lll. ECONOMIC AND FISCAL IMPACTS OF PHASE | AND
CONCURRENT RELATED DEVELOPMENT

The economic impact of the Phase | development program would be a substantial
boost to the downtown economy. There would, of course, be resident population
increases attributable to residential occupancy. There would be employment
growth attributable to new and improved commercial structures. There would be
added retail and entertainment spending in the downtown area because of these
population and job increases, plus multiplier effects. There would be added tour-
ism because of the added cultural facilities and improved downtown landscape.
There would also be numerous construction and related jobs created during the
development period.

At the request of Downtown Now, the economic and fiscal impacts of Phase 1 are
combined in the following analysis with two other major downtown initiatives which
are at similar points in the development cycle and, thus, should be impacting the
economy at the same time as Phase 1. These are:

* St Louis Renaissance Convention Headquarters Hotel to be developed by
Historic Restorations, Inc., of New Orleans, and to be operated by Marriott In-
ternational. The hotel will involve substantial new construction as well as
renovation of the now vacant Gateway Hotel and the former Lennox Apart-
ments, resulting in 1,085 added hotel rooms in downtown St. Louis; and

= Cupples Station redevelopment to be led by McCormack Baron & Associates
and Bank of America and which will include office and retail space, a parking
garage, and a Westin Hotel with 230 rooms.

A. CONSTRUCTION AND DEVELOPMENT IMPACTS

The entire Downtown Now Phase 1 development program calls for almost 2,700
housing units, over 1.8 million square feet in non-residential development, 5,835
garage parking spaces, and numerous streetscape and public space improve-
ments. As noted, these developments would total $1,129 000,000 in constant
1998 dollars. However, this figure includes two elements which are not related to
construction. These are endowment funds for the proposed museum and for the
QOld Post Office educational facility, $20 and $30 million, respectively. Thus, the
overall development program calls for $1,079,000,000 in actual development
costs.

The convention headquarters hotel would have 1,085 rooms, almost 54,000
square feet of meeting space, a 200-seat restaurant, parking for at least 500 cars,
and cost an estimated $244 million between 1998 and 2002 (some costs were al-
ready incurred in 1998} About two million dollars of this spent in 1998, however,
so the overall development amount is reduced for the 1999 to 2004 period.

Cupples Station redevelopment during its first phase would include a 230-room
hotel, 380,000 square feet of office space, 50,000 square feet of retail space, and

" Source of this information is material received from Historic Restoralions, Inc. for a sepa-
rately prepared economic and fiscal impact analysis prepared by Developmenl Stralegies.
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an 800-car parking garage, all with appropriate public improvements, for a total
anticipated development cost of $165 million from 1999 through 2002.°

Total development investment for the three major focus areas (Downtown Now
Phase 1, convention hotel, and Cupples) would be, therefore, about $1.436 billion
for the years 1999 through 2004.

Development spending creates jobs in numerous sectors: construction, clearly,
but also in architecture and engineering, truck driving and deliveries, banking and
real estate, and so forth. Based on national econometric models adjusted to the
State of Missouri and the City of St. Louis, these investments would create about
23 jobs for every $1 million expended. This means 34,100 jobs over the six years,
an average of about 5,680 jobs per year.

Not all of the jobs will be located in the City of St. Louis or in the state of Missouri,
however, as some services and materials will be bought from other jurisdictions
and the jobs will be created in those locations. But because most will be on-site
construction jobs, almost 70 percent of all jobs can be expected to be jobs located
in the City—or about 3,900 jobs per year, on average, and another 20 percent
elsewhere in Missouri—or another 1,100 jobs per year, on average.

B. POPULATION IMPACTS

The development programs project the creation of 2,691 housing units during the
six years of Phase | (neither the convention hotel or the Cupples development
would have housing components). These will be units suitable for a downtown
setting and, according to market research, would be predominantly occupied by
single people or couples without children. On average, it is anticipated that such
housing will have 1.6 occupants per unit. Thus, 2,691 newly created units would
add a projected 4,300 residents to the downtown population.”

Development Strategies further estimates that the per capita income of these new
residents will be $35,000 per year (in 1998 dollars) or an average household in-
come of about $56,000 per year. ® This reflects a mix of residents dominated by
young professionals with downtown-type jobs to students and artists (who would
have lower incomes) to medical center and university employees taking advantage
of MetroLink connections to older empty nesters with much higher incomes. Thus,
downtown would benefit from an infusion of households representing some $150
million in annual personal income.

Development Strategies’ analysis of market research conducted for the Downtown
Now process and previous market surveys completed by DSI for Downtown St
Louis, Inc. (predecessor to the Downtown Saint Louis Partnershlp] further sug-
gests that about three-quarters of these residents will be “new” to the City of St.
Louis; that is, they will be people who do not now live in the City.

® Source: McCormack Baron & Associates.

? At present, there are about 5,700 housing units in the entire downtown planning area with
a present population of about 8,200, based on 1997 market data provided by the St. Louis
Curnrnunrty Development Agency.

Based on analysis of 1990 census data for populafions living in urban areas such as
downtown St. Louis compared to regional averages, updated to 1998 dollars using the Con-
sumer Price Index. About 15 percent of this figure would not be "earned” income and, thus,
not subject to the City's one percent eamings tax.

"' These were surveys of people living downtown and of people employed downtown, both
conducted in the mid-1990s.
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Moreover, Development Strategies estimates that half of them will represent jobs
and income not now being taxed by the City of St. Louis—the other half would al-
ready be subject to the City's one percent earmngs tax by virtue of these residents
holding jobs and/or already residing in the City."> This means that the earnings lax
base in the City would increase by half of the total household income earned by
the new downtown residents, a figure of about $64 million (assuming about 15
percent of overall income is “unearned” and thus not subject to the earnings tax).
Taken by itself, this tax base increase would add $640,000 per year to the City's
earnings tax collections,

C. TOURISM AND VISITATION IMPACTS

The Phase 1 program calls for an additional 200,000 square feet for a major cul-
tural institution intended to attract tourism and regional visitation while serving as
another center for exhibiting the history and culture of greater St. Louis. Moreover,
the proposed landscape improvements for the Gateway Mall and the Arch
grounds, coupled with streetscape improvements throughout downtown St. Louis,
will help to attract and retain tourists and visitors in greater numbers.

Tourists and visitors spend money which is not now being attracted to downtown
St. Louis. Based on prewous economic impact studies conducted for the cultural
sector of greater St. Louis,"” a 200,000 square foot museum can be expected to
attract between 500,000 and 1,000,000 visitors at full operations. Given the other
attractions of downtown St. Louis, it is reasonable to expect a higher rate of pa-
tronage due to synergistic effects; the projections are based on the 1,000,000 fig-
ure.

There are also many millions of visitors to downtown every year for the existing
attractions such as the Gateway Arch and museum, riverfront facilities, Union Sta-
tion professional baseball games, numerous smaller museums, and special
events. With an expanded retail base and markedly improved street and land-
scaping, these visitors can be expected to linger for longer periods of time down-
town and to spend more money while doing so. For purposes of this analysis, a
ten percent increase in average visitor spending is projected because of these ef-
fects.

Downtown presently enjoys the strongest concentration of visitor patronage of any
place in the metropolitan area, attracting an estimated 20,000,000 visits per year
for the many venues. About 60 percent of these visitors are from the greater St.
Louis area and 40 percent from out of town." On average people spend approxi-
mately $75 per day while visiting downtown St. Louis." Assuming that this amount
can be increased, on average, by 10 percent due to the new tourism/visitor venues
and the improved appearance of downtown, then overall spending in the down-
town area would increase from about $1.5 billion per year (15 million visitors x

12

s Completed for the Museums and Performing Arts Committee of the Regional Commerce
and Growth Association. Two of the three reports in the past decade were prepared by De-
velupment Strategies; the third was written in-house by RCGA.

* Some venues, like the Gateway Arch, are much more weighted towards out-of-towners;
others, like Busch Stadium, favor local residents.
'* Estimating from available data from the St. Louis Convention and Visitors Commission
and the previously mentioned cultural impact studies, and adjusting for local patronage 1o
sublract such items as hotel spending.
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$100) to $1.65 billion. Moreover, another 1 million visitors would be expected for
the new museum, spending another “new” $110 million (1 million visitors x $100 +
another 10%—a total in added spending in the downtown area of about $115 to
$125 million per year (in 1998 dollars}—after 2004 when Phase 1 will be com-
pleted.

D. LONG TERM EMPLOYMENT IMPACTS

The three development programs (Phase 1 of Downtown Now, the convention ho-
tel, and Cupples) would result in the creation/renovation of about 2.5 million square
feet of non-residential floor area during the six years of Phase | plus about 1,250
hotel rooms with projections for 275 room nights per room per year for these two
hotels—or about 345,000 room nights. These additions will attract employment
growth as institutions and firms locate in the downtown area. A conservative em-
ployment estimate assumes about 300 gross square feet per employee for the
commercial and mshluhonal bwldmgs plus one employee for every 360 room-
nights generated by hotels."® At these averages, employment in downtown St.
Louis would grow by about 9, 3{1(1 workers from the direct investments alone (not
yet counting multiplier mpacts)

Moreover, the new convention headquarters hotel is projected to increase the abil-
ity of greater St. Louis to attract more and larger conventions, thus hawng an up-
ward impact on job potential at America's Center and in other hotels in the re-
gion. I separate projection of this economic impact determined that a total of
about 3,200 jobs would be created in Missouri as a result of the convention hotel's
multiplier impacts alone, about 2,000 of which would be in the City of St. Louis.

D. MuLTIPLIER ECONOMIC IMPACTS ON CITY AND STATE

The construction, occupancy, and operations of the various developments pro-
posed by the Downtown Now plan, the convention center hotel, and Cupples Sta-
tion's revitalization not only add direct employment and economic activity to
downtown St. Louis but have addlhonal “multiplier” effects throughout the City,
state, and metropolitan area." The key stimulants to these broader effects in-
clude:

= Capital spending to development and construct the many projects. As this
report notes, projected spending totals about $1.436 billion between 1999 and
2004.

= Compensation paid to people who are employed in the buildings created by
these developments. This translates into household spending which stimu-
lates economic growth in neighborhoods and communities throughout the St.
Louis area.

'® The Downtown Saint Louis Partnership estimates that there are presently about
67,150,000 square feet of non-residential space downtown employing about 88,000 peo-
ple—or about 760 square feet per employee. This includes all types of space in the down-
town area, including the convention center, stadiums, and other large assembly areas. Ex-
cluding most such areas from the Phase | kinds of developments yields a more typical 300
square feet per employee, on average.

" This would be about a ten percent increase in the downtown work force as recently
document by the Downtown Partnership, pushing downtown jobs to more than 100,000.

Based on an independent analysis by the St. Louis Convention and Visitors Commission.

? Indeed, the impacts also stretch significantly across the Mississippi River to Metro East
because almost 25% of the downtown work force resides in Metro East, based on a recent
survey by Development Strategies.
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= Operations spending to support the businesses and organizations occupying
the various spaces (except for employee compensation). This includes rent,
utility costs, equipment and material purchases, and so on

= Taxes paid to local and state governments which, in turn, help to support the
services provided by government.

As these monies are spent and re-spent, economic benefits “ripple” through the
City, state, and region. At the same time, some of the money is “leaked" from the
City and state when items or services are purchased from out of state workers and
vendors. Eventually, the re-circulation of the initial spending is reduced effectively
to zero, although continued attraction of business and visitors to St. Louis keeps
the cycle going indefinitely. Econometric models exist to estimate the overall
number of times that a single dollar re-circulates within a jurisdictional economy.
These multipliers are used in the following summary analysis. The spreadsheet
used in determining the impacts is included as Attachment C.

The overall capital spending projections of $1.436 billion will create office space,
improved public areas and institutions, new housing opportunities, upgraded retail
space, additional hotel rooms, and other benefits for downtown St. Louis. At full
operations, the resulting buildings and improvements would employ an estimated
9,300 peaple and there would be some 4,300 additional downtown residents.

These initiatives will have economic impacts expressed in three principal ways:

1. Economic Impact which effectively projects the local and state components of
the nation's gross domestic product (GDP), or the market value of all goods
and services sold each year.

2. Household Income Impact which projects how much household income
would increase for people living in the City and the state as a result of the ini-
tial investments and the resulting economic impacts.

3. Job Growth which projects how many jobs would likely be created as a result
of the overall economic impact, including the jobs created directly by the rein-
vestment initiatives.

The preferred way to evaluate the economic and fiscal impacts of these initiatives
for a multiple number of years is to express the projected dollar amounts as a net
present value (NPV)—or the value of a future stream of dollar amounts expressed
in current dollar values after assuming some discount factor. In this report, the
discount factor is 6 percent, effectively reducing future dollar projections by 6 per-
cent each year, compounding the effects for multiple years. The projections used
herein assume a 26-year program (1999-2025) which accounts for an initial 6-year
period of development and 20 more years representing an assumed debt period
for borrowed funds.

The $1.436 billion in investment from 1999 to 2004, therefore, has a net present
value of $1.198 billion. This investment is projected to stimulate overall economic
activity with a NPV of $6.0 billion in the City of St. Louis and $12.0 billion in the
state of Missouri (including the City) through the year 2025.

Moreover, household income of City of St. Louis residents would increase by a
NPV of nearly $3.2 billion and for Missouri residents by almost $8.6 billion over the
26 years.
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Jobs created in the City of St. Louis would average 10,800 peryear over the 26
years, ranging from 1,740 per year at initial development in 1999 to an average
annual job count of about 11,700 per year in the City (both downtown and else-
where based on multiplier effects) after all development is completed. As noted
earlier. about 9,300 of these latter jobs are projected to be downtown.

Jobs throughout Missouri would average about 28,400 per year over the same pe-
riod. or about 17,600 per year in addition to the jobs in the City itself.

Summary Econom

ic Impacts on City of St. Louis and State of Missouri*

Net Present Values, 1999-2024

Initial Stimulants

Missouri
City of St. Louis ~ State of Missouri  Outside of City

Housing Units 2,700

Commercial/lnstitutional Square Feet 2.3 million

Hotel Rooms 1,300

Parking Spaces 7,500

Total Investment $ 1.436 billion

Net present value $ 1.198 billion

Economic Impacts

Economic Activity Generated (NPV) $6.407 billion  $ 15.125 billion 8.718 billion

Household Income Generated (NPV) $ 3.396 billion  $ 10.738 billion 7.343 billion

Jobs Created per Year:
Average Annual 10,800 17,700 6,900
Long Term (after construction completed) 11,700 18,800 7,100

*Combination of Phase 1 of Downlown Now Action Plan, Convention Headquarters Hotel, and Cupples Station.

E. FiSCAL IMPACTS ON CITY AND STATE

Added economic activity also stimulates added tax revenues for local and state
government. The principal tax source for the City of St. Louis municipal govern-
ment is the personal earnings tax which is a one percent direct levy on earned in-
come of people who either work or reside in the City. In many ways, the other
taxes and sources of revenue of City government are closely related to the growth
and change in the earnings tax. So the following table was constructed first by
projecting earnings taxes from new jobs and new residents in the City; then other
taxes are estimated from the earnings tax based on their proportional relationship
from the last three fiscal years of the City's budget.

This table, too, is based on the net present value of tax revenues over 26 years:
six years focused solely on the development and construction described above
plus another 20 for retirement of debt related to financing of the real estate devel-
opment. (Additional downtown growth and tax impacts subsequent to the Phase 1
development program are projected in the next section of this report.) The NPV of
the initial investment of $1.198 billion, therefore, would yield a net present value of
almost $158 million in revenues for the City. During the latter 20 years of the time
period (after construction is completed and full occupancy and operations are un-
derway, the average annual tax income for the City would be on the order of $13.5
million (using 1998 dollar values). This is in addition to current tax revenues.
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Summary Fiscal Impacts: City of St. Louis, 1999-2024 (1998 dollars)

Annual Average at
Net Present Value  Full Operations

Taxes and Other Revenue Sources All 26 Years (2005-2024)

Earnings Tax (including corporate) $61,427,000 $5,255,000
Property Tax 19,660,000 1,682,000
Sales Tax 24,570,000 2,102,000
Hotel and Motel Sales Tax 2,150,000 184,000
Payroll Tax 15,358,000 1,314,000
Franchise Utilities Tax 24,570,000 2,102,000
Other Taxes 923,000 79,000
License Fees 9,212,000 788,000
Total $157,870,000%° $13,506,000

At the state level, the most important revenue source is the personal income tax
although the state sales tax is a close second. The table below shows the pro-
jected increase in major state revenue sources resulting from the economic multi-
plier effects of the new downtown development.

The NPV of all tax sources would be almost $752 million over the 26-year time
period. After all construction is completed and buildings are fully operational, the
projected average annual state tax revenues would be about $72 million (in con-
stant 1998 dollars). Again, this would be in addition to revenues presently re-
ceived.

Summary Fiscal Impacts: State of Missouri, 1999-2024 (1998 dollars)
Net Present Value Annual Average at

All 26 Years Full Operations
Taxes and Other Revenue Sources (2005-2024)
Personal Income Taxes $303,000,000 $29,166,000
Corporate Income Taxes 40,900,000 3,937,000
Sales and Gross Receipts Taxes 257,500,000 24,791,000
All Other Taxes 150,400,000 14,474,000
Total $751,800,000" $72,368,000

2 The equivalent City amount excluding Cupples and the Hotel is $499.2 million.
2 The equivalent State amount excluding Cupples and the Hotel is $499.2 million.
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IV. DEVELOPMENT AND FISCAL PROJECTIONS OF
POST PHASE 1 DOWNTOWN DEVELOPMENT

The Phase 1 development program is intended to be an investment catalyst for
additional growth in the downtown area. The “gap” in the financing described ear-
lier is relatively high; this is because market conditions for development in the key
areas of the Phase 1 program are underperforming and, therefore, discourage a
great deal of private investment in those areas today. Phase 1—plus the stimu-
lants of Cupples Station and the Convention Headquarters Hotel—will serve as the
foundation for further growth which will require less and less public support as time
goes on.

This section of the report presents broad growth and development scenarios which
are possible given the Downtown Now investment framework. The projections
cover the years out to 2025—the same period as discussed above. The projec-
tions in this section assume that Downtown St. Louis will at least be able to a cap-
ture a consistent share of continued economic growth in the metropolitan area.
The projections also take a more "aggressive” look at the future under an assump-
tion that Downtown St. Louis can claim an even larger share of the regional econ-
omy and housing market than is assumed under Phase 1 alone.

The post-2004 projections begin with an analysis of independent population and
employment projections for the 12-county St. Louis metropolitan area. These pro-
jections are by the states of Missouri and lllinois in cooperation with the U.S. Cen-
sus Bureau and the U.S. Bureau of Labor Statistics.”> There is a range of projec-
tions to the year 2025 as shown on the following graph. The region's population
would grow from just under 2.60 million in the year 2000°° to between:

* 2.79 million in the year 2025 under the slower growth projection (an increase
of 7%) and

»  2.92 million in 2025 under the higher growth projection (up 12%).

Employment projections would show similar rates of increase since employment is
primarily a function of population growth.

Using those projections as the framework for Downtown's potential growth, two
further scenarios suggest themselves:

1. Downtown retains its estimated current share of the region's population,
housing, and jobs, or

2. Downtown reaches a momentum in development which enables it to attain a
higher proportion of the region’s population, housing, and jobs by the year
2025.

These scenarios enable the projections to be translated into development and fis-
cal impact estimates.

2 Development Strategies evaluated the population and employment trends to determined
the following scenarios. In facl, state-generated employment projections extend only to the
year 2005 while population is available only at the county level.

According to the Metropolitan Census Committee of the St. Louis Chapter of the Ameri-
can Statistical Association (January 1999).
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A. RETENTION OF CURRENT REGIONAL SHARE

Downtown St. Louis presently captures about half of one percent of the region’s
households and population (0.5%) and about six percent of the region's employ-
ment (6.0%).

= Given the projections of the previous graph, therefore, Downtown could expect
to add between 780 and 1,100 net new residents between 2005 and 2025 if it
keeps its current share of population. This would translate to between about
600 and 900 additional housing units.

« The same approach suggests that Downtown could add between 10,100 and
15,700 jobs in the 20 years after Phase 1. This would translate to between:

- 1.4 and 2.1 million square feet of additional office space and between

- 2.1 and 3.3 million square feet of other non-residential floor area (e.g., retail
stores, industrial and warehouse buildings, entertainment places, cultural
centers, elc.).

On the face of it, these “retention of share” numbers are sharply different from the
Phase 1 housing development program, even before considering longer term de-
velopment potential, but Phase 1 is based on market research while the numbers
above are strictly statistical extrapolations for illustration purposes. The market
research for the Phase 1 program, for instance, projects a 1999 to 2004 demand
for almost 2,700 housing units, three to four times what a “retention of share”
model would suggest even for a much longer period.

On the other hand, the Phase 1, Cupples, and Hotel market research supports de-
velopment of about 2.5 million square feet of office and other non-residential floor
area (excluding parking garages), a figure which, while somewhat on the high end
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of the “retention of share” numbers indicated above for the years 2005 to 2025,
suggests that Downtown is already achieving a relatively large share of non-
residential growth in the region

B. A MoORE REALISTIC POST-PHASE 1 DOWNTOWN
GROWTH SCENARIO

A more aggressive scenario suggests that the Phase 1 program will set the stage
for Downtown to attract a share of regional growth which significantly exceeds the
current distribution of housing, population, employment, and floor area. Indeed,
the housing market study completed for Downtown Now demonstrates that the St.
Louis region is ripe for a large increase in downtown types of housing. There are
many households in the region who would live downtown and recent surveys of
downtown workers indicate a strong interest in living in the downtown environment.

Multiplying Downtown’s share of the region's households and population by a fac-
tor of six, therefore, is a reasonable place to start given that Phase 1, alone, would
more than triple the current proportion captured by Downtown. This means that
Downtown would attract three percent of future regional population growth, rather
than the current half percent. This big increase is also supported by the market
studies for Downtown Now which demonstrate that a large number of people now
living in the St. Louis area would prefer to live downtown but there simply are not
the right housing options downtown—plus downtown would attract a share of new
residential growth to the region.

Likewise, it is rational to increase Downtown's share of the region's non-residential
floor area growth, although not as much as for population and housing. While
Downtown currently captures only about a half percent of the region's housing, it
generally contains about six percent of the region's non-residential floor area and
is projected to capture 15 percent of the region’s growth in during the Phase 1 pe-
riod. As noted in the market research, Phase 1 is already moving in a relatively
aggressive direction with regard to attracting development to Downtown and the
more aggressive scenario has Downtown capturing an average of 20 percent of
future regional growth after Phase 1.

« Given the projections shown on the previous graph, therefore, Downtown is
projected to more aggressively capture six percent of future population growth
in the region between 2005 and 2025. This would increase the number of
housing units to a range of 9,700 to 13,700 housing units in the 20 years fol-
lowing development of some 2,700 units during Phase 1.

« The non-residential floor area growth would capture 20 percent of the region's
post-Phase 1 development. This translates to between 4.6 and 7.2 million
square feet of Downtown development between 2005 and 2025, after some
2.5 million square feet is developed during Phase 1. It is important to note, of
course, that a large portion of this *added development” will, in fact, be reno-
vated space in unused or underutilized buildings. In fact, the vast majority of
such space to be "developed” during Phase 1 would not be new, includin% the
development of Cupples Station and the Convention Headquarters Hotel.**

* This is not to say, however, that future proportions of renovated and new space will be
similar to Phase 1. Indeed, the market study emphasizes a large need for new, Class A
office space in Downtown St. Louis. Phase 1 does nol direclly address this need although
the Phase 1 investments should foster renewed development interest in such buildings.
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C. SUMMARY DEVELOPMENT PROJECTIONS, POST PHASE 1

These projections are summarized below. After adding almost 2,700 housing units
during Phase 1, the momentum stimulated by Phase 1 would add between 9,700
and 13,700 housing units between 2005 and 2025.

Projections of Additional Downtown St. Louis Development 2005-2025

1999-2004
Phase 1 2005 - 2025
Added Population 4,300 15,590 to 21,940
Added Housing Units 2,691 9,740 to 13,710
Added Employment 5,400 13,400 to 20,900
Added Office Space (sq.ft.}- 824,000 1,809,000 to 2,822,000
Added Other Space (sq.ft.) 1,007,000 2,801,000 to 4,368,000
Total Added Space (sq.ft.) 1,831,000 4,610,000 to 7,190,000

Source: Development Strategies, Inc.

The non-residential projections add as much as 7.2 million square feet, an average
of about 360,000 square feet per year compared to an average of about 300,000
per year during Phase 1.

D. THE ERRATIC PATTERN OF GROWTH

Equally as important as understanding the development potential in Downtown St.
Louis is to understand that the pattern of development over the next quarter cen-
tury will not be smooth. Each year will not be an “average” year. Evidence of the
uneven pattern of Downtown development is found by looking back at the period of
1980 to 2000, as shown on the graph on the next page.

Over the two decades shown, approximately 16 million square feet of non-
residential square feet was constructed or underwent major renovation in the
Downtown area. Some years contributed very large amounts of floor area, some
hardly any. Two economic recessions (early 1980s and early 1990s) contributed
to some of this “business cycle” effect, accounting for a typically long lag time in
the real estate development sector.

A more important contributor to the recent dearth of significant development, how-
ever, was the demise of the federal historic tax credit program after 1986. This
program encouraged reinvestment in downtowns throughout the country by re-
moving much of the financing “gap” between actual redevelopment costs in urban
settings and achievable market rents. St. Louis, in fact, was the nation's leader in
the use of such tax credits. As a result, a great deal of the historic building stock in
St Louis was economically renovated and returned to highly productive use. Key
examples include Union Station and the Lammert Building.

The federal government dramatically reformed the tax laws in 1986 including the
elimination of the historic tax credit program. Since that time, private investment in
downtown properties has declined remarkably other than the completion of the one
million square foot Metropolitan Square Building (not subject to historic tax credits)
in 1989 and the similarly sized Eagleton Federal Building due to open in about a
year—also not eligible for tax credits. Given the need to fill the Met Square Build-
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ing with tenants and a generally slow real estate market following problems related
to the savings and loan crisis, a combination of market forces and loss of the tax
credit program virtually stopped renovation and restoration work in St. Louis,

Non-Residential Square Feet Development in Downtown St. Louis, 1980-2000
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Source: Downtown St. Louis, Inc., Development Activity Report 1958-1995. This
report series was discontinued in 1996 so the latter years are estimated by Devel-
opment Strategies.

Fortunately, market demand is steadily climbing, vacancy rates are very low in
good quality buildings, and the State of Missouri enacted a strong historic tax
credit program of its own in 1996 which is encouraging an increasing number of
developers and owners to renovate downtown buildings. A number of other incen-
tives are also being more aggressively applied such as tax credits for investors in
projects needing environmental remediation and tax credits for low income housing
developments, as examples.

The point of this summary is to emphasize the cyclical nature of the economy, no-
tably the real estate sector, and the difficulty of projecting political changes which
affect tax and related laws. If the past is prologue, development and redevelop-
ment can be made to happen in downtown St. Louis (indeed the private initiatives
on Washington Avenue, at Laclede's Landing, and at Cupples Station indicate that
market and financial incentive forces are growing). But the pattern will be uneven,
indicating that years of high activity do not necessarily mean that subsequent
years will show as much or more activity; and years of slow growth do not mean
investors are staying away altogether.

City of St. Louis Downtown Development Action Plan S;Gﬁm;;m
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E. PROJECTED FISCAL IMPACTS AFTER PHASE 1

The Phase 1 development program, combined with the proposed development of
Cupples Station and the Convention Headquarters Hotel, is projected to add a net
present value of some $158 million in taxes to the City of St. Louis treasury due to
the immediate effects of the Phase 1 program and the economic multiplier effects
over a quarter century (see table on page 16). There would also be a commensu-
rate benefit of a net present value of about $752 million in tax revenues for the
State of Missouri.

The economic impact model used to determine these tax projections, however, did
not consider the post-Phase 1 development potential as projected in this section of
the report. Similar tax impacts can be expected due to the added development
potential between 2005 and 2025. To project this potential, the same model was
used but only for the same time period: 2005 to 2025. That is, projected taxes
from economic multiplier effects beyond the 2025 period are not considered. The
goal is, therefore, to indicate how much the City and the State might expect in
added tax revenues during the first 25 years of the 21 century including the much
post Phase 1 impacts resulting from the catalytic effects of the initial Phase 1 in-
vestments.

Simply stated, the model was modified to add an average annual development for
the period 2005 to 2025 based on the range of growth projections shown on the
table on page 20. Only total tax revenues and potential public/civic incentives are
broadly projected, however; no attempt was made to refine the projections to re-
flect a finer grained development program on the order of the Phase 1 analysis.

On this basis, the following additional tax revenues (net present values in 1998
dollars) would be projected between 2005 and 2025 as a result of the post-Phase
1 development potential:

City of St. Louis State of Missouri

$245 million to $365 million $1,312 million to $1,940 million
TOTAL
$1,557 million to $2,305 million

The 2005 to 2025 development program projected in this section. therefore, is
projected to generate a net present value of between about $245 and $365 million
in additional taxes for the City of St. Louis. The State of Missouri is projected to
benefit from a net present value of between $1.3 billion and $1.9 billion.

These amounts would be in addition to the $158 million for the City and $752 mil-
lion for the State as a result of the Phase 1/Cupples/Hotel program alone.

F. NET FiSCAL IMPACTS AFTER GAP FINANCING AND CIviC
INVESTMENTS

The combined tax benefits for the City and State resulting from the Phase 1 devel-
opment program, including Cupples and the new hotel, total about $910 million
(sum of two tables on page 16) in 1998 dollars. From this amount, however,
should be subtracted projected “gap” financing needs and other public/civic in-
vestments. The entire public/civic component, however, will almost certainly not
be the full responsibility of the City and State alone, so an initial subtraction of 25

City of St. Louis Downtown Development Action Plan Section VIl
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percent of the gap is assumed because this would be an amount supported by en-
tities other than the City and State (e.g., federal government, civic contributions,
etc.) There are several components to the public/civic role in supporting Phase 1

« The projected private sector financing “gap” for the Phase 1 program alone is
$333 million in net present value, 1998 dollars; subtracting 25 percent sug-
gests that the City and State would be responsible for $250 million of this
amount.

« In addition, there is projected to be a direct investment of $378 million by the
“civic” sector to support public and philanthropic components of the Phase 1
program, such as infrastructure improvements and cultural/recreational facili-
ties; again the City and State would be responsible for 75 percent of this, or
$284 million.

= Moreover, there is an additional “civic” gap of an estimated $59 million to cover
financing costs for such revenue producing projects as the several public
parking garages, the City and State component would be $45 million.

To this point, these potential civic commitments total $770 million with a City and
State commitment of $577 million. On a net basis, then, the City and State would
expect a net gain of $327 million (tax revenues of $910 million less their combined
investments of $577) again, assuming 75 percent support for the civic component
by the City and State—a scenario which is already proving realistic because of the
extensive contributions of federal government money to support Washington Ave-
nue streetscape improvements, for example.

From this “net gain”, however, must still be subtracted commitments by the City
and State to support:

« Approximately $100 million in public support sought for the Convention Head-
quarters Hotel (total development of $225 million)** and

« An estimated $45 million® for the Cupples Station development (total devel-
opment of about $165 million).

Thus, the City and State together are projected to support the combined $1,198
million development costs (net present value) with their own investment of some
$722 million ($577 + $100 + $45 million), or almaost two-thirds of all costs. With the
City and State projected to gain some $310 million in taxes, however, it is clear
that there still would be a net benefit to be shared by these two governments of
about $188 million (numbers may not add precisely due to rounding).

A similar proportional net gain from the projected post-Phase 1development po-
tential should not be expected. Instead, net gains should be increased for the City
and the State if the Phase 1 program has its intended effect of stimulating market
forces to reduce the dependency on public and civic investments. Such invest-
ments will not and should not entirely disappear, of course. The public and phil-
anthropic sectors will always be called on for making investments in public facili-
ties. But the need for “gap” financing could disappear over time. And the need for

** Estimate obtained from the developers of the hotel, Historic Restarations, Inc.
* Estimate by Development Strategies. This information is not yet available from McCor-
mack Baron & Associates or Bank of America.
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such a heavy “front end" infrastructure and public facilities investment would be
drastically reduced.

This scenario would eventually reduce gap financing to zero by the year 2025 after
beginning in year 2005 at a proportion of the Post Phase 1 private investment
equivalent to the proportion in 2004. Moreaver, this scenario would see pub-
lic/civic investments in infrastructure reduced to a level more typical for such
spending rather than the relatively heavy “front end” investment needed to stimu-
late private development during Phase 1. In this case, such on-going investment
would be 25 percent of that made during an average year of Phase 1.

The range of development possibilities shown on page 20, therefore, would yield
the following net fiscal gains, in net present value dollars (1998 dollars) to be
shared by the City and State over the period of 2005 to 2025:

Slower Growth: $1,263 million
Faster Growth: $1,874 million

To this range must be added the net gains projected for the City and State during
the same period of time but due to the direct investments in the Phase 1 projects
only. This was estimated on Page 23 as a net fiscal gain of $188 million.

Projected Net Fiscal Benefits to City of St. Louis and State of Missouri
1999-2025 Development Period: Downtown St. Louis ($millions net present value)

Post Phase 1 Total
Phase 1 Slower Faster Slower Faster
Only Growth Growith Growth Growth
GROSS REVENUES
City of St. Louis $158 $245 $365 $403 $523
State of Missouri 752 1,312 1,940 2,064 2,692
TOTAL $910 $1,557 $2,305 $2,467 $3,215
COSTS/INVESTMENTS
Combined City/State* $722 $294 $431 $1,016 $1,153
NET FISCAL BENEFITS
City of St. Louis** $32 $199 $297 $236 $334
State of Missouri** 152 1,064 1,578 1,211 1,724
TOTAL $188 $1,263 $1,874 $1,451 $2,062

* Includes only 75% of all projected costs. Other entities are expected to absorb the other 25%.

** Assumes proportions of net benefits equivalent to the proportions of tax revenue projections. Alloca-
lion of costs by junisdiction was not attempted.

G. FiscAL BENEFITS TO OTHER PROPERTY TAXING JU-
RISDICTIONS

The above estimates and projections include only general fund revenues of the
City of St. Louis and the State of Missouri. Within the City, however, are several
other taxing jurisdictions which levy property taxes and which can also be ex-
pected to gain revenues as a result of the multi-year development program pro-
jected in this report.

The table below show projections for these other jurisdictions. The biggest
“gainer” would be the St. Louis Public Schools because the property tax is rela-
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tively high, representing some 60 percent of all property tax collections in the City

of St. Louis.
PROJECTED REAL PROPERTY TAX REVENUES
Downtown Now Phase 1 Development plus Future Growth Potential
Net Present Values of Real Estate Property Tax Streams
1999 through 2025
| Downtown Now
Phase 1 PLUS
1999 Tax Cupples Station
Rates per | Downtown Now | and Convention
Property Tax Jurisdictions | $100 As- | Phase 1 Tax HQ Hotel Tax
Applicable in the City of St. sessed Revenue Po- | Revenue Poten-
Louis Valuation tential tial
State of Missouri $0.030 $262,000 $412,000]
St. Louis Public Schools 4.300 37,531,000 59,031,000]
St. Louis Community College 0.240 2,095,000 3,295,000]
St. Louis Public Library 0.560 4,888,000 7,688,000
Zoo, Museum, Garden District 0.232 2,025,000 3,185,000]
Metropolitan Sewer District 0.090 786,000 1,236,000
Sheltered Workshop ~ 0.150 1,309,000 2,059,000
Community Mental Health 0.090 786,000 1,236,000
City - General Purposes 1.420 12,394,000 19,494,000
City - Public Debt 0.110 960,000 1,510,000
TOTAL $7.222 $63,036,000 $99,146,000
2005 through 2025
Slower Growth Higher Growth
State of Missouri B8 $1,048,000 $1,365,000]
St. Louis Public Schools 150,255,000 195.650.ﬂﬂﬂ|
St. Louis Community College 8,386,000 10,920,000|
St. Louis Public Library 19,568,000 25.480.0I}ﬁ|
Zoo, Museum, Garden District 8,107,000 10,556,000}
Metropolitan Sewer District 3,145,000 4,095,000}
Sheltered Workshop 5,241,000 6,825,000|
Community Mental Health 3,145,000 4,095,000|
City - General Purposes 49,619,000 64,610,000|
City - Public Debt 3,844,000 5,005,000|
TOTAL $252,358,000 $328,601,000
Source for tax rates:
http:#/stiouis.missouri.org/govemment/budget99/execsumvpropertytaxes.htm

All told, the City itself benefits from the $1.420 per $100 assessed value tax rate
for the general fund. This is the tax rate assumed in the projections of benefits for
the City in the previous sections. However, the City also benefits from an addi-
tional $0.110 tax rate for public debt.

Moreover, the overall tax rate levied in the City is $7.222 per $100 assessed value,
about five times higher than the City general fund alone. Thus, given the devel-
opment projections of Phase 1 property tax revenues by themselves could gener-
ate over $99 million (net present value) including the redevelopment of Cupples

Section Vill
Page 25

City of St. Louis Downtown Development Action Plan




Station and the Convention Headquarters Hotel. Add to that the potential for future

downtown development, and the property tax benefits increase to between$252
and $329 million.
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ATTACHMENT A: PRIVATE DEVELOPMENT CASE EXAMPLES

Three examples of proposed private sector developments in Phase | demonstrate the key details of
the line items in the cash flow and financial analysis model (Attachment B). Each of the three ex-
amples is a line item in the computer and each follows the logic of the model to illustrate how cer-
tain development figures and cost estimates lead to certain conclusions. The first example looks at
residential loft rehab units in the Washington Avenue area. The second shows the progression of
the impacts of new class A office space proposed for the Old Post Office Square area. The third
example is of a privately developed parking garage in the Old Post Office Square area.

WASHINGTON AVENUE LOFT REHAB FOR RENT

1. The development program calls for 700 units of loft rehab space for rent at an average of 1,600
square feet. Total: 1,120,000 square feet.
Source: Downtown Now Market Analysis projections.

2. All-in development costs assumed to average $100 per square foot of building area. This in-
cludes estimates for acquisition, construction, development costs, soft costs, fees, profits, and
a 20% contingency.
Total development costs over 6 years: $112,000,000.
Sources: Development Strategies, Downtown Now Market Analysis, Kwame Building Group,
David Mason & Associates, and review by existing developers and property owners.

3. Projected investment timeline (Source: Market Analysis and DSI):

1999 $ 4,800,000
2000 14,400,000
2001 21,600,000
2002 26,399,500
2003 29,599,500
2004 15,201,800
Total $ 112,000,000 700 units constructed by the end of 2004

4. Assumed financing terms: 20-year term, 8.75% annual interest, 80% borrowed, 20% equity.
Thus, $22,400,000 raised in equity; $89,600,000 financed. For first six years, annual debt
service is based on amount invested per year.

5. Annual accumulating debt service:

1999 $ 413,200
2000 1,652,800
2001 3,512,200
2002 5,784,700
2003 8,332,700
2004 9,641,200

2004 debt constant through 2018, then decreasing as 20-year terms are reached,

6. Projected occupancy timeline (Source: Market Analysis and DSI):

1999 0  units construction just beginning
2000 15units
2001 60 units
2002 113  units
2003 150 units
2004 363 units
Total 700 units occupied by the end of 2004
City of St. Louis Downtown Development Action Plan Section VIl
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10.

1.

12.

13.

Rent projected at average of $0.80 per sq. ft ($1,280/mo.). Source: Market Analysis and pro-
jection by Development Strategies of conslant dollar average over 20 years.

Assumed vacancy: 8%.

Projected Rental Income:

1999 $ 0
2000 212,000
2001 1,059,000
2002 2,649,700
2003 4,769,400
2004 9,892,000 700 units occupied x $1,280 per month x

12 months, less 8%.
2004 income remains constant over next 14 years.

Annual Operating Expenses assumed to be 35% of revenues. Source: DSI. Expenses applied
to the years when apartments are occupied.

1999 $0 no units occupied; under construction
2000 74,200

2001 371,000

2002 927,400

2003 1,669,300

2004 3,462,200 700 units occupied

2004 expenses remain constant over next 14 years.

Cash Flow: Rental Income less Operating Expenses less Debt Service
1999 $ (413,200)

2000 (1,615,000)
2001 (2,823,300)
2002 (4,062,400)
2003 (5,232,600)
2004 (3,211,400)

2004 cash flow remains constant through 2018,
increasing thereafter as debt is retired.

Net Present Value of Cash Flow 1999-2023 at 6 percent discount rate (20 years beyond end of
Phase |):

All changes considered independently. Keep in mind that the projections do not include resid-
ual value at time of real estate sale nor do they consider return on equity.

a. No subsidy (i.e., as stated above) ($30,996,000)
Possible changes which would lessen the pressure on cash flow and raise the net present

value from a negative to either zero or a positive value. These are not necessarily recommen-
dations.

b. 20% reduction in capital investment ($100 psf to $80 psf) ($11,327,000)
25% reduction in capital investment ($100 psf to $75 psf) ($6,410,000)
31.5% reduction in capital investment ($100 psf to $68.50 psf) %0
c. Increase in equity participation from 20% to 40% ($6,410,000)
Increase in equity participation from 20% to 50% $5,885,000
Increase in equity participation from 20% to 45% $0
City of St. Louis Downtown Development Action Plan Section VIl
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d. 15% increase in average rent from $0.80 to $0.92 per sq. ft. ($20,894,000)

38% increase in average rent from $0.80 to $0.1.10 per sq. ft. ($5,405,000)
117% increase in average rent from $0.80 to $1.41 per sq. ft. 30
e. Decrease in operating expenses from 35% to 30% of revenues ($25,815,000)
Decrease in operating expenses from 35% to 25% of revenues ($20,635,000)
Decrease in operating expenses from 35% to 5% of revenues 50
f.  20% reduction in capital investment PLUS $24,403,000

Increase in equity participation from 20% to 40% PLUS
Increase in average rent from $0.80 to $0.92 per sq. ft. PLUS
Decrease in operating expenses from 35% to 30% of revenues

g. Reduce capital investment from $100 to $83 psf PLUS 30
Increase in equity participation from 20% to 25% PLUS
Increase in average rent from $0.80 to $0.85 per sq. ft. PLUS
Decrease in operating expenses from 35% to 30% of revenues

City of St. Louis Downtown Development Action Plan Section Vill
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OLD PosT OFFICE SQUARE CLASS A OFFICE SPACE

NOTE: THIS OPTION IS NO LONGER PART OF THE OLD POST OFFICE SQUARE DEVELOP-
MENT PROGRAM. IT IS RETAINED HERE FOR ILLUSTRATIVE PURPOSES ONLY.

1. 500,000 square feet new construction. Source: Downtown Now Market Analysis projections.
2. All-in development costs assumed to average $200 per square foot of building area. Total de-
velopment costs during years 2003 and 2004: $100,000,000.
Sources: Development Strategies, Downtown Now Market Analysis, Kwame Building Group,
David Mason & Associates, and review by existing developers and property owners.

3. Projected investment timeline (Source: Market Analysis and DSI):

1999 $0
2000 C
2001 0
2002 0
2003 50,000,000
2004 50,000,000
Total $ 100,000,000 500,000 sq. ft. constructed by the end of 2004

4. Assumed financing terms: 20-year term, 8.75% annual interest, 80% borrowed, 20% equity.
Thus, $20,000,000 raised in equity; $80,000,000 financed. Annual debt service is based on
amount invested per year.

5. Annual debt service:

1999 $0
2000 0
2001 0
2002 0
2003 4,304,100
2004 8,608,200

2004 debt constant through 2018, then decreasing as 20-year terms are reached,

6. Projected occupancy timeline (Source: Market Analysis and DSI):

1999 0 square feet
1999 0 square feet
2000 0 square feet
2002 0 square feet
2003 125,000 square feet
2004 250,000 square feet
Total 375,000 square feet 375,000 sq. ft. occupied by end of 2004
2005 125,000 square feet 500,000 sq. ft. occupied one year later.

7. Rent projected at average of $25.00 per sq. ft. per year. Source: Market Analysis.
8. Assumed vacancy: 10%.

9. Projected Rental Income:

1999 $§ 0
2000 0
2001 0
2002 0
City of St. Louis Downtown Development Action Plan Section VIl
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2003 3,125,000 125,000 sq. ft. occupied x $25 per sq. ft., less 10%.
2004 9,375,000 375,000 sq. ft. occupied x $25 per sq. ft, less 10%.
2005 11,250,000 500,000 sq. ft. occupied x $25 per sq. ft., less 10%.

2005 income remains constant over next 13 years.

Annual Operating Expenses assumed to be 35% of revenues. Source: DSI. Expenses applied
to the years when offices are occupied; they increase as occupancy increases.
1999 $0

2000 0
2001 0
2002 0
2003 1,093,800 125,000 sq. ft. occupied
2004 3,281,300 375,000 sq. ft. occupied
2005 3,937,500 500,000 sq. ft. occupied

2005 expenses remain consfant over next 13 years.

Cash Flow: Rental Income less Operating Expenses less Debt Service
1999 $0

2000 0
2001 0
2002 0
2003 (2,272,900)
2004 (2,514,500)
2004 (1,295,800)

2005 cash flow remains constant through 2023.

Net Present Value of Cash Flow 1999-2023 at 6 percent discount rate (20 years beyond end of
Phase ).

All changes considered independently. Keep in mind that the projections do not include resid-
ual value at time of real estate sale nor do they consider return on equity.

a. No subsidy (i.e., as stated above) ($15,796,000)
Possible changes which would lessen the pressure on cash flow and raise the net present

value from a negative to either zero or a positive value. These are not necessarily recommen-
dations.

b. 20% reduction in capital investment (from $204 psf to $163 psf) $1,782,000
18% reduction in capital investment (from $204 psf to $167 psf) 30
c. Increase in equity participation from 20% to 40% $6,175,000
Increase in equity participation from 20% to 34.5% $0
d. 15% increase in average rent from $25 to $28.75 per sq. ft. ($4,962,000)
22% increase in average rent from $25 to $30.50 per sq. ft. $0
e. Decrease in operating expenses from 35% to 30% of revenues ($10,250,000)
Decrease in operating expenses from 35% to 20.7% of revenues $0
City of St. Louis Downtown Development Action Plan Section VIII
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OLD PosT OFFICE SQUARE PARKING GARAGE(S)

1.

750 spaces, 262,500 square feet.
Source: Downtown Now Market Analysis projections.

All-in development costs assumed to average $50 per square foot of building area. Total de-
velopment costs over 6 years: $13,125,000.

Source: Development Strategies, Kwame Building Group, David Mason & Associates, and re-
view by existing developers and properly owners.

Projected investment timeline (Source: Market Analysis and DSI):

1999 $ 0
2000 1,312,500
2001 2,625,800
2002 9,187,500
2003 0
2004 0
Total $ 13,125,000 750 spaces constructed by the end of 2004

Assumed financing terms: 20-year term, 8.75% annual interest, 80% borrowed, 20% equity.
Thus, $2,625,000 raised in equity; $10,500,000 financed. For first six years, annual debt serv-
ice is based on amount invested per year.

Annual debt service:

1999 $ 0
2000 0
2001 226,000
2002 1,129,900
2003 1,129,900
2004 1,129,900

2004 debt constant through 2018, then decreasing as 20-year terms are reached.

Projected occupancy timeline (Source: Market Analysis and DSI):

1999 0 spaces
2000 0 spaces
2001 75 spaces
2002 375 spaces
2003 300 spaces
2004 0 spaces
Total 750 spaces 750 spaces occupied by the end of 2004

Income projected at average of $60.00 per space per month. Source: Market Analysis.
Assumed vacancy: 10%.

Projected Annual Income:

1999 $ 0
2000 0
2001 54,000
2002 324,000
2003 540,000
2004 540,000

2004 income remains constant over next 14 years.

City of St. Louis Downtown Development Action Plan Section Vill
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8. Annual Operating Expenses assumed to be 25% of revenues. Source: DSI. Expenses applied
to the years when retail areas are occupied; they increase as occupancy increases.

1899 $0
2000 0
2001 13,500
2002 81,000
2003 135,000
2004 135,000

2004 expenses remain constant over next 14 years.

9. Cash Flow: Rental Income less Operating Expenses less Debt Service

1999 $ 0
2000 0
2001 (185,500)
2002 (886,900)
2003 (724,900)
2004 (724,900)

2004 cash flow remains constant through 2018, increasing thereafter as debt is retired.

10. Net Present Value of Cash Flow 1999-2023 at 6 percent discount rate (20 years beyond end of
Phase ). All changes considered independently. Keep in mind that the projections do not in-
clude residual value at time of real estate sale nor do they consider return on equity.

a. Mo subsidy (i.e., as stated above) ($7,419,000)

11. Possible changes which would lessen the pressure on cash flow and raise the net present
value from a negative to either zero or a positive value. These are not necessarily recommen-

dations.

b. 20% reduction in capital investment ($54 psf to $43 psf) ($4,876,000)
25% reduction in capital investment ($54 psf to $41 psf) ($4,239,000)
25% reduction in capital investment ($54 psf to $22.50 psf) $0

c. Increase in equity participation from 20% to 40% ($4,239,000)
Increase in equity participation from 20% to 50% ($2,650,000)
Increase in equity participation from 20% to 67% 30

d. Increase in average rent from $60.00 to $70 per space ($6,536,000)
Increase in average rent from $60.00 to $144.00 per space. 50

e. Decrease in operating expenses from 25% to 20% of revenues ($7,065,000)
Decrease in operating expenses from 25% to 15% of revenues ($6,712,000)
Decrease in operating expenses from 25% to 0% of revenues ($5,653,000)

f. 20% reduction in capital investment PLUS $0

Increase in equity participation from 20% to 40% PLUS
Increase in average rent from $60.00 to $80.50 per sq. ft. PLUS
Decrease in operating expenses from 25% to 20% of revenues

City of St. Louis Downtown Development Action Plan Section VIl
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ATTACHMENT B: COMPUTER SPREADSHEETS OF THE CASH
FLOW AND FINANCIAL ANALYSIS MODEL
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