Project” described in the Petition in accordance with the CID Act or (b) twenty-

22

seven (27) years from the effective date of this Ordinance.
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1

SECTION THREE. The Board of Aldermen hereby finds that the CID is a “blighted area”

2

under Section 67.1401.2(3)(b) of the CID Act, based on the analysis of conditions set forth in

3

Exhibit D to the Petition. Accordingly, the CID may expend its revenues pursuant to a contract

4

entered into pursuant to Section 67.1461.2 of the CID (which includes, but is not limited to, the

5

below-described District Project Agreement).

6

SECTION FOUR. The Petition provides that the CID shall be governed by a Board of

7

Directors consisting of five (5) individual directors (collectively the “Directors” and each a

8

“Director”), such Directors to be appointed by the Mayor of the City with the consent of the Board

9

of Aldermen, in accordance with the CID Act and the qualifications set forth in the Petition. By

10

her approval of this Ordinance, the Mayor does hereby appoint the following named individuals

11

as Directors of the CID for the terms set forth below, and by adoption of this ordinance, the Board

12

of Aldermen hereby consents to such appointments:

13

Term:

Name:

14

4 years

Michael Hamburg

15

4 years

Michael Bailey

16

2 years

Kristie Bailey

17

2 years

Brooks Goedeker

18

2 years

Zachary Wilson

19

SECTION FIVE.

The Board of Aldermen hereby approves, and the Mayor and

20

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

21

District Project Agreement by and among the City, the CID and the Developer in substantially the

22

form attached hereto as Exhibit B (the “District Project Agreement”), and the City Register is
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1

hereby authorized and directed to attest to the District Project Agreement and to affix the seal of

2

the City thereto. The District Project Agreement shall be in substantially the form attached, with

3

such changes therein as shall be approved by said Mayor and Comptroller executing the same and

4

as may be consistent with the intent of this Ordinance and necessary and appropriate to carry out

5

the matters herein authorized.

6

SECTION SIX.

The Mayor and Comptroller of the City or their designated

7

representatives are hereby authorized and directed to take any and all actions to execute and deliver

8

for and on behalf of the City any and all additional certificates, documents, agreements or other

9

instruments as may be necessary and appropriate in order to carry out the matters herein authorized,

10

with no such further action of the Board of Aldermen necessary to authorize such action by the

11

Mayor and the Comptroller or their designated representatives.

12

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

13

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

14

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

15

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

16

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

17

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

18

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

19
20

SECTION EIGHT. The Register shall report in writing the creation of the CID to the
Missouri Department of Economic Development, as required by the CID Act.

21

SECTION NINE. If any section, subsection, sentence, clause, phrase or portion of this

22

Ordinance is held to be invalid or unconstitutional, or unlawful for any reason, by any court of
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1

competent jurisdiction, such portion shall be deemed and is hereby declared to be a separate,

2

distinct and independent provision of this Ordinance, and such holding or holdings shall not affect

3

the validity of the remaining portions of this Ordinance.

4

SECTION TEN. The Board of Aldermen hereby finds and determines that this ordinance

5

constitutes an “emergency measure” pursuant to Article IV, Section 20 of the City Charter, because

6

this Ordinance establishes the CID, which is a taxing district, and as such, this Ordinance shall

7

take effect immediately upon its approval by the Mayor as provided in Article IV, Section 20 of

8

the City Charter.
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EXHIBIT A
Petition to Establish the Steelcote Square Community Improvement District

EXHIBIT B
Form of District Project Agreement
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September 10, 2021
To Whom It May Concern:
Reference is made to the accompanying “Data and Analysis of Conditions Representing a
‘Blighted Area’ for the Steelcote Square Community Improvement District, prepared by the
undersigned.
Please be advised that, based upon the results of the above referenced study, the undersigned
have determined that the area described in the study is a “blighted area” as such term is defined
in Section 99.805(1) of the Missouri Revised Statutes, as amended.
The Redevelopment Area suffers from a multitude of physical and economic deficiencies,
including insanitary or unsafe conditions, deterioration of site improvements, and conditions which
endanger life or property by fire or other causes, which retard the provision of housing
accommodations and constitute an economic and social liability and are a menace to the public
health, safety, or welfare in its present condition and use.

DEVELOPMENT STRATEGIES, INC.
Real Estate, Community and Economic Development Consultants
by:

Katie Medlin
Senior Associate

Larry Marks, AIA, AICP
Principal
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1.

INTRODUCTION

Overview of Study Area
The Steelcote Square Community Improvement District (the “Redevelopment Area” or “District”)
is located at the intersection of Grand Avenue and Gratiot Street, in the Midtown neighborhood of
St. Louis, Missouri (the “City”).

The Redevelopment Area, which consists of 7 parcels containing approximately 3.6 acres
(exclusive of rights-of-way), is bounded by Gratiot Street to the north, adjacent commercial
businesses and Theresa Street to the east, an alleyway between Papin Street and Chouteau
Avenue and Chouteau Avenue to the south, and Grand Avenue to the west. Including the rightsof-way, the Redevelopment contains approximately 7.1 acres.
The Redevelopment Area is currently comprised of vacant property along with light industrial and
warehouse uses.

DRAFT: Steelcote Square Community Improvement District Blight Analysis
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Neighboring Development
The Redevelopment Area is located near the southern border of the Midtown
neighborhood at the southeast corner of the intersection of Grand Avenue and Gratiot Street.
The area immediately to the east of the site is characterized by a new mutlifamily
development and industrial/commercial uses. Immediately to the south of the site are
Rally’s and Captain D’s Seafood restaurants and Kiernan Cycles, all located along Chouteau
Avenue. The Saint Louis University Medical campus and Cardinal Glennon Hospital are
located beyond. To the immediate north is the Corrigan Company and the Grand Avenue
Metrolink station beyond.
To the east is the Brake Landscaping Company, with the Steelcote Square development beyond.
To the west is a large vacant parcel.

Prior Blighting Designation
The entire Redevelopment Area is part of the larger St. Louis Midtown 353 Redevelopment Area
that was found to be blighted under Chapter 353 in 2016 per Ordinances 70382 and 70428.

Historical Development
DRAFT: Steelcote Square Community Improvement District Blight Analysis
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The area that would become the Midtown neighborhood of St. Louis was originally part of the
Chouteau Mill Tract. It was primarily rural in nature until development began to occur in the
neighborhood beginning in the 1850s. The 1897 Sanborn Fire Insurance Map shows a mix of
smaller frame and brick buildings, primarily located along Theresa Street and Papin Street. Over
time, these buildings were either demolished or replaced with the larger buildings that exist in
the neighborhood today.
The images below show the aerial characteristics of the Redevelopment Area in 1998, 2002 and
2010. Note the change from a primarily active industrial site in the late 1990s to the
predominantly vacant area that exists today.

DRAFT: Steelcote Square Community Improvement District Blight Analysis
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Existing Development
The non-rights-of-way portion of the Redevelopment Area are comprised of occupied land and
vacant land.

EXISTING LAND USE IN THE
STEELCOTE SQUARE REDEVELOPMENT AREA
As of September 2021
Land Use

Acres (1)

% of Total

Vacant Land

2.2

62.2%

Commercial/Industrial

1.4

37.8%

3.6

100%

TOTAL

Source: Development Strategies field survey and records of the City of St. Louis.
(1) Excludes rights-of-way
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Existing Zoning
The Redevelopment Area currently features a mix of zoning districts including:
 Industrial (J): Allows all uses permitted in the “I” Central Business District, and allows for
fuel stations and carry-out/drive-through restaurants. Mixed-use multifamily is allowed in
the “I” Central Business District.
 Unrestricted (K): Allows for “any purpose whatsoever not in conflict with any ordinance of
the City regulating nuisances or Section 26.60.025…” along with some additional minor
requirements.

DRAFT: Steelcote Square Community Improvement District Blight Analysis
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Data Gathering Methodology
This study has been designed and conducted to comply with the specific requirements of Section
99.805(1) RSMo. The study and the requisite fieldwork were performed in September of 2021.
Each parcel was inspected and rated by personnel experienced in such evaluations. Also, a
visual inspection was made of all parking areas, driveways, curbs, and sidewalks within the Area.
Appendix B contains information regarding each parcel.
Real estate tax assessments for 2000, 2011, and 2021 were obtained from the records of the St.
Louis City Assessor’s Office. This allowed individual tax assessment changes to be calculated for
Area parcels.
Finally, photographs were taken of representative blighting conditions in the Redevelopment Area
(see Appendix C).

DRAFT: Steelcote Square Community Improvement District Blight Analysis
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2.

SUMMARY AND CONCLUSION

Summary
Existing conditions within the Redevelopment Area clearly exhibit conditions that meet the
definition of a “Blighted Area” as outlined in Section 99.805(1), RSMo.
“Blighted area”— an area which, by reason of the predominance of insanitary or unsafe
conditions, deterioration of site improvements, 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, or welfare in its present condition and use.
Under this definition, the Area is a blighted area because of a predominance of factors which, in
combination, constitute an economic and social liability and a menace to the public health, safety,
and welfare. Examples of these blighting factors are summarized below:

1)

Insanitary and Unsafe Conditions resulting from:

Lack of Emergency Access

Sidewalks Access

Overgrown Areas

Environmental Contamination Concerns

Unsafe Areas

Evidence of Homeless Encampments

2)

Deterioration of Site Improvements resulting from:

Condition of Streets & Alleys

Condition of Sidewalks

Deteriorated Parking Areas

Building Conditions

Age of the Structures

3)

Conditions Which Endanger Life or Property by Fire or Other Causes, as reflected by:

Safety concerns from deteriorated site conditions of unsecured property

Lack of adequate turn around for emergency vehicles on west end of Papin Street

As a result of the blighting factors previously mentioned, the Redevelopment Area constitutes an
economic and social liability, as well as a menace to the public health, safety, or welfare in its
present condition and use. Examples of such conditions existing in the Redevelopment Area are
summarized below:
Retardation of Provision of Housing Accommodations reflected by:

High cost to introduce new infrastructure to serve residential uses

DRAFT: Steelcote Square Community Improvement District Blight Analysis
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High potential for environmental contamination due to the age of the majority of the
buildings (both existing and previously demolished) within the Redevelopment Area
and the historic use of those buildings

Economic Liability reflected by:

Vacancy and underutilization of a high potential site

Decrease in assessed value, relative to the City of St. Louis as a whole
Social Liability reflected by:

Inability to Provide Needed Taxes for Services

Lack of ADA accessibility
As indicated by the Blighting Factors map on the following page, these blighting factors are
present and pervasive throughout the Redevelopment Area.

Finding of Blight
As summarized above, and discussed in detail in the balance of this report, the data strongly
demonstrates that conditions in the Redevelopment Area exceed established minimum threshold
standards qualifying the Area as “blighted” under Section 99.805(1), RSMo. The data supports a
finding that physical and economic blighting conditions exist throughout the Redevelopment Area.
Over fifty percent of the parcels in the area exhibit one or more blighting factors. For additional
information, please see Appendix B.
Looking beyond the individual factors of blight described here, it is important to understand the
collective impact of these factors. The Redevelopment Area is a strategic part of the Midtown
neighborhood that is not contributing to the economic welfare of the neighborhood or the City of
St. Louis in proportion to its size, location, and potential. Instead, it is an area marked by economic
underutilization.

DRAFT: Steelcote Square Community Improvement District Blight Analysis
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3.

BLIGHTING FACTORS

As described below, the Redevelopment Area suffers from multiple blighting factors, including
insanitary and unsafe conditions, deterioration of site improvements, and conditions that
endanger life or property by fire and other causes.
Appendix C provides photographs of typical blighting conditions in the Redevelopment
Area

Insanitary or Unsafe Conditions
Lack of Emergency Access – The west end of Papin Street does not have adequate space for
vehicular turn-around within its right-of-way, which hampers emergency vehicles, creating an
unsafe condition.
Sidewalks – Sidewalks are not available on Theresa Avenue or Papin Street, which creates an
unsafe situation for pedestrians. Sidewalks along the south side of Gratiot Street are in poor
repair.
Overgrown Areas – The alleyway between Papin and Gratiot Streets is filled with overgrown
vegetation, and other instances of vegetative overgrowth were found in the Redevelopment Area.
Overgrowth provides a haven for pests and vermin, which can spread disease.
Environmental Contamination Concerns – The existing buildings in the Redevelopment Area
were constructed well over thirty-five years ago, when installation of underground storage tanks,
asbestos-containing building materials, and use of lead-based paint was common. Additional
buildings that were also constructed over 35 years ago have been demolished, and it is unclear
if the demolition debris was handled appropriately or buried on site. Building materials potentially
containing asbestos at the time included floor tiles/mastic, pipe insulation, drywall, and acoustical
tiles.
Unsafe Areas – As described in more detail below, the condition or lack of sidewalks in certain
locations,
deterioration
of
building
improvements,
deteriorated parking
areas,
abandoned/improperly stored materials, and overgrown areas, creates situations that are unsafe
for individuals traversing the Redevelopment Area.
Evidence of Homeless Encampments – Individuals were observed using multiple vehicles and
the areas between vehicles as a makeshift campground at the western end of Papin Street. The
lack of adequate shelter, water, sewage, and electricity for those individuals creates a situation
that is insanitary and unsafe for those people.
Evidence of Dumping and/or Improper Materials Storage – Signs of illegal dumping were
observed within the overgrown vegetation. In addition, multiple instances of stacked, uncovered
materials were observed. Improperly stored materials can attract vermin, which creates a health
hazard.
DRAFT: Steelcote Square Community Improvement District Blight Analysis
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Deterioration of Site Improvements
Condition of Streets & Alleys – Theresa Avenue, Gratiot Street, and Papin Street are in fair
condition with some signs of deterioration. The alley running east-west to the south of Papin
Street shows significant deterioration. The alley running east-west between Papin Street and
Gratiot Street has apparently been abandoned and contains significantly overgrown vegetation.
Condition of Sidewalks – Sidewalks are in poor condition along the southern portion of Gratiot
Street and along the west side of Theresa Avenue near Chouteau Avenue.
Deteriorated Parking Areas – Many of the parking lots in the Redevelopment Area are in poor
condition, including pot holes and deteriorating asphalt.
Building Conditions – The existing building in the Area shows signs of deferred maintenance,
including significant overgrown vegetation encroaching on the building itself, cracking along
exterior walls and foundations, signs of water damage at roof transitions, and deteriorating façade
elements.
Age of the Structures – The only building within the Area is 50 years old. Buildings over thirtyfive years old are generally considered at risk for structural and mechanical problems, unless they
are well-maintained and regularly updated, which the existing building does not appear to have
been.

Conditions Which Endanger Life or Property by Fire or Other Causes
Safety Concerns from Unsecured Vacant Property with Deteriorated Site Conditions – The
vacant and unsecured nature of many parcels in the Redevelopment Area, especially those that
have overgrown vegetation, creates a situation where trespassing individuals can be harmed.
Lack of Emergency Access – The west end of Papin Street does not have adequate space for
vehicular turn-around within its right-of-way, which hampers emergency vehicles, creating an
unsafe condition.

DRAFT: Steelcote Square Community Improvement District Blight Analysis
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4.
RETARDATION OF PROVISION OF HOUSING
ACCOMMODATIONS, ECONOMIC OR SOCIAL LIABILITY, OR A
MENACE TO THE PUBLIC HEALTH, SAFETY, OR WELFARE
As a result of the blighting factors previously discussed, the conditions in the Redevelopment
Area retard the provision of housing accommodations and create an economic and social liability,
as well as making the Redevelopment Area a menace to the public health, safety, and welfare in
its present condition and use.

Retardation of Provision of Housing Accommodations
The Redevelopment Area is a highly desirable mixed-use development location that would
logically include residential uses, given its proximity to nearby institutions and transit options in
Midtown St. Louis. However, as a result of the significant infrastructure investment requirements
and the history of probable noxious uses in the District, highly desirable mixed-use development
uses are precluded from the Redevelopment Area without eliminating the blight conditions.

Economic Liability
As a result of the blighting factors previously discussed, the Redevelopment Area constitutes an
economic liability. St. Louis is a mature city, which is unable to expand beyond its existing limits;
thus, the primary opportunity for economic growth is through redevelopment of existing sites.
Given the longstanding vacancy and underutilization of the parcels within the Redevelopment
Area, the area is clearly underutilized and falls significantly short of the economic benefit it could
provide for St. Louis and other taxing jurisdictions.
Vacancy and Underutilization of a Development Site with Very High Potential – As discussed
above, the Redevelopment Area occupies an area with great potential, yet its condition has
resulted in no significant investment since the 1960s. The Area’s blighted condition has
discouraged prospective developers from taking advantage of the property’s prime location.
Change in Assessed Taxable Values – While the assessed value for taxable parcels in the
Redevelopment Area has decreased roughly eight percent between 2011 and 2021, the assessed
values for taxable parcels across all of St. Louis rose nearly ten percent over the same time
period. This lag in assessed value growth in the Redevelopment Area, a prime location in the
heart of St. Louis, represents a major economic development opportunity that cannot be realized
in its current condition.
CH ANGE IN AS S ES SED VALUE (TAXABLE ONLY)
CITY OF S T. LOUIS*
LAND
IMPROVEMENTSTOTAL
2000
$ 1,912,874,000
2011
$ 4,823,775,000
2021
$ 5,295,300,000

REDEVELOPMENT AREA
LAND
IMPROVEMENTS TOTAL
$ $
$ 239,400
152.2% $ $
$ 325,700
9.8% $ $
$ 255,900

36.0%
-21.4%

*From 2020 Comprehensive Annual Fiscal Report and 2000 Comprehensive Annual Fiscal Report for the City of St. Louis, Missouri.
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13

Board Bill Number 110
Exhibit A

Social Liability
Inability to Provide Needed Taxes for Services – As a result of the previously discussed
blighting factors, the Redevelopment Area fails to produce taxes in proportion to its size and
potential.
Lack of ADA Accessibility – While adequate sidewalks exist along Grand Avenue and the north
side of Gratiot Street, sidewalks are unavailable or in extremely poor condition on the south side
of Gratiot Street, Theresa Avenue, and Papin Street. The poor condition of the existing sidewalks
does not meet current requirements under the ADA. This restricts accessibility for disabled
individuals. In addition, the single structure in the Redevelopment Area was constructed prior to
the introduction of ADA requirements, and it is likely that additional instances of noncompliance
are present inside. According to the U.S. Census Bureau’s Americans with Disabilities: 2014,
which was published in 2021, over a quarter of individuals (27.2 percent) in the United States is
considered to have some level of disability and over 1/6th of individuals are considered to be
severely disabled.

Menace to the Public Health, Safety, and Welfare
As a result of the previously discussed blighting factors, the Area is also a menace to the public
health, safety, and welfare.
Crime – While the Redevelopment Area is relatively vacant of significant commercial or
residential activity, recent data available from the St. Louis Metropolitan Police Department shows
that the Area has an extremely high rate of property crimes (theft, arson, etc.) when compared to
the entire neighborhood and the City. While the area has only one operating business, seven
instances of property crime were reported in the last year.
Pedestrian Safety Concerns – The lack of sidewalks along Theresa Avenue and Papin Street
creates significant safety concern for pedestrians who must walk on the streets. In addition, the
open nature, uneven site grading, and deteriorated site improvements create potential hazards
for individuals seeking access and circulation within the Area.
Trash Dumping, Overgrown Vegetation, and Improper Drainage – There are numerous
instances of trash dumping, improperly stored materials, and overgrown vegetation throughout
the Redevelopment Area. These areas create potential hazards for visitors to the Area, and
provide habitats for rodents.

DRAFT: Steelcote Square Community Improvement District Blight Analysis
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APPENDIX A
Legal Description

Northeast Hampton/I-44 Redevelopment Area Blight Analysis
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BOUNDARY DESCRIPTION OF COMMUNITY IMPROVEMENT DISTRICT
A tract of land being Part of City Block 2212 and 2213 of the City of St. Louis, Missouri being more
particularly described as follows:
Beginning at the intersection of the western right-of-way line of Theresa Avenue, 80 feet wide with
the north right-of-way line of a 20 feet wide east-west Alley, also being the southeast corner of
Lot 1 of Market & Chouteau Addition; thence crossing said Alley to the south right-of-way line of
thereof, said point also being the northeastern corner of Lot 32 of above said Market & Chouteau
Addition; thence in a northwesterly direct along said south right-of-way line to the northeast
corner of Lot 2 of Gratiot Grand Subdivision, a subdivision according to the plat thereof as
recorded in Plat Book 1106006, Page 30 of the City of St. Louis records; thence in a southerly
direction along the eastern line of said Lot 2 to the northern right-of-way line of Papin Street, 60
feet wide; thence in an easterly direction along said north right-of-way line to the southwest
corner of Lot 22 of above said Market & Chouteau Addition; thence crossing Papin Street, at right
angles, to its south right-of-way line; thence along said right-of-way line, in a westerly direction,
to the northeast corner of Lot 21 of Block 12 of the Fourth Subdivision of the Ranken Estate,
located in City Block 2213; thence in a southerly direction along the east line of said Lot 22, to the
north right-of-way line of a 20 feet wide east-west Alley located in City Block 2213; thence in a
westerly direction along said north right-of-way line and its direct westerly prolongation to its
intersection with the west right-of-way line of Grand Avenue, variable width; thence in a northerly
direction along said west right-of -way line to its intersection with the north right-of-way line of
Gratiot Street, 60 feet wide, thence in an easterly direction, along said north right-of-way line to
its intersection with the direct northerly prolongation of the east line of Lot 1 of above said of
Gratiot Grand Subdivision; thence in a southerly direction along said prolongation line and the
east line of said Lot 1 to the north right-of-way line of above said 20 feet wide east-west Alley in
City Block 2212; thence in an easterly direction along said north-right-of-way line to its
intersection of the western right-of-way line of Theresa Avenue, said point also being the POINT
OF BEGINNING.
Less and Excepting the two tracts of land as conveyed to the City of St. Louis by instruments
recorded on August 6, 2010 as Daily Numbers, 59 and 65.
PLUS
A tract of land being Part of Theresa Avenue and Choteau Avenue adjacent to City Blocks 2212, 2213
and 2214 of the City of St. Louis, Missouri being more particularly described as follows:
Beginning at the intersection of the western right-of-way line of Theresa Avenue, 80 feet wide with
the north right-of-way line of a 20 feet wide east-west Alley, also being the southeast corner of
Lot 1 of Market & Chouteau Addition located in above said City Block 2212; thence crossing
Theresa Avenue in a southeasterly direction and at right angles to the eastern right-of-way line
of Theresa Avenue; thence in a southwesterly direction, along said eastern right-of-way line to its
intersection with the northern right-of-way line of Chouteau Avenue, 80 feet wide; thence,
southeasterly along the northern right-of-way line of Chouteau to its intersection with the direct
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northerly prolongation of the eastern right-of-way line of Theresa Avenue, 80 feet wide; thence
in a northwesterly direction along the south right-of-way line of Chouteau Avenue, crossing
Theresa Avenue, to its intersection with the direct southerly prolongation of the western rightof-way line of above said Theresa Ave; thence in a northerly direction along said prolongation
line and last said western right-of-way line to the POINT OF BEGINNING

DRAFT: Steelcote Square Community Improvement District Blight Analysis

17

Board Bill Number 110
Exhibit A

Exhibit A-2
MAP OF COMMUNITY IMPROVEMENT DISTRICT BOUNDARY

Board Bill Number 110
Exhibit A

APPENDIX B
Parcel Map and Parcels Information

Board Bill Number 110
Exhibit A

Steelcote Square Community Improvement District
Blight Analysis
APPENDIX B - 1

1
2
3
4
5
6
7

218703021
221200082
221200081
221200072
221200071
221300300
221300020

Parce l ID

218703021
221200082
221200081
221200072
221200071
221300300
221300020

1
2
3
4
5
6
7

M ap ID

Parcel ID

M ap ID

809 S. GRAND
3570 GRATIOT
3520 GRATIOT
3569 PAPIN
3541 PAPIN
900 S. GRAND
3544 PAPIN

Addre ss

809 S. GRAND
3570 GRATIOT
3520 GRATIOT
3569 PAPIN
3541 PAPIN
900 S. GRAND
3544 PAPIN

Ad dress

X

Bui lding
De te rio rati on

N/A
N/A
1961
N/A
N/A
N/A
N/A

X

Y
Y
N
Y
N
N
Y

Ex em pt
(Y /N )

X

Side wa lk in
Poo r C onditio n

$
$
$
$
$
$
$

X

X

2021

$
$
$
$
$
$
$

X

$
$
$
$
$
$
$
$
$

X
X

X

Ove rgro w n
Ve geta tio n

28,700
600
-

Im pro vem e nt Value

Ev ide nce o f
Dum ping

900
4,100
99,000
4,100
127,600
38,500
6,600

La nd Va lue

Lack o f
Side w a lk s

TOTAL VALUE
TOTAL TAXABLE VALUE

YEAR BUILT

Site
De te rioratio n

CITY OF ST. LOUIS
CITY OF ST. LOUIS
STEELCOTE GRATIOT LLC
CITY OF ST. LOUIS
ST. LOUIS UNIVERSITY
ST. LOUIS UNIVERSITY
ST. LOUIS UNIVERSITY

Ow ner

$
$
$
$
$
$
$

X
X
X

2 01 1

$
$
$
$
$
$
$

X

$
$
$
$
$
$
$
$
$

X

$
$
$
$
$
$
$

8,700
42,000
21,000
3,200

Land Va lue

X
X
X

X

Adja ce nt Ri ght of W ay
in Poo r C onditio n

900
4,100
127,700
4,100
105,800
86,800
5,400
334,800
320,300

Total

Hom e le ss
Encam pm e nt

78,200
600
55,300
-

Im provem e nt Value

Bui lding ove r 35
Ye ars Old

900
4,100
49,500
4,100
105,200
31,500
5,400

La nd Va lue

Vacant Site

900
4,100
127,700
4,100
128,200
38,500
6,600
310,100
294,400

Total

63,000
62,900
38,600
-

N ote

$
$
$
$
$
$
$
$
$

71,700
104,900
59,600
3,200
239,400
239,400

To tal

Right of Way owned by City of St. Louis

Right of Way owned by City of St. Louis
Right of Way owned by City of St. Louis

$
$
$
$
$
$
$

2000
Im prove m ent
Value

Board Bill Number 110
Exhibit A

Steelcote Square Community Improvement District
Blight Analysis
APPENDIX B - 2

Board Bill Number 110
Exhibit A

APPENDIX C
Photographs of Blighting Conditions

Steelcote Square Community Improvement District
Blight Analysis
APPENDIX B - 3

Board Bill Number 110
Exhibit A

3520 Gratiot: Improperly stored materials, sidewalks in disrepair, and overgrown
vegetation

3520 Gratiot St.: Building shows encroachment by overgrown vegetation,
deterioration of other site improvements evident
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3520 Gratiot: Improperly stored materials, sidewalks in disrepair, and overgrown
vegetation

3520 Gratiot looking east: Sidewalks in disrepair and overgrown vegetation
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3520 Gratiot looking west: Sidewalks in disrepair and overgrown vegetation

3520 Gratiot: Abandoned stairway in sidewalk
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900 S. Grand Alley: Right of way in disrepair and overgrown vegetation

900 S. Grand & 3544 Papin looking north: Vacant lots and overgrown vegetation
beyond

Steelcote Square Community Improvement District Blight Analysis

APPENDIX D - 4

Board Bill Number 110
Exhibit A

Alley at 900 S. Grand and 3544 Papin: Example of deteriorating right-of-way

900 S. Grand: Dumped/abandoned debris
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3541 Papin: View of deteriorating driveway and overgrown vegetation beyond

Papin Street: View of homeless encampment
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Alley between Papin and Gratiot: View of abandoned alleyway with overgrown
vegetation
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DISTRICT PROJECT AGREEMENT
THIS DISTRICT PROJECT AGREEMENT (this “Agreement”) is made and entered into as of
this _____ day of __________, 2021, by and among THE CITY OF ST. LOUIS, MISSOURI (the “City”),
an incorporated city and political subdivision of the State of Missouri, the STEELCOTE SQUARE
COMMUNITY IMPROVEMENT DISTRICT (the “District”), a community improvement district and
political subdivision of the State of Missouri, and STEELCOTE GRATIOT LLC (the “Developer”), a
Missouri limited liability company (the City, the District and the Developer may each be referred to herein
as a “Party,” and collectively as the “Parties”).
RECITALS
A.
On September 23, 2021, the Developer submitted a “Petition for the Establishment of the
Steelcote Square Community Improvement District” (the “CID Petition”) to the City in accordance with
Sections 67.1401 to 67.1571 of the Revised Statutes of Missouri (the “CID Act”), requesting that the City
adopt an ordinance creating the District, the boundaries of which are described in the CID Petition.
B.
The CID Petition contemplates that the District, upon its formation, will impose a one
percent sales tax (the “District Sales Tax”) and use the revenues thereof to fund the “CID Project” described
in the Petition.
C.
On [*October 12, 2021*], the Board of Aldermen held a duly-noticed public hearing
concerning the creation of the District in accordance with the requirements of the CID Act.
D.
On _________, 2021, the Board of Aldermen adopted Ordinance No. _____ (Board Bill
No. ______) establishing the District and authorizing the execution of this Agreement (the “Approval
Ordinance”). In addition, in the Approval Ordinance, the City determined that the District is a “blighted
area” under Section 67.1401.2(3)(b) of the CID Act. Accordingly, the CID may expend its revenues
pursuant to a contract entered into pursuant to Section 67.1461.2 of the CID Act.
E.
On _________, 2021, the District’s Board of Directors adopted Resolution No. 2021-___
authorizing the execution of this Agreement.
F.
The Parties desire to enter into this Agreement to establish the process by which the District
will be governed and the CID Project will be implemented and financed.
NOW, THEREFORE, for and in consideration of the foregoing Recitals (which are incorporated
into this Agreement as an integral part hereof) and the promises, covenants and agreements contained
herein, the Parties do hereby agree as follows:

ARTICLE I
INCORPORATED ITEMS; DEFINITIONS; EXHIBITS
Section 1.01 Definitions. In addition to the terms defined elsewhere in this Agreement, the
following capitalized words and terms shall have the following meanings:
“Affiliate” means any entity that is controlled by the Developer or controlled by the same entity or
entities that control the Developer.

“Annual Operating Fund Deposit” means (a) for the Fiscal Year ending June 30, 2022, the sum of
$10,000 and (b) for each subsequent Fiscal Year, an amount equal to 103% of the then-prior Fiscal Year’s
Annual Operating Fund Deposit; provided, however, the Annual Operating Funds Deposit shall be $0.00
at any time in which there is more than $25,000 in the District Operating Funds.
“Certificate of Reimbursable CID Project Costs” means a Certificate of Reimbursable CID Project
Costs in substantially the same form of Exhibit A attached hereto, to be delivered by the Developer to the
District pursuant to Section 4.03.
“CID Petition” means the Petition for the Establishment of the Steelcote Square Community
Improvement District approved by Ordinance No. ______ (Board Bill No. _____).
“CID Project” means the “CID Project” as described in the CID Petition and such other
improvements and activities as may be permitted under the CID Act and the CID Petition and approved by
resolution of the District’s Board of Directors pursuant to Section 2.02.
“CID Project Costs” means the costs of constructing the CID Project that are eligible under the
CID Act to be paid by the District.
“City” means The City of St. Louis, Missouri.
“City Code” means the Revised Code of the City of St. Louis, as the same may be amended from
time to time.
“Developer” means Steelcote Gratiot LLC, a Missouri limited liability company, and its permitted
successors and assigns.
“District” means The Steelcote Square Community Improvement District.
“District Operating Fund” means the fund of that name established by the District pursuant to
Section 4.03.
“District Reimbursement Fund” means the fund of that name established by the District pursuant
to Section 4.03.
“District Sales Tax” means the one percent (1%) community improvement district sales tax to be
imposed by the District pursuant to Section 4.01.
“Fiscal Year” means the District’s fiscal year, which, as of the date of this Agreement, is July 1
through June 30.
“Performance Agreement” means the Performance Agreement between the Developer and the City
of St. Louis, Missouri, as may be amended.
“Property” means the real property included in the District.
“SLDC” means the St. Louis Development Corporation, or a successor entity, acting as the City’s
development agency and enforcement agent with respect to this Agreement pursuant to Section 6.10.
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ARTICLE II
CONSTRUCTION OF THE CID PROJECT
Section 2.01 CID Project. Subject to the terms and conditions of this Agreement, the
Developer, on behalf of the District, shall construct, or cause the construction of, the CID Project in
accordance with this Agreement and all applicable federal, state and local laws, rules, regulations,
ordinances and approvals.
Section 2.02 Schedule. The Developer shall use commercially reasonable efforts to cause the
completion of the CID Project by December 31, 2024 (subject to any excusable delay permitted by Section
3.01).
Section 2.03 City Approvals to Control. The Developer shall obtain or cause to be obtained
all necessary zoning, building and other permits and approvals in conjunction with the completion of the
CID Project (collectively, the “Governmental Approvals”). Notwithstanding anything to the contrary
contained herein, the applicable zoning, building and other permits and approvals shall control the specific
development of the CID Project. The City agrees to employ commercially reasonable efforts to cooperate
with the Developer and to process and timely consider and respond to all applications for the Governmental
Approvals as received, all in accordance with applicable laws, including the City Code.
Section 2.04

Insurance.

(a)
The Developer will cause there to be insurance for the Property and the CID Project as
hereinafter set forth at all times during the construction of the CID Project and continuing (with respect to
(1) and (2) below) during the term of this Agreement. The policies for such insurance shall be placed with
financially sound and reputable insurers licensed to transact business in the State of Missouri. The
Developer shall, from time to time at the request of the City or the District, furnish the City and the District
with “Acord” certificates of insurance on:
(1)
Property and casualty insurance to keep the Property constantly insured against
loss or damage by fire, lightning and all other risks covered by the extended coverage insurance
endorsement then in use in the State in an amount equal to the Full Insurable Value thereof (subject
to reasonable loss deductible clauses). “Full Insurable Value” means the commercially reasonable
level of insurance for the Property;
(2)
Commercial liability insurance with coverages of not less than the current absolute
statutory waivers of sovereign immunity in Sections 537.600 and 537.610 of the Revised Statutes
of Missouri, as amended (which for calendar year 2021 is equal to $2,940,868 for all claims arising
out of a single accident or occurrence and $441,130 for any one person in a single accident or
incurrence). Further, the policy shall be adjusted upward annually, to remain at all times not less
than the inflation adjusted sovereign immunity limits as published in the Missouri Register on an
annual basis by the Department of Insurance pursuant to Section 537.610 of the Revised Statutes
of Missouri, as amended; and
(3)

Workers’ compensation insurance, with statutorily required coverage.

(b)
Simultaneously with the execution of this Agreement and annually thereafter and
throughout the term of this Agreement, the Developer shall provide evidence of contractual liability
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insurance (in form and substance reasonably acceptable to the City Counselor) covering the Developer’s
obligations to indemnify the City and the District, as provided in this Agreement, by an insurance company
with a rating by a reputable rating agency indicating excellent or superior financial strength (i.e., an A.M.
Best rating of “A-” or better). The Developer agrees to provide immediate written notice to the City and
the District when a cancellation, termination, expiration or modification of the applicable contractual
liability policy occurs.

ARTICLE III
EXCUSABLE DELAY
Section 3.01 Excusable Delay. Notwithstanding anything to the contrary contained herein, the
time periods provided for herein shall be automatically extended by the number of days of delay caused by
actions or events beyond the control of the Developer (but not to exceed one year), including acts of God,
labor disputes, strikes, lockouts, civil disorder, war, lack of issuance of any permits and/or legal
authorization by the governmental entity necessary for the Developer to proceed with the construction or
cause the construction of the CID Project (provided all conditions precedent to the issuance of said permits
and/or authorizations have been met), shortage or delay in the shipment of material or fuel, governmental
action, fire, unusually adverse weather conditions, wet soil conditions, unavoidable casualties, litigation
relating to the establishment of the District or any element of the CID Project, or any causes beyond the
Developer’s reasonable control, or by any other cause that the Mayor in his or her reasonable discretion
determines may justify the delay (an “Excusable Delay”). The Developer shall notify the City and the
District in writing within 30 days after a claimed event of the cause of the Excusable Delay. An Excusable
Delay shall not include any condition or circumstance caused or extended by the Developer or an Affiliate
or attributable to actions or inaction by the Developer or an Affiliate.

ARTICLE IV
COMMUNITY IMPROVEMENT DISTRICT PARTICIPATION
Section 4.01

District Sales Tax.

(a)
The District shall submit a ballot proposition to the District’s qualified voters (as defined
in the CID Act) authorizing the imposition of the District Sales Tax for a term of no more than 27 years.
(b)
Upon approval by the qualified voters of the District, the District shall promptly notify the
Missouri Department of Revenue of the imposition of the District Sales Tax.
Section 4.02 Approval of CID Project Costs. From time to time, the Developer may submit
Certificates of Reimbursable CID Project Costs in substantially the form of Exhibit A attached hereto to
the District (with a copy to SLDC), evidencing costs incurred by the Developer in the construction of the
CID Project. The District shall review each Certificate of Reimbursable CID Project Costs and provide
written objections, if any, to the Developer within 30 days from receipt thereof. If any objections are
provided, the Developer shall cure such objections and resubmit the Certificate of Reimbursable CID
Project Costs. If no objections are provided within 30 days of receipt, the Certificate of Reimbursable CID
Project Costs shall be deemed approved by the District on the 31st day following receipt (unless
affirmatively approved by the City before such date). The maximum amount of costs that may be included
in approved Certificates of Reimbursable CID Project Costs is $12,745,715.
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Section 4.03

Application of District Revenues; Reimbursement of CID Project Costs.

(a)
The District shall establish the District Operating Fund and the District Reimbursement
Fund. All District Sales Tax revenues received by the District in each Fiscal Year shall be deposited as
follows:
(1)
First, District Sales Tax revenues up to the applicable Annual Operating Fund
Deposit shall be deposited into the District Operating Fund; and
(2)
Second, all remaining District Sales Tax revenues shall be deposited into the
District Reimbursement Fund.
(b)
The District shall use money deposited into the District Operating Fund to pay the costs of
administering and operating the District and any other expenses approved by the District’s Board of
Directors (including, without limitation, transferring any moneys not needed for the administration and
operation of the District to the District Reimbursement Fund). The Developer agrees, upon written request
of the District, to promptly pay such costs (not in excess of the Annual Operating Fund Deposit) if the
moneys in the District Operating Fund are insufficient for that purpose.
(c)
The District shall use money deposited into the District Reimbursement Fund to reimburse
the Developer for any amounts advanced pursuant to Section 4.03(b) and for the CID Project Costs
identified in all approved or deemed approved Certificates of Reimbursable CID Project Costs (including
interest accruing on CID Project Costs that have not yet been reimbursed at an annual rate of 5.5%,
calculated using the 30/360 method and compounding semi-annually on each May 1 and November 1).
The District shall, subject to annual appropriation, make payments to the Developer from the District
Reimbursement Fund on each May 1 and November 1 (or if such date is not a business day, the next
business day thereafter), to the extent (1) the District has money in the District Reimbursement Fund and
(2) the Developer has not yet been reimbursed by the District for the CID Project Costs identified in all
approved or deemed approved Certificates of Reimbursable CID Project Costs.
(d)
Notwithstanding anything to the contrary contained herein, the District may issue notes,
bonds or other obligations and use the proceeds thereof to reimburse the Developer for the CID Project
Costs identified in all approved or deemed approved Certificates of Reimbursable CID Project Costs. The
District shall notify SLDC in writing prior to issuing any notes, bonds or other obligations.
Section 4.04

Governance of the District.

(a)
The Developer and any successor in title to the Property, in their role as an entity that can
designate authorized representatives to serve on the District’s Board of Directors, shall cause the District
to be governed in accordance with the CID Act and all other applicable laws. The Developer hereby
delegates to the Executive Director of SLDC to designate one person to serve as the Developer’s authorized
representative for the purpose of serving on the District’s Board of Directors (the “SLDC Designee”). The
SLDC Designee shall meet all qualifications for appointment to the District’s Board of Directors set forth
in the CID Act and the CID Petition, including, without limitation, the requirements set forth in Section
67.1451.2(3).
(b)
The District shall engage a qualified District administrator and/or qualified legal counsel
to assist in managing the operations of the District and ensuring compliance with applicable laws.
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(c)
The District shall promptly dissolve after all CID Project Costs have been reimbursed to
the Developer (or if bonds, notes or other obligations have been issued, once all such bonds, notes or other
obligations have been repaid).

ARTICLE V
DEFAULT AND REMEDIES
Section 5.01 Default. An “Event of Default” shall exist if the Developer fails to timely perform,
in all material respects, any obligation or covenant of the Developer under this Agreement, and such failure
is not cured to the City’s and the District’s satisfaction within 30 days after the City or the District gives
written notice thereof to the Developer, or if it cannot reasonably be cured within thirty 30 days, then,
subject to Section 3.01, for such additional time as may be necessary to cure such default so long as the
Developer is diligently proceeding to effect a cure of such default.
Section 5.02 Remedies; Results of Termination. Upon the occurrence of an Event of Default,
the City or the District pursue any available remedy at law or in equity by suit, action, mandamus or other
proceeding to enforce and compel the performance of the duties and obligations of the Developer as set
forth in this Agreement, to enforce or preserve any other rights or interests of the City or the District under
this Agreement or otherwise existing at law or in equity and to recover any damages incurred by the City
or the District resulting from such Developer Event of Default.
ARTICLE VI
GENERAL PROVISIONS
Section 6.01 Modifications; Successors and Assigns. The terms, conditions and provisions of
this Agreement shall not be modified or amended except by mutual agreement in writing among the Parties.
This Agreement shall be binding upon and inure to the benefit of the Parties and their respective assigns
and successors in interest or title to all or any portion of the Property; provided, however, the Developer
may not assign its rights under this Agreement except in accordance with the provisions of Section 6.02.
Section 6.02

Right to Transfer Property; Assignment of District Project Agreement.

(a)
Transfer of Property. The Developer (or successor in title) may transfer the Property or
any portion thereof so long as written notice of such transfer is provided to the City and the District within
ten days of the transfer.
(b)
Effect of Transfer. Upon a transfer and satisfaction of all requirements of this Section,
unless otherwise expressly elected by the transferor, all of the transferor’s rights and obligations hereunder
with respect to the Property or applicable portion thereof, including, without limitation, those concerning
construction, maintenance, use and financing of the CID Project shall transfer to the transferee, and the
transferor shall be released from any and all further obligations under this Agreement with respect to the
Property or the applicable portion thereof.
(c)
Assignment by Developer. The Developer may assign its interest to any entity so long as
the City Attorney receives evidence of the assignee’s compliance with Section 2.04 and Section 6.09 at the
time of the assignment.
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(d)
Leases in Ordinary Course of Business Exempt from this Section. The Parties acknowledge
that the Developer may enter into leases with tenants in the ordinary course of operating the facilities within
the District as a commercial and multi-family residential development. Notwithstanding anything to the
contrary contained herein, no prior consent of the City or the District (other than as otherwise required by
the City Code for occupancy and similar permits) will be required for any lease to a tenant in the ordinary
course of business.
(e)
Financing. Notwithstanding anything herein to the contrary, the City and the District
hereby approve, and no prior consent shall be required in connection with, the right of the Developer to
encumber or collaterally assign its interest in the Property or any portion thereof or its rights and interests
in this Agreement to secure loans, advances or extensions of credit to finance or from time to time refinance
all or any part of the CID Project Costs, or the right of the holder of any such encumbrance or transferee of
any such collateral assignment (or trustee or agent on its behalf) to transfer such interest by foreclosure or
transfer in lieu of foreclosure under such encumbrance or collateral assignment.
Section 6.03

Indemnification and Hold Harmless.

(a)
The indemnification and covenants contained in this Section shall survive expiration or
earlier termination of this Agreement.
(b)
The Developer agrees that, anything to the contrary herein notwithstanding, it will defend,
indemnify and hold harmless the City, SLDC, the District, and their respective governing body members,
employees and agents against any and all claims, demands, actions, causes of action, loss, damage, injury,
liability and/or expense (including attorneys’ fees and court costs) resulting from, arising out of, or in any
way connected with:
(1)

the Developer’s failure to comply with any provision of this Agreement;

(2)
the negligence or intentional misconduct of the Developer, or an Affiliate, or their
respective officers, employees and agents;
(3)
the presence of hazardous wastes, hazardous materials or other environmental
contaminants on the Property; or
(4)
otherwise arising out of the construction of the CID Project, the creation of the
District, the imposition of the District Sales Tax or the administration of this Agreement.
If the validity or construction of the CID Act, and/or any ordinance of the City or resolution of the District
adopted in connection with this Agreement or the CID Petition or otherwise affecting the CID Project are
contested in court, the Developer shall defend, hold harmless and indemnify the City and the District from
and against all claims, demands and/or liabilities of any kind whatsoever including, without limitation, any
claim for attorney fees and court costs, and the Developer shall pay any monetary judgment and all court
costs rendered against the City and the District, if any.
(c)
Notwithstanding anything herein to the contrary, the City shall not be liable to the
Developer or the District for damages or otherwise if all or any part of the CID Act and/or any ordinance
of the City adopted in connection with this Agreement or the creation of the District is declared invalid or
unconstitutional in whole or in part by the final (as to which all rights of appeal have expired or have been
exhausted) judgment of any court of competent jurisdiction.

-7SL 5209762.3

(d)
Notwithstanding the foregoing terms of this Section, the Developer is not obligated to
defend, hold harmless or indemnify (1) the City or SLDC with respect to any matter or expense resulting
from or arising out of the negligence or willful misconduct of the City or SLDC, as applicable, or (2) the
District with respect to any matter or expense resulting from or arising out of the negligence or willful
misconduct of the District.
Section 6.04 Notice. Whenever notice or other communication is called for herein to be given
or is otherwise given pursuant hereto, it shall be in writing and shall be personally delivered or sent by
registered or certified mail, return receipt requested, addressed as follows:
(a)

In the case of the City, to:
The City of St. Louis
Office of the Mayor
City Hall
1200 Market Street, Room 200
St. Louis, Missouri 63103
Attention: Chief of Staff
And
The City of St. Louis
Office of the Finance Officer
1520 Market Street, Room 3005
St. Louis, Missouri 63103
Attention: Deputy Comptroller for Finance and Development
With copies to:
The City of St. Louis
City Counselor
City Hall
1200 Market Street, Room 314
St. Louis, Missouri 63102
Attention: City Counselor
St. Louis Development Corporation
1520 Market Street, Suite 2000
St. Louis, Missouri 63103
Attention: Executive Director
St. Louis Development Corporation
1520 Market Street, Suite 2000
St. Louis, Missouri 63103
Attention: General Counsel
Armstrong Teasdale LLP
7700 Forsyth Blvd., Suite 1800
St. Louis, Missouri 63105
Attention: Thomas J. Ray, Esq.
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and
Gilmore & Bell, P.C.
One Metropolitan Square
211 N. Broadway, Suite 2000
St. Louis, Missouri 63102
Attention: Mark A. Spykerman, Esq.
(b)

In case of the District, to:
The Steelcote Square Community Improvement District
c/o Steelcote Gratiot LLC
1034 S. Brentwood Boulevard, Suite PH-1D
St. Louis, Missouri 63119
Attention: Michael Hamburg
with a copy to:
Spencer Fane LLP
1 N. Brentwood Boulevard, Suite 1000
St. Louis, Missouri 63105
Attention: Robert Preston, Esq.

(c)

In case of the Developer, to:
Steelcote Gratiot LLC
1034 S. Brentwood Boulevard, Suite PH-1D
St. Louis, Missouri 63119
Attention: Michael Hamburg
with a copy to:
Spencer Fane LLP
1 N. Brentwood Boulevard, Suite 1000
St. Louis, Missouri 63105
Attention: Robert Preston, Esq.

All said notices by mail shall be deemed given on the day of deposit in the mail. A change of designated
officer or address may be made by a Party by providing written notice of such request to the other parties.
Section 6.05 Severability. The provisions of this Agreement shall be deemed severable. If any
provision of this Agreement is found by a court of competent jurisdiction to be invalid, the remaining
provisions of this Agreement shall remain valid unless the court finds that the valid provisions are so
essentially and inseparably connected with and so dependent upon the invalid provision that it cannot be
presumed that the parties hereto would have agreed to the valid provisions of this Agreement, or unless the
court finds the valid provisions, standing alone, are incomplete and incapable of being executed in
accordance with the intent of the Parties.
Section 6.06 Governing Law; Venue. This Agreement shall be governed by and construed in
accordance with the laws of the State of Missouri. Any action arising out of, or concerning, this Agreement
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shall be brought only in the Circuit Court of St. Louis City, Missouri. All parties to this Agreement consent
to the jurisdiction and venue of such court.
Section 6.07 Developer’s Right of Termination. At any time the Developer may, by giving
written notice to the City and the District, terminate this Agreement. Upon termination of this Agreement,
the Parties shall have no further rights or obligations hereunder except as may expressly survive
termination.
Section 6.08 Counterparts. This Agreement may be executed in several counterparts, each of
which shall be an original and all of which together shall constitute one and the same instrument.
Section 6.09 Federal Work Authorization Program. The Developer and any subsequent
owner receiving the benefits described herein must comply with and satisfy the requirements of Section
285.530.2 of the Revised Statutes of Missouri, which requires (1) any business entity receiving tax
abatement to, by sworn affidavit and provision of documentation, annually affirm its enrollment and
participation in a federal work authorization program with respect to the employees working in connection
with the business entity receiving tax abatement, and (2) every such business entity to annually sign an
affidavit affirming that it does not knowingly employ any person who is an unauthorized alien in connection
with the entity receiving tax abatement. The Developer or subsequent owner shall provide such affidavit
and documentation to the City and the District upon execution of this Agreement and annually on or before
November 15 of each year during the term of this Agreement, beginning November 15, 2022.
Section 6.10

SLDC as Enforcement Agent; Performance Agreement.

(a)
SLDC shall have the same rights as the City to monitor and enforce compliance by the
District and the Developer with this Agreement.
(b)
The Developer acknowledges that the City’s approval of the District and this Agreement
are in consideration of the Developer’s promise to maintain workforce housing on the Property, as described
in Section __ of the Performance Agreement. In furtherance of that promise, the Developer agrees as
follows:
(1)
The Developer will not approve or execute any amendment to the Performance
Agreement that (i) reduces the amount of workforce housing required, (ii) alters the definition of
workforce housing, or (iii) materially affects the ability of the City or SLDC to enforce provisions
related to the Developer’s failure to maintain the required workforce housing (including, without
limitation, the reduction or elimination of property tax abatement through the imposition of
additional payments in lieu of taxes) without the prior written approval of SLDC; and
(2)
The Developer shall provide SLDC with a copy of any proposed amendments to
the Performance Agreement for review at least 10 days prior to execution thereof (assuming
execution is permitted by (1) above).
Section 6.11 Consents and Approvals. The Mayor, the Comptroller and the District Chairman
are authorized to execute all documents on behalf of the City and the District, respectively, as may be
required to carry out and comply with the intent of this Agreement. The Mayor and the District Chairman
are also authorized, unless otherwise expressly provided herein to the contrary, to grant on behalf of the
City and the District, as applicable, such consents, estoppels and waivers relating to this Agreement as may
be requested during the term hereof; provided, such consents, estoppels and/or waivers shall not waive an
Event of Default or materially change the nature of the transaction unless approved by the City’s Board of
Aldermen and the District’s Board of Directors.
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Section 6.12

Representations.

(a)
By the City. The City represents, warrants, covenants and agrees as a basis for the
undertakings on its part contained herein that:
(1)
The City is a city and political subdivision incorporated and existing under the
laws of the State of Missouri and its charter, and by proper action has been duly authorized to
execute, deliver and perform this Agreement.
(2)
To the best of the City’s knowledge, there are no lawsuits either pending or
threatened that would affect the ability of the City to perform this Agreement.
(b)
By the District. The District represents, warrants, covenants and agrees as a basis for the
undertakings on its part contained herein that:
(1)
The District is a community improvement district organized and existing under the
laws of the State of Missouri, and by proper action has been duly authorized to execute, deliver and
perform this Agreement.
(2)
To the best of the District’s knowledge, there are no lawsuits either pending or
threatened that would affect the ability of the District to perform this Agreement.
(c)
By the Developer. The Developer represents, warrants, covenants and agrees as the basis
for the undertakings on its part herein contained that:
(1)
The Developer is a limited liability company duly organized and existing under
the laws of the State of Missouri and has power to enter into, and by proper action has been duly
authorized to execute, deliver and perform, this Agreement.
(2)
Neither the execution and delivery of this Agreement, the consummation of the
transactions contemplated hereby, nor the fulfillment of or compliance with the terms and
conditions of this Agreement, conflicts with or results in a breach of any of the terms, conditions
or provisions of any restriction, agreement or instrument to which the Developer is now a party or
by which the Developer is bound.
(3)
There are no lawsuits either pending or threatened that would affect the ability of
the Developer to proceed with the completion or operation of the CID Project.

[Remainder of page intentionally left blank.]
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IN WITNESS WHEREOF, the Parties have set their hands and seals to this Agreement as of the
day and year first above written.

THE CITY OF ST. LOUIS, MISSOURI

By:
Tishaura Jones, Mayor

By:
Darlene Green, Comptroller
(SEAL)
Attest:
_________________________
Amber Simms, City Register
Approved as to Form:

Sheena Hamilton, City Counselor

[District Project Agreement]
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THE STEELCOTE SQUARE
COMMUNITY IMPROVEMENT
DISTRICT

By:
Name:
Title: Chairman
(SEAL)
ATTEST:

By:
Name:
Title: Secretary
STEELCOTE GRATIOT LLC, a Missouri
limited liability company
By:
Name: Michael Hamburg
Title: Manager

[District Project Agreement]
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Board Bill Number 110
Exhibit B
EXHIBIT A

FORM OF CERTIFICATE OF REIMBURSABLE CID PROJECT COSTS

CERTIFICATE OF REIMBURSABLE CID PROJECT COSTS

TO:

The Steelcote Square Community Improvement District
c/o Steelcote Gratiot LLC
1034 S. Brentwood Boulevard, Suite PH-1D
St. Louis, Missouri 63119
Attention: Michael Hamburg

Terms not otherwise defined herein shall have the meaning ascribed to such terms in the District
Project Agreement dated as of __________, 2021 (the “Agreement”) among The City of St. Louis, Missouri
(the “City”), The Steelcote Square Community Improvement District (the “District”), and Steelcote Gratiot
LLC (the “Developer”). In connection with said Agreement, the undersigned hereby states and certifies
that:
1.
Each item listed on Schedule 1 hereto is a CID Project Cost that was incurred in connection
with the completion of the CID Project.
2.
These CID Project Costs have been paid by the Developer and are reimbursable under the
CID Act and the Agreement.
3.
There has not been filed with or served upon the Developer any notice of any lien, right of
lien or attachment upon or claim affecting the right of any person, firm or corporation to receive payment
of the amounts stated in this request, except to the extent any such lien is being contested in good faith.
4.

All necessary permits and approvals required for the CID Project are in full force and effect.

5.
If any cost item to be reimbursed under this Certificate is deemed not to be eligible to be
reimbursed by the District, the Developer shall have the right to substitute other eligible CID Project Costs
for payment hereunder.
6.

The Developer is not in default or breach of any term or condition of the Agreement.

Dated this _____ day of ____________, 20___.
STEELCOTE GRATIOT LLC

By:
[Name], [Title]

Approved for Payment this _____ day of __________, 20___:

THE STEELCOTE SQUARE COMMUNITY
IMPROVEMENT DISTRICT

By:
Chairman

A-2
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SCHEDULE 1
TO CERTIFICATE OF REIMBURSABLE CID PROJECT COSTS
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BOARD BILL NUMBER 110
FISCAL NOTE
Preparer’s Name:

Robert B. Preston

Contact Information:

Spencer Fane LLP
Attn: Robert B. Preston
(314) 333-3928
rpreston@spencerfane.com

Bill Sponsor:

Bill Synopsis:

Alderwoman Marlene Davis

Board Bill Number 110 approves the creation of the Steelcote
Square Community Improvement District, determines that the
CID is a blighted area, finds a public purpose for the creation of
the proposed district, approves a district project agreement and
contains an emergency clause.

Type of Impact:

The purpose for the creation of the CID is to remediate blight,
construct, reconstruct, install, repair, maintain and equip various
improvements, impose a sales and use tax, and carry out other
functions as set forth in the Petition to Establish the Steelcote
Square Community Improvement District. The District Project
Agreement is an agreement among the City, the CID and the
Developer, wherein the CID will use its revenues to reimburse
the Developer for CID-eligible expenses.

Agencies Affected:

None

SL 5209763.2

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?
____Yes __X__No.

-

An issuance of bonds, notes and lease-purchase agreements which may require additional
funding beyond that approved in the current adopted city budget?

-

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.

____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.
SECTION B
•

Does the bill require the construction of any new physical facilities? ____Yes ____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 ____No
o If yes, explain the impact and the estimated cost:
____________________________________________________________________
____________________________________________________________________
____________________________________________________________________

____________________________________________________________________
____________________________________________________________________
•

Does the bill create a program or administrative subdivision?

____Yes ____No

o If yes, then is there a similar existing program or administrative subdivision?
____Yes ____No
o If yes, explain the how the proposed programs or administrative subdivisions may
overlap:
____________________________________________________________________
____________________________________________________________________
____________________________________________________________________
____________________________________________________________________
____________________________________________________________________
•

Describe the annual operating, equipment, and maintenance costs that would result from the
proposed bill, as well as any funding sources:
____________________________________________________________________
____________________________________________________________________
____________________________________________________________________
____________________________________________________________________
____________________________________________________________________
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.

Financial Estimate of Impact on General Fund
Fiscal Impact

Year 1 (current)

Year 2

Year 3

Additional Expenditures

NA

NA

NA

Additional Revenue

NA

NA

NA

Net

NA

NA

NA

Financial Estimate of Impact on Special Funds
Fiscal Impact

•

Year 1 (current)

Year 2

Year 3

Additional Expenditures

NA

NA

NA

Additional Revenue

NA

NA

NA

Net

NA

NA

NA

Describe any assumptions used in preparing this fiscal note:
____________________________________________________________________
____________________________________________________________________
____________________________________________________________________

____________________________________________________________________
____________________________________________________________________
•

List any sources of information (including any City officials, agencies, or departments) used
in preparing this fiscal note:
____________________________________________________________________
____________________________________________________________________
____________________________________________________________________
____________________________________________________________________
____________________________________________________________________

•

Have the financial estimates of this bill been verified by the City Budget Division?
____Yes ____No
o If yes, by whom? _______________________________ .

