
RESOLUTION NO. 33AA 

Calling on the St. Louis Development Corporation 

To Establish Interim Incentive Guidelines, Implement the Latest Form of GASB-style 

Accounting and Create a City-Wide Economic Development Plan 

 

WHEREAS, the City of St. Louis utilizes a number of development incentives to spur private 

investment for real estate development and encourage the retention, relocation, and development 

of business in the City; and  

 

WHEREAS, in recent years, a robust city-wide conversation commenced, revolving around the 

purpose and effectiveness of incentives, best practices for their allocation, and efforts to quantify 

our review process; and 

 

WHEREAS, in 2015, the St. Louis Development Corporation (SLDC) contracted with PFM to 

conduct a study of the City’s incentive programs. This study was completed in May 2016; and  

 

WHEREAS, in September 2015, the SLDC hired a financial analyst dedicated to supporting the 

City’s incentive program; and  

 

WHEREAS, the financial analyst developed a model and rating system that was in beta testing 

for the latter half of the 2016-17 Board of Aldermen session; and  

 

WHEREAS, during the beta testing period the City made changes in the approval process for 

incentives, which included: (1) the results of the model must be included with any incentive 

board bill at the time the board bill is introduced, and (2) for Tax Increment Financing (TIF) 

projects, the Comptroller has always expressed her opinion on the project at the TIF Commission 

public hearing  but now the [and] Budget Director must also express his [their] opinion on a 

project by the time the Housing, Urban Development and Zoning Committee hears the bill. 

 

NOW THEREFORE BE IT RESOLVED by the Board of Aldermen of the City of St. Louis, 

We respectfully request that the SLDC] take the following actions to improve the effectiveness 

of tax incentives and improve best practices during the Interim period between now and the 

completion of the City-Wide economic Development Plan: 

 

TIF and Tax Abatement Projects 

 

1. Comprehensive Project Review: Any project with development costs over one 

million ($1,000,000) dollars will go through a comprehensive project review. This 

will involve a more detailed review of: (a) the architecture, (b) urban design, and (c) 

financial characteristics of the project, and will require applicants to schedule a pre-

application meeting with the SLDC staff and to submit their completed application no 

later than 30 days prior to the date of the LCRA or TIF Commission meeting where 

said application will be considered for approval.  To be considered complete an 

application must include all materials necessary for review, including a plan to 

address to address the Mayor’s Executive Order #28 and #46 as amended (if 

applicable). Related to this, SLDC will work on developing a mechanism for 

reviewing the racial equity impact from projects, which shall be included in future 

projects to the Board of Aldermen once it is developed. 

 

2. CID/TDD will be encouraged to reduce TIF and Tax Abatement: The use of CID 

/ TDDs will be encouraged in order to satisfy one of two different priorities: 1) the 

reduction in the use of TIF or Tax Abatement requests and 2) to help fund public 

improvements that promote the strategic development of the neighborhood, particularly 



those improvements which are in accordance with an established neighborhood plan. 

Outside of these two priorities, the use of CID / TDDs will require that the developer 

demonstrate that “but for” the CID / TDD that the project could not happen, and that the 

funds for the CID / TDD are at least partially allocated for the funding of public 

improvements (e.g. parks, shared parking facilities, streetscape improvements, etc. – 

TBD) or public services (e.g. public safety).   

 

 

TIF PROJECTS 

 

1. Implementation of Community Benefits Agreements (CBA's) on all catalytic 

projects: Future projects in the city will be guided by pending legislation regarding 

community benefits agreements, which is currently being developed in collaboration 

with community stakeholders by the Board of Aldermen. For now, this resolution’s 

purpose with respect to community benefits agreements is to memorialize the intent of 

the City to develop a CBA policy, and to encourage the execution of CBA’s on catalytic 

(or major) projects which are likely to have significant impacts in their respective 

neighborhoods in ways that may alter the existing fabric of the neighborhood (such as 

the displacement of existing residents or businesses). In addition, as mentioned below, 

the use of CBAs is hereby encouraged by way of making the existence of an executed 

CBA as a point of consideration in determining the level of tax abatement or other 

incentive that a project might receive. 

 

2. No new general fund appropriation backing or bottom half contributions: Having 

only used this concept sparingly in the past, the City will not approve any appropriation 

from the general fund or bottom half contributions during this interim period.  

 

3. No New hotel sales tax rebate: City will no longer agree contractually to contribute 

sales tax from hotel room sales to a TIF project.  

 

4. No sales tax generated by Proposition 1 will be captured: City will encourage the new 

Economic Development Sales Tax Board NOT to recommend capture of these sales 

taxes.  

 

5. No new tax increases will be captured: Per state statute that went into effect August 28, 

2014, the City will not approve any TIF which captures a new tax increase.  

 

6. Sales and earnings taxes from existing companies relocating within the city will not 

be capturable by TIF to protect the City's General Revenue Fund:  When a TIF 

project includes the relocation of a sales tax generating entity within the City, the 

existing level of sales taxes generated at the original location will not be eligible for 

capture by the TIF at the new location. If relocated sales tax generating tenants are 

known before approval of the TIF, the taxes from their original locations will be 

excluded from capture by the TIF. If tenants are unknown at the time of TIF application, 

then SLDC and the developer will work jointly to estimate an agreed upon percentage of 

projected sales, earnings and payroll taxes to be counted as part of the TIF base. 

 

Earnings taxes from existing companies within the City relocating to a TIF project area 

will not be automatically excluded from capture by the TIF, but will be reviewed on a 

project by project basis. Any such project that results in a projected net revenue to the 



City that is negative, or which is below estimates for the City’s costs of servicing the 

property will be subject to a reduction in the incentive amount, beginning with the 

portion of incentive generated by relocated earnings, followed by the incentive 

generated by substituted sales taxes, until the project shows positive net revenues to the 

City to cover the appropriate levels of the City’s costs, according to SLDC’s analysis. 

 

7. Future projects will be required to report on-going data through annual surveys: 

Developers receiving incentives will be required to provide annual updates to SLDC on 

specified metrics including payrolls and sales at tenants, and developer income and cash 

flow statements for each project incentivized, rent rolls of tenants including information 

about the tenants last known address prior to locating in the development, and more. 

These requirements will be codified within all future redevelopment agreements and will 

be tied to fines and penalties for non-compliance. 

 

SLDC will review the results of these annual reports and compare them to the original 

applications, specifically, looking to see 1) if job creation projections were met, 2) if 

rents per square foot were in line with original projections, 3) if developer NOI is in line 

with original projections, and 4) if tenant mix and baseline estimates adjusted for 

relocated companies is in line with original projections. If this review process reveals 

significant, broad-based discrepancies between projections and reality, particularly with 

regard to back-testing the “but for” analysis for the project and relocation of existing 

tenants within the City, then SLDC will utilize this data to not only improve future 

projections, but may take into consideration the possibility of initiating a claw back 

policy, if necessary. 

 

8. Property tax flow-through to the taxing districts: On a project by project basis, tax 

abatements and PILOTs collected by TIF will be scaled back by a to-be-determined 

percentage, to allow for increased flow of new property taxes to the city’s taxing bodies 

from the very beginning of the development’s life-cycle. The percentage of reduction of 

abatement or PILOT capture will be affected by a handful of inter-related variables, 

including the projected rate of return to the developer, the relative economic strength of 

the project’s location, the net revenues projected to be received by the taxing bodies, and 

whether or not the developer has agreed to a City-approved community-benefits 

agreement with the neighborhood in which the project will be located. Receipt of a 

100% tax abatement, therefore, would be contingent upon a combination of at least two 

or three of the following: a). low developer rate of return; b) project located in lower 

socio-economic areas, c) net revenues to both the school and city are positive even after 

100% abatement and d) the existence of a community benefits agreement. 

 

9. TIF assistance will be tied to the economic health of the project location: The City 

will use the attached Commercial Economic Zones (CEZ) Map and the Residential 

Market Value Analysis (MVA) as a guide for determining the level of public subsidy 

that will be allotted to a project. Areas that are stronger (DD is strongest on the CEZ 

Map and A is strongest on the MVA) should be able to command higher rents and 

require less incentive. The exact percentage and value of the incentive will be negotiated 

and determined on a project-by-project basis. Additional consideration may be given for 

projects with transformative capacity for improving the quality of life for residents of 

the neighborhood in which it is located (e.g. by providing significant employment 



opportunity at living wages, removing a problem property, or enhancing the public 

sphere through significant enhancements to public streets or other public spaces) 

 

 TAX ABATEMENT PROJECTS 

 

10. Tax abatement length and percentage will be based on the MVA: Except for 

exceptional projects (as defined in section 10, above) or low income housing tax credit 

(LIHTC) projects, the City will approve shorter tax abatement with lower percentage of 

abatement in higher market value areas as determined by the MVA and CEZ Maps 

included as an attachment to this resolution.  

 

 

Compliance, Monitoring and Integration with Future Economic Plan 

 

11. GASB Compliance - Create Tracking Database / Monitoring System: Upon securing 

funding implementation should be complete by the end of 2017. The tracking database 

and monitoring system will be devised with the purpose of accomplishing the goals and 

recommendations set out in the 2016 PFM Incentives Study.  

 

12. City-Wide Economic Development Plan: Upon securing funding, a Request for 

Proposal or Request for Quotation RFP/RFQ) process will be undertaken to select a 

consultant team to conduct the study and create an economic development plan for the 

entire City; and  

 

13. Incentive Policy Reform: Based on recommendations from the completed City-Wide 

Economic Development Plan, revised incentive policies will be created and submitted 

for approval to the appropriate development authorities / commissions.  

 

 

Introduced on the 18th day of October, 2017, by: 

 

The Honorable Joseph Roddy, Alderman 17th Ward 

 

Adopted the _______ day of ________________, ___________, as attested by: 

 

 

_______________________    __________________________ 

Donna Evans-Booker     Lewis E. Reed 

Assistant Clerk, Board of Aldermen   President, Board of Aldermen 

 


