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BOARD BILL #291 INTRODUCED BY ALDERMAN THOMAS A. VILLA 1 

An Ordinance designating a portion of the City of St. Louis, Missouri as a redevelopment 2 

area known as the Carondelet Coke Redevelopment Area pursuant to the Real Property Tax 3 

Increment Allocation Redevelopment Act; approving a redevelopment plan and a redevelopment 4 

project with respect thereto; adopting tax increment financing within the redevelopment area; 5 

making findings with respect thereto; establishing the Carondelet Coke Special Allocation Fund; 6 

authorizing certain actions by City officials; and containing a severability clause. 7 

WHEREAS, the City of St. Louis, Missouri (the “City”), is a body corporate and a 8 

political subdivision of the State of Missouri, duly created, organized and existing under and by 9 

virtue of its charter, the Constitution and laws of the State of Missouri; and 10 

WHEREAS, on December 20, 1991, pursuant to Ordinance No. 62477, the Board of 11 

Aldermen of the City created the Tax Increment Financing Commission of the City of St. Louis, 12 

Missouri (the “TIF Commission”); and 13 

WHEREAS, the TIF Commission is duly constituted according to the Real Property Tax 14 

Increment Allocation Redevelopment Act, Sections 99.800 to 99.865 of the Revised Statutes of 15 

Missouri (2000), as amended (the “TIF Act”), and is authorized to hold public hearings with 16 

respect to proposed redevelopment areas and redevelopment plans and to make 17 

recommendations thereon to the City; and 18 

WHEREAS, staff and consultants of the City and Green Street Development Group, LLC, 19 

a Missouri limited liability company, (the “Developer”), prepared a plan for redevelopment titled 20 

the “Carondelet Coke Redevelopment Area TIF Redevelopment Plan” dated December 21, 2012, 21 

(the “Redevelopment Plan”) for an area located in City Blocks 3266, 3259 and 3248 consisting 22 

of 53.6 acres and four (4) parcels, generally bounded by properties East of South Broadway, 23 
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South of Espenschied Street, west of the Mississippi River and north of River Des Peres (the 1 

“Redevelopment Area” or “Area”), which Redevelopment Area is more fully described in the 2 

Redevelopment Plan, attached hereto and incorporated herein as Exhibit A; and 3 

WHEREAS, the Redevelopment Plan proposes to redevelop the Redevelopment Area in 4 

phases by construction of new buildings with related parking and other improvements in the 5 

Redevelopment Area into commercial space, as set forth in the Redevelopment Plan (the 6 

“Redevelopment Project,” or “TIF Project”); and 7 

WHEREAS, on January 9, 2013, after all proper notice was given, the TIF Commission 8 

held a public hearing in conformance with the TIF Act and received comments from all 9 

interested persons and taxing districts relative to the Redevelopment Area, the Redevelopment 10 

Plan, and the Redevelopment Project; and 11 

WHEREAS, on January 9, 2013, the TIF Commission found that completion of the 12 

Redevelopment Project would provide a substantial and significant public benefit through the 13 

elimination of blighting conditions, the creation of new jobs in the City, increased property 14 

values and tax revenues, stabilization of the Redevelopment Area, facilitation of the economic 15 

stability of the City as a whole, and further found that without the assistance of tax increment 16 

financing in accordance with the TIF Act, the Redevelopment Project is not financially feasible 17 

and would not otherwise be completed; and  18 

WHEREAS, on January 9, 2013, the TIF Commission voted to recommend that the 19 

Board of Aldermen adopt an ordinance in the form required by the Act (i) adopting tax increment 20 

financing within the Redevelopment Area, (ii) approving the Redevelopment Plan, (iii) 21 

approving and designating the Redevelopment Area as a “redevelopment area” as provided in the 22 

Act, (iv) approving the Redevelopment Project as described within the Redevelopment Plan, and 23 
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(v) approving the issuance of one or more tax increment financing revenue notes in the amount 1 

as specified in the Redevelopment Plan; and 2 

WHEREAS, the Developer has demonstrated that the Redevelopment Project would not 3 

reasonably be anticipated to be developed without the adoption of tax increment financing and, 4 

therefore, redevelopment of the Redevelopment Area in accordance with the Redevelopment 5 

Plan is not feasible and would not otherwise be completed; and 6 

WHEREAS, the Board of Aldermen has received the recommendations of the TIF 7 

Commission regarding the Redevelopment Area and the Redevelopment Plan and finds that it is 8 

desirable and in the best interests of the City to designate the Redevelopment Area as a 9 

“redevelopment area” as provided in the TIF Act, adopt the Redevelopment Plan and 10 

Redevelopment Project in order to encourage and facilitate the redevelopment of the 11 

Redevelopment Area; and 12 

WHEREAS, the Redevelopment Area qualifies for the use of tax increment financing to 13 

alleviate the conditions that qualify it as a “blighted area” as provided in the TIF Act and as set 14 

forth herein; and 15 

WHEREAS, the property constituting the Redevelopment Area is underutilized and 16 

vacant, thus discouraging investment and encouraging crime and vagrancy, and the 17 

Redevelopment Area represents a social and economic liability to the City; and  18 

WHEREAS, it is necessary and desirable and in the best interest of the City to approve 19 

the Redevelopment Project to allow the rehabilitation of the Redevelopment Area into 20 

commercial space; and  21 

WHEREAS, it is necessary and desirable and in the best interest of the City to adopt tax 22 

increment allocation financing within the Redevelopment Area and to establish a special 23 
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allocation fund for the Redevelopment Area in order to provide for the promotion of the general 1 

welfare through redevelopment of the Redevelopment Area in accordance with the 2 

Redevelopment Plan which redevelopment includes, but is not limited to, assistance in the 3 

physical, economic, and social development of the City of St. Louis, providing for a stabilized 4 

population and plan for the optimal growth of the City of St. Louis, encouragement of a sense of 5 

community identity, safety and civic pride, and the elimination of impediments to land 6 

disposition and development in the City of St. Louis. 7 

BE IT ORDAINED BY THE CITY OF ST. LOUIS AS FOLLOWS: 8 

SECTION ONE. The Board of Aldermen hereby makes the following findings: 9 

A. The Redevelopment Area on the whole is a “blighted area”, as defined in Section 10 

99.805 of the TIF Act, and has not been subject to growth and development through investment 11 

by private enterprise and would not reasonably be anticipated to be developed without the 12 

adoption of tax increment financing.  This finding includes, the Redevelopment Plan sets forth, 13 

and the Board of Aldermen hereby finds and adopts by reference: (i) a detailed description of the 14 

factors that qualify the Redevelopment Area as a “blighted area” and (ii) an affidavit, signed by 15 

the Developer and submitted with the Redevelopment Plan, attesting that the provisions of 16 

Section 99.810.1(1) of the TIF Act have been met, which description and affidavit are 17 

incorporated herein as if set forth herein. 18 

B. The Redevelopment Plan conforms to the comprehensive plan for the 19 

development of the City as a whole.  20 

 C. In accordance with the TIF Act, the Redevelopment Plan states the estimated 21 

dates of completion of the Redevelopment Project and retirement of the financial obligations 22 

issued to pay for certain redevelopment project costs and these dates are twenty three (23) years 23 
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or less from the date of approval of the Redevelopment Project. 1 

D. A plan has been developed for relocation assistance for businesses and residences 2 

as set forth in Ordinance No. 62481 adopted December 20, 1991. 3 

E. A cost-benefit analysis showing the economic impact of the Redevelopment Plan 4 

on each taxing district which is at least partially within the boundaries of the Redevelopment 5 

Area is on file with the St. Louis Development Corporation, which cost-benefit analysis shows 6 

the impact on the economy if the Redevelopment Project is not built, and if the Redevelopment 7 

Project is built pursuant to the Redevelopment Plan as well as a fiscal impact study on every 8 

affected political subdivision and sufficient information from the Developer for the TIF 9 

Commission to evaluate whether the Redevelopment Project is financially feasible.  10 

F. Redevelopment of the Redevelopment Area in accordance with the 11 

Redevelopment Plan is not financially feasible without the assistance of tax increment financing 12 

and would not otherwise be completed. 13 

G. The Redevelopment Plan does not include the initial development or 14 

redevelopment of any “gambling establishment” as that term is defined in Section 99.805(6) of 15 

the TIF Act. 16 

H. The Redevelopment Area includes only those parcels of real property and 17 

improvements thereon directly and substantially benefited by the proposed Redevelopment 18 

Project.  19 

SECTION TWO.  The Redevelopment Area described in the Redevelopment Plan is 20 

hereby designated as a “redevelopment area” as defined in Section 99.805(11) of the TIF Act. 21 

SECTION THREE.   The Redevelopment Plan as reviewed and recommended by the 22 

TIF Commission on January 9, 2013, including amendments thereto, if any, and the 23 
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Redevelopment Project described in the Redevelopment Plan are hereby adopted and approved. 1 

A copy of the Redevelopment Plan is attached hereto as Exhibit A and incorporated herein by 2 

reference.  3 

SECTION FOUR.  There is hereby created and ordered to be established within the 4 

treasury of the City a separate fund to be known as the “Carondelet Coke Special Allocation 5 

Fund.”  To the extent permitted by law and except as otherwise provided in the Redevelopment 6 

Plan, the City hereby pledges funds in the Carondelet Coke Special Allocation Fund for the 7 

payment of redevelopment project costs and obligations incurred in the payment thereof. 8 

SECTION FIVE.  Tax increment allocation financing is hereby adopted within the 9 

Redevelopment Area.  After the total equalized assessed valuation of the taxable real property in 10 

the Redevelopment Area exceeds the certified total initial equalized assessed valuation of the 11 

taxable real property in the Redevelopment Area, the ad valorem taxes, and payments in lieu of 12 

taxes, if any, arising from the levies upon taxable real property in the Redevelopment Area by 13 

taxing districts and tax rates determined in the manner provided in Section 99.855.2 of the TIF 14 

Act each year after the effective date of this Ordinance until redevelopment costs have been paid 15 

shall be divided as follows: 16 

A. That portion of taxes, penalties and interest levied upon each taxable lot, block, 17 

tract, or parcel of real property which is attributable to the initial equalized assessed value of 18 

each such taxable lot, block, tract, or parcel of real property in the area selected for the 19 

Redevelopment Project shall be allocated to and, when collected, shall be paid by the City 20 

Collector to the respective affected taxing districts in the manner required by law in the absence 21 

of the adoption of tax increment allocation financing; 22 
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B. Payments in lieu of taxes attributable to the increase in the current equalized 1 

assessed valuation of each taxable lot, block, tract, or parcel of real property in the area selected 2 

for the Redevelopment Project and any applicable penalty and interest over and above the initial 3 

equalized assessed value of each such unit of property in the area selected for the Redevelopment 4 

Project shall be allocated to and, when collected, shall be paid to the City Treasurer, who shall 5 

deposit such payments in lieu of taxes into the Carondelet Coke Special Allocation Fund for the 6 

purpose of paying redevelopment costs and obligations incurred in the payment thereof.  7 

Payments in lieu of taxes which are due and owing shall constitute a lien against the real estate of 8 

the Redevelopment Project from which they are derived and shall be collected in the same 9 

manner as the real property tax, including the assessment of penalties and interest where 10 

applicable. 11 

SECTION SIX.  In addition to the payments in lieu of taxes described in Section Five of 12 

this Ordinance, fifty percent (50%) of the total additional revenue from taxes, penalties and 13 

interest which are imposed by the City or other taxing districts, and which are generated by 14 

economic activities within the area of the Redevelopment Project over the amount of such taxes 15 

generated by economic activities within the area of the Redevelopment Project in the calendar 16 

year prior to the adoption of the Redevelopment Project by ordinance, while tax increment 17 

financing remains in effect, but excluding personal property taxes, taxes imposed on sales or 18 

charges for sleeping rooms paid by transient guests of hotels and motels, taxes levied pursuant to 19 

Section 70.500 of the Revised Statutes of Missouri (2000) as amended, or taxes levied for the 20 

purpose of public transportation pursuant to Section 94.660 of the Revised Statutes of Missouri 21 

(2000) as amended, licenses, fees or special assessments other than payments in lieu of taxes and 22 

penalties and interest thereon, shall be allocated to, and paid by the collecting officer to the City 23 
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Treasurer or other designated financial officer of the City, who shall deposit such funds in a 1 

separate segregated account within the Carondelet Coke Special Allocation Fund. 2 

SECTION SEVEN. The Comptroller of the City is hereby authorized to enter into 3 

agreements or contracts with other taxing districts as necessary to ensure the allocation and 4 

collection of the taxes and payments in lieu of taxes described in Sections Five and Six of this 5 

Ordinance and the deposit of the said taxes or payments in lieu of taxes into the Carondelet Coke 6 

Special Allocation Fund for the payment of redevelopment project costs and obligations incurred 7 

in the payment thereof, all in accordance with the TIF Act. 8 

SECTION EIGHT.  The City Register is hereby directed to submit a certified copy of 9 

this Ordinance to the City Assessor, who is directed to determine the total equalized assessed 10 

value of all taxable real property within the Redevelopment Area as of the date of this 11 

Ordinance, by adding together the most recently ascertained equalized assessed value of each 12 

taxable lot, block, tract or parcel of real property within the Redevelopment Area, and shall 13 

certify such amount as the total initial equalized assessed value of the taxable real property 14 

within the Redevelopment Area.  15 

SECTION NINE.  The Mayor and Comptroller of the City or their designated 16 

representatives are hereby authorized and directed to take any and all actions as may be 17 

necessary and appropriate in order to carry out the matters herein authorized, with no such 18 

further action of the Board of Aldermen necessary to authorize such action by the Mayor and the 19 

Comptroller or their designated representatives. 20 

SECTION TEN.  The Mayor and the Comptroller or their designated representatives, 21 

with the advice and concurrence of the City Counselor and after approval by the Board of 22 

Estimate and Apportionment, are hereby further authorized and directed to make any changes to 23 
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the documents, agreements and instruments approved and authorized by this Ordinance as may 1 

be consistent with the intent of this Ordinance and necessary and appropriate in order to carry out 2 

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

authorize such changes by the Mayor and the Comptroller or their designated representatives. 4 

SECTION ELEVEN.  It is hereby declared to be the intention of the Board of Aldermen 5 

that each and every part, section and subsection of this Ordinance shall be separate and severable 6 

from each and every other part, section and subsection hereof and that the Board of Aldermen 7 

intends to adopt each said part, section and subsection separately and independently of any other 8 

part, section and subsection.  In the event that any part, section or subsection of this Ordinance 9 

shall be determined to be or to have been unlawful or unconstitutional, the remaining parts, 10 

sections and subsections shall be and remain in full force and effect, unless the court making 11 

such finding shall determine that the valid portions standing alone are incomplete and are 12 

incapable of being executed in accord with the legislative intent. 13 

SECTION TWELVE.  After adoption of this Ordinance by the Board of Aldermen, this 14 

Ordinance shall become effective on the 30th day after its approval by the Mayor or adoption 15 

over his veto; provided that if, within ninety (90) days after the effective date of an ordinance 16 

authorizing the City to enter into a redevelopment agreement pertaining to the Redevelopment 17 

Project, the Developer or its affiliate or designee, has not (i) executed such redevelopment 18 

agreement and (ii) paid all fees due to the City in accordance with the terms of the 19 

redevelopment agreement, the provisions of this Ordinance shall be deemed null and void and of 20 

no effect and all rights conferred by this Ordinance on Developer, shall terminate, provided 21 

further, however, that prior to any such termination the Developer may seek an extension of time 22 
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in which to execute the Redevelopment Agreement, which extension may be granted in the sole 1 

discretion of the Board of Estimate and Apportionment of the City of St. Louis. 2 
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I. 	INTRODUCTION AND BACKGROUND OF THE AREA 


The following Redevelopment Plan is prepared for redevelopment of certain real property in the City of 


St. Louis ("City") consisting of city blocks 3266, 3259 and 3248 generally described as properties east of 
South Broadway, South of Espenschied Street, west of the Mississippi River, and north of River Des Peres 


(the "Redevelopment Area" or "Area"). The Area consists of properties previously occupied by the 


Carondelet Coke plant. The Redevelopment Area boundaries are displayed graphically on Plate 1 —


Redevelopment Area Boundary Map, located in Appendix A, and are further described in Exhibit 1 —


Boundary Description contained in Appendix B. The Area consists of approximately 53.60 acres and is 


comprised of 4 separate parcels, as shown on Exhibit 2 — Property Ownership List in Appendix B. 


The Redevelopment Area qualifies as a blighted area under Missouri's Real Property Tax Increment 
Allocation Redevelopment Act, Sections 99.800-99.865 of the Revised Statutes of Missouri (the "TIF 


Act"). This Redevelopment Plan contemplates the complete redevelopment of the Area into 


commercial and industrial uses (the "Redevelopment Project" or "Project"). 


This Redevelopment Plan proposes that the City initially authorize and issue one or more Tax Increment 


Financing Notes ("TIF Notes") in an amount up to Seven Million No/100 Dollars ($7,000,000) plus 


issuance costs to fund a portion of the costs of the Redevelopment Project. The TIF Notes issued will be 


reimbursed solely from the revenue stream of Payments In Lieu of Taxes ("PILOTS") and Economic 


Activity Taxes ("EATS") generated by the Project over a twenty-three year period. One hundred percent 


of PILOTS within the Redevelopment Area and fifty percent of EATS will be allocated to retire the TIF 


Notes as provided in the TIF Act. The City may issue TIF Notes or other TIF obligations to Green Street 


Development Group LLC or an affiliated entity of the Project ("Developer") or a third party to evidence 


the City's obligation to reimburse the Developer for a portion of the costs of the Redevelopment Project. 


Such TIF Notes will be paid solely from revenues on deposit in the Carondelet Coke Special Allocation 


Fund, in accordance with and pursuant to the TIF Act. Upon receipt by the City of a written request by 


the Developer and evidence that the Developer has met certain criteria agreed upon by the City and the 


Developer in a Redevelopment Agreement, the City will cause one of its agencies to immediately 


proceed to issue tax increment financing bonds ("TIF Bonds") to refund the TIF Notes. 
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II. 	OVERVIEW OF TAX INCREMENT FINANCING 


In pursuing the redevelopment of a declining area, or to induce the development of an area that has been 


deficient in growth and development, the State of Missouri has provided various statutory tools a 
municipality may use in order to initiate private and public development/redevelopment. One such tool is 


the TIF Act also known as Tax Increment Financing ("TIF"). This legislation provides for the establishment of 


tax increment financing districts referred to in the TIF Act as "redevelopment areas". In order to establish a 
TIF redevelopment area, the area proposed for designation must meet certain criteria as set forth in the TIF 


Act. These criteria are established in accordance with one of three types of redevelopment areas that may 


be designated. These types of redevelopment areas are: 


■ Blighted area; 


■ Conservation area; or 


■ Economic development area. 


Prior to the designation of a redevelopment area, a redevelopment plan must be prepared which identifies 


specific redevelopment projects within the redevelopment area. The plan must outline the objectives that 


the plan intends to accomplish, describe how the redevelopment projects accomplish those objectives, and 


provide a program by which the objectives and the redevelopment projects will be accomplished. The 


purposes of establishing the redevelopment area are to reduce or eliminate blighting conditions, foster 


economic and physical improvements, and enhance the tax base of the taxing districts that levy taxes within 


the redevelopment area. 


The concept of TIF is relatively simple. Incremental revenue is created when there is an increase in tax 


revenues in the designated area above the annual revenue that the redevelopment area generated in the 


year prior to its establishment. New development is "induced" to occur by allowing interested parties to 


use the incremental revenue created by the new development to finance certain costs of developing or 


redeveloping the redevelopment area. Bonds or other financial obligations can be issued to capture the 


revenue at the inception of a project to repay these costs. 


Typically, bonds or other financial obligations are issued to finance the costs associated with the various 
capital improvements and redevelopment projects that are proposed to occur in the area. These financial 


obligations are then retired on an annual basis using the incremental revenue generated from the new 


development. The TIF Act authorizes the capture of certain PILOTS and EATS in the redevelopment area 


over and above such levels within the redevelopment area in the year prior to the approval of the 


redevelopment project. -This revenue is set aside in a special fund known as the "special allocation fund". 


During the period in which the incremental revenue is dedicated to the purposes specified in the redevelop-


ment plan (up to 23 years), all taxing districts that levy ad valorem taxes in the redevelopment area 


continue to receive the taxes based upon the property values that existed prior to the new development 
and adoption of TIF. Those local jurisdictions that levy economic activity taxes (sales and utility taxes) also 


continue to collect the amount of these taxes that existed prior to the implementation of a TIF district, as 


well as 50% of the new economic activity taxes generated by the project. 


The TIF Act requires a city seeking to create a redevelopment area to create a TIF Commission. The TIF 


Commission's role is to review and consider the area proposed to be designated as a redevelopment area 
and to make a recommendation to the governing body of the city regarding the establishment of the 


redevelopment area and the associated redevelopment plan and project(s). 
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There are several advantages in choosing TIF over other redevelopment programs. Because the TIF Act 


authorizes the TIF revenues to be pledged to bonds or other financial obligations, the developer and the city 


have funds available at the beginning of the development process when they are typically the most needed. 


Another advantage is that TIF requires all the taxing entities to share in forgoing the receipt of new revenue 


during the period while the obligations are being retired. This is because, unlike tax abatement programs, 
the city must dedicate 50% of its economic activity tax revenue that is generated by the new development 


to the special allocation fund, not just its property tax increment. In addition, in the TIF process, the city is 


vested with control over where and how the increment will be used. An additional advantage is that the 


city is allowed to use the power of eminent domain to ensure that necessary property acquisition occurs 


and that public improvements are built. 


The initial step in forming a TIF district and establishing the redevelopment area is to analyze the area being 


contemplated for designation. This is necessary to determine whether the area can meet the criteria 


specified in the Act for designation as a blighted, conservation, or economic development area. Once the 
governing body of a city has determined that the area will qualify, it may approve a redevelopment plan. 


The redevelopment plan identifies objectives, policies, redevelopment projects, activities and costs 
necessary to accomplish the redevelopment of the area. Funding and financing aspects of the plan are also 


outlined, as well as plan schedules and dates for implementation. 
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III. REDEVELOPMENT PLAN INCLUDING NECESSARY FINDINGS 


1. Legal Description of the Redevelopment Area 


The Redevelopment Area boundaries are displayed graphically on Plate 1- Redevelopment Area 


Boundary Map, located in Appendix A, and are further described in Exhibit 1 — Boundary 


Description contained in Appendix B. 


2. Redevelopment Plan Objectives 


The Redevelopment Plan outlines the program that the City proposes to undertake to accomplish 


the objectives for the Redevelopment Area. The objectives forming the basis for this 
Redevelopment Plan are outlined in the following paragraphs. These objectives are consistent with 


the purposes outlined in the TIF Act, as amended: 


■ To reduce or eliminate the conditions that cause the Redevelopment Area to be a "blighted 
area" as defined by Section 99.805(1) of the TIF Act and as described in this Redevelopment 


Plan; 


■ To enhance the public health, safety and welfare of the community by curing blighting 


conditions and encouraging other improvements necessary for insuring the Area's stability 


and ensuring future redevelopment consistent with this Redevelopment Plan; 


■ To enhance the tax base by inducing development of the Redevelopment Area to its highest 
and best use, benefiting taxing districts and encouraging private investment in surrounding 


areas; 


■ To promote the health, safety, order, convenience, prosperity and the general welfare as 


well as efficiency and economy in the process of development; 


■ To further objectives outlined in the City of St. Louis Strategic Land Use Plan (2005); 


■ To increase property values of the Area and surrounding areas; 


■ To stimulate construction and permanent employment opportunities and increased demand 


for services for the Area and surrounding areas; and 


■ To assist in the expansion, growth and attraction of existing and new business industries to 


the City of St. Louis. 


3. Redevelopment Project  


To satisfy the above objectives, the Redevelopment Project consists of the construction of a multi-


phase business park. By constructing the Project, it is expected that the Developer will remove the 
blighting factors of the Area through a "master-planned" business park designed to attract 


businesses requiring contemporary office, flex and light industrial buildings with shared common 


features unique to a business park setting. 


The Project will facilitate ongoing, positive momentum for the transformation of the Carondelet 


neighborhood, and more broadly the City of St. Louis, by: 


■ Constructing a high-quality business destination that offers a competitive national and 


international location for business attraction and expansion; 
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Serving as a catalyst project for ongoing revitalization and reinvestment in underutilized 


properties in the South Broadway corridor and the surrounding Carondelet neighborhood; 


■ Providing direct and indirect economic impacts on neighboring businesses through 


employee spending and other economic activity generated by the business park; 


■ Eliminating blight from the neighborhood; 


■ Creating employment opportunities (over 400+); 


■ Stimulating the expansion and attraction of business and industry in the City; and 


■ Generating new tax revenues to the City and its taxing districts in the form of increased 
personal property, real property and payroll taxes, as well as the tax benefits derived from 


the presence of additional commercial employees in the City. 


The total estimated Redevelopment Project Costs for the Redevelopment Project at this time equal 


approximately $68,675,000 as set forth in greater detail in Section IV, Financing Plan. 


4. General Land Uses to Apply 


The general land uses proposed for the Area are commercial/industrial uses. The land uses to apply 


to the Redevelopment Area are displayed on Plate 2 - Future Land Use Map contained in Appendix 


A. 


5. Redevelopment Schedule and Estimated Dates of Completion 


It is estimated that implementation of the Redevelopment Project will be completed within four (4) 


years from the execution of a redevelopment agreement between the City and the Developer. This 


date is merely an estimate, and such implementation may be accelerated or delayed as market or 


site conditions dictate. The estimated date for retirement of obligations incurred to finance the 
Redevelopment Project shall not be more than twenty-three (23) years from approval of the 


Redevelopment Project. The anticipated Redevelopment Program Schedule for the TIF Project is 


included herein as Exhibit 3 — Anticipated Redevelopment Program Schedule in Appendix B. 


6. Equalized Assessed Value 


In accordance with the TIF Act, the most recent equalized assessed valuation (EAV) and an estimate 
of the EAV after redevelopment must be compiled for the Area and shown in this Plan. This data is 


provided in  Table III-1, entitled  Estimated Equalized Assessed Valuation (EAV)  Before And . After 


Redevelopment. 


Information on the individual properties within the Area is shown on Exhibit 2 — Property 


Ownership List in Appendix B. In order to estimate the EAV after redevelopment, the 


Redevelopment Project must be used as the basis for the estimate. The estimate of market value 


for the building and site improvements comprising the Redevelopment Project are based on 


comparable market valuation estimates for similar commercial uses in the City. 
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Table III-1 
ESTIMATED EQUALIZED TAXABLE ASSESSED VALUATION (EAV) 


BEFORE AND AFTER REDEVELOPMENT 
CARONDELET COKE REDEVELOPMENT AREA 


Redevelopment Area 


Estimated Taxable EAV ($) Assessment Item 


19,467,179  


286,400 


Total After Redevelopment 


Most Recent Taxable EAV Amount 


19,180,779 
Estimated Incremental Appraised and 


Taxable Assessed Values 


7. Acquisition 


An affiliate of the Developer, Green Street Carondelet Investors LLC, owns two of the Area 


properties and the remaining properties are under contract with the current property ownership 


(Land Reutilization Authority). Eminent domain is not necessary to complete the Project. 


8. Blighted Area 


As described in greater detail in the Analysis of Conditions Representing a Blighted Area for the 
Carondelet Coke Redevelopment Area attached hereto as Appendix C and incorporated herein by 


this reference, the Redevelopment Area as a whole is a blighted area, and has not been subject to 


growth and development through investment by private enterprise and will not reasonably be 


expected to be developed without the adoption of tax increment financing. The Developer has 


executed an affidavit attesting to the existence of these conditions, which affidavit is included 


herein as Exhibit 4 in Appendix B. 


The cost of redevelopment precludes private enterprise from developing the Redevelopment Area 


to its highest and best use without public assistance. The cost of curing the existing conditions of 


blight and rehabilitation of improvements as contemplated in this Redevelopment Plan is not 


economically viable if fully borne by the Developer. 


9. Conforms with the Comprehensive Plan of the City 


The Redevelopment Plan conforms to the development of the City as set forth in the "Strategic Land 
Use Plan" (2005). The Area is designated as "Business/Industrial Development Area" or "BIDA". 


Areas identified as BIDA encourage new business/industrial uses or campuses where new business 


activity may range from larger business parks to smaller scale development. BIDA areas shown on 


the plan typically consist of underutilized buildings and land adjacent to major roadways, railroads 


or the river, providing local or regional access. These areas have experienced a drop in the level of 
economic activity from its earlier peak. A change of use on such lands is usually not appropriate due 


to environmental concerns, and the opportunity exists to rejuvenate these locations to create new 
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employment opportunities. The Redevelopment Project for this TIF matches the goals set for this 


designation. 


10. Plan for Relocation Assistance 


The relocation of residents and businesses is not anticipated to be necessary within the 
Redevelopment Area with respect to the Redevelopment Project; however, to the extent any 


relocation is necessary, this Plan will follow the regulations established by the City of St. Louis for 


relocation according to Ordinance 62481. 


11. Cost Benefit Analysis 


A cost benefit analysis showing the fiscal impact of the Project on each taxing district impacted by 
this Redevelopment Plan and sufficient information to determine the financial feasibility of the 


Project is on file with the St. Louis Development Corporation, 1520 Market Street, Suite 2000, St. 


Louis, MO 63103. 


If the Redevelopment Project is completed, then each of the taxing districts will continue to receive 


all of the tax revenues currently received from the Redevelopment Area. Additionally, they will 


benefit from the additional real and personal property taxes and economic activity taxes which will 


be paid and not contributed to the TIF. 


12. Does Not Include Gambling Establishment  


This Plan does not include the development or redevelopment of any gambling establishment. 


13. Department of Economic Development Report 


As required by the TIF Act, the City shall report to the Department of Economic Development 


regarding the Redevelopment Area. 


14. Historical Land Use of Property within the Redevelopment Area 


Around 1858, the Vulcan Iron Works opened on the eastern part of the site now known as the 


Carondelet Coke Plant. This site was bounded by Catalan Street on the north, the Mississippi River 


on the east, the River Des Peres on the south and railroad tracks on the west. This plant produced 
iron from ore, and was one of the first such concerns on the south riverfront Of St. Louis. The plant 


was served by the St. Louis, Iron Mountain and Southern Railroad, whose line remains in use today 


by Union Pacific. 


The 1883 Hopkins fire insurance map shows the Vulcan Iron Works site occupied by the St. Louis Ore 
and Steel Company, owned by Western Steel Company. The map shows blast furnaces, a converting 


mill, a rail mill and a bloomery and bar mill on the site. Early on, iron ore from southeast Missouri 


was a valuable thing, but when better deposits were found around Lake Superior, the Missouri iron 
industry shrank. Laclede Gas and Light Company purchased the site in 1902 for the purposes of 


building a coal gasification plant. Coal gasification breaks down coal into various gaseous 


components, which at that time were needed for the household gas much of the city used for 


lighting and cooking. 
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Coal gasification produces many other valuable byproducts, including coke, and utility companies 


engaging in early gasification efforts began creating co-generation facilities that would produce both 


gas needed for household use and coke needed for steel production. In 1915, Laclede Gas and Light 


built new buildings designed by the noted firm Mauran, Russell & Crowell and installed new 


equipment at their plant on Catalan Street. This expansion gave the plant coke production abilities 
on par with major coke ovens in other cities. The operation continued after natural gas became a 


much cheaper source for household gas than gasification. In 1950, Laclede Gas and Light sold the 


plant to the Great Lakes Carbon Company, which concentrated on coke production. The company 
operated the plant for thirty years before selling to local owners organized as the Carondelet Coke 


Corporation. 


In 1987, Carondelet Coke Corporation closed the coke works, and by 1994, unpaid taxes led to the 


property being acquired by the city of St. Louis' Land Reutilization Authority (LRA). 


Source: Preservation Research Office. 
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IV. FINANCING PLAN 


1. Eligible and Estimated Redevelopment Project Costs 


In order to establish an estimate of the redevelopment project costs that apply to the 


Redevelopment Area, the concepts for redevelopment are presented in the General Land Use Plan. 
More specifically, the following Redevelopment Plan and project implementation elements and 


costs attributable to them must reflect: 


■ Costs of studies, surveys, plans and specifications; 


■ Professional service costs including, but not limited to, architectural, engineering, legal, 


marketing, financial, planning or special services; 


■ Property assembly costs including, but not limited to, acquisition of land and other real 


or personal property rights, or interests therein; 


■ Costs of rehabilitation, reconstruction, or repair or remodeling of existing buildings and 


fixtures; 


■ Costs of construction of new structures as permitted by the TIF Act, of public works or 


other improvements; 


■ Financing costs including, but not limited to, all necessary and incidental expenses 


related to the issuance of obligations, and which may include the payment of interest on 
any obligation issued under the provisions of this Redevelopment Plan accruing during 


the estimated period of construction of any Redevelopment Project for which such 


obligations are issued and for not more than eighteen months thereafter, and including 


reasonable reserves related thereto; and 


■ All or a portion of a taxing district's capital costs resulting from the Redevelopment 


Project necessarily incurred or to be incurred in furtherance of the objectives of the 


Redevelopment Plan and Project, to the extent the City, by written agreement, accepts 


and approves such costs. 


The estimated Redevelopment Project Costs to be incurred in connection with the Project are 


approximately $68,675,000, and are displayed on Table IV-1. It should be noted that these costs are 


estimated based on knowledge of the Project at this time and that the actual cost items for 


implementing the Redevelopment Plan -and--the Redevelopment Project may vary from these 


estimates. 
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Table IV-1 
TOTAL REDEVELOPMENT PROJECT COSTS 


CARONDELET COKE REDEVELOPMENT AREA 


REDEVELOPMENT PROJECT COSTS 


Building Construction & Site Work 52,875,000 


Street Infrastructure Costs 


Construction Costs 


Traffic Signal 


Union Pacific Railroad Crossing 


1,900,000 


250,000 


500,000 


2,650,000 


Property Acquisition 1,500,000 


Utility Infrastructure 


Stormwater Discharge 


Stormwater Detention 


300,000 


700,000 


1,000,000 


Environmental Monitoring/Compliance 500,000 


Legal, Professional, Closing & Misc. Costs 4,250,000 


Subtotal 


Contingency (10%, excluding land) 


62,775,000 


5,900,000 


REDEVELOPMENT PROJECT COSTS 68,675,000 


The TIF Act allows the City and/or its designated developer(s) to incur redevelopment costs 


associated with implementation of an approved redevelopment plan and approved redevelopment 


project. These costs include all reasonable or necessary costs incurred, and any costs incidental to a 


redevelopment project. Thus, this Redevelopment Plan provides for the use of TIF revenues for the 


following costs, in accordance with the TIF Act, which may include, but are not limited to: 


■ Cost of studies, surveys, plans and specifications; 


■ Professional service costs including, but not limited to, architectural, engineering, legal, 


marketing, financial, planning or special services; 


■ Property assembly costs including, but not limited to, acquisition of land and other property, 


real or personal, or rights or interests therein, demolition of buildings, and the clearing and 


grading of land; 


■ Costs of rehabilitation, reconstruction, or repair or remodeling of existing buildings and 


fixtures; 


■ Costs of construction of public works or improvements; 


■ Financing costs including, but not limited to, all necessary and incidental expenses related to 


the issuance of obligations, and which may include the payment of interest on any 


obligations issued under the provisions of this Redevelopment Plan accruing during the 


estimated period of construction of any redevelopment Project for which such obligations 
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are issued and for not more than eighteen-months thereafter, and including reasonable 


reserves related thereto; 


■ All or a portion of a taxing district's capital costs resulting from the Redevelopment Project 


necessarily incurred or to be incurred in furtherance of the objectives of the Redevelopment 


Plan and Project, to the extent the City, by written agreement, accepts and approves such 


costs; 


■ Relocation costs to the extent the City determines that relocation costs shall be paid or are 


required to be paid by Federal or State law; and 


■ Payments in lieu of taxes. 


Table VI -2, entitled Estimated Redevelopment Project Costs to be Paid by TIF/CID, illustrates the 


anticipated categories and costs that will be funded in part by TIF, assuming the funding of up to 
$7,000,000 in Redevelopment Project Costs and assuming the creation of the Community 


Improvement District as described below. It should be noted that these costs are estimated based 


on knowledge of the Project at this time and that the actual cost items for implementing the 


Redevelopment Plan and the Redevelopment Project may vary from these estimates. 


Table IV-2 
ESTIMATED REDEVELOPMENT PROJECT COSTS to be PAID by TIF/CID 


CARONDELET COKE REDEVELOPMENT AREA 


REDEVELOPMENT PROJECT COSTS TO BE PAID BY TIF/CID 


Site Work 17.86% 1,250,000 


Street Infrastructure Costs 


Construction Costs 	 1,900,000 


Traffic Signal 	 250,000 


Union Pacific Railroad Crossing 	 500,000 


37.86% 2,650,000 


Property Acquisition 7.14% 500,000 


Utility Infrastructure 


Stormwater Discharge 	 300,000 


Stormwater Detention 	 700,000 


14.29% 1,000,000 


Environmental Monitoring/Compliance 7.14% 500,000 


Legal, Professional, Closing & Misc. Costs 8.00% 560,000 


Siilifotal  


Contingency (10% Building/Site, Street, Utility & Environmental) 


6,460,000 


540,000 


REDEVELOPMENT PROJECT COSTS TO BE PAID BY TIF/CID 7,000,000 


It is not the intent of Table IV-1, Table IV-2, or this Redevelopment Plan to restrict the City or the 


Developer to the cost amounts, categories or allocations as outlined. During the life of the 


Redevelopment Area, Plan and Project, other costs may be incurred or adjustments may be made 


within and among the line items specified in Tables IV-1 and IV-2, and additional categories may be 


added to the extent allowed by the TIF Act, if necessary and reasonable to accomplish the program 


objectives of the Redevelopment Plan. 
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2. Anticipated Sources of Funding to Pay Redevelopment Proiect Costs 


It is anticipated that there are (4) four principal sources of funds to be used to pay the costs of 


implementation of the Redevelopment Plan and the Redevelopment Project previously described. 


These sources are: 


■ Owner equity; 


■ Private financing; 


■ Tax credits available through the Federal New Market Tax Credit Program; and 


■ Funds available through the issuance of TIF notes, bonds, loans or other certificates of 


indebtedness (herein collectively referred to as "TIF Obligations"). It is contemplated that 


these funds will include those generated by a Community Improvement District ("CID") 


under Sections 67.1401 to 67.1571 of the Missouri Revised Statutes, as amended. The 
source of CID revenues includes the imposition of a one-percent (1%) sales and use tax on 


taxable sales within the CID and the imposition of a $0.30/sf special assessment to be placed 


on improvements within the CID for a ten-year period coterminous to any ten-year real 


property tax abatement placed into effect for any Project phase. 


Table VI-3, entitled Estimated Sources to Pay for Redevelopment Project Costs, illustrates the 


anticipated sources, including TIF and CID, to fund the Redevelopment Project Costs. It should be 


noted that these sources are estimated based on knowledge of the Project at this time and that the 


anticipated type and term of the sources of funds, as set forth in Table IV-3, for implementing the 


Redevelopment Plan and the Redevelopment Project may vary from these estimates. 


Table IV-3 
ESTIMATED SOURCES TO PAY FOR REDEVELOPMENT PROJECT COSTS 


CARONDELET COKE REDEVELOPMENT AREA 


REDEVELOPMENT PROJECT FUNDING SOURCES 


Private Financing & Equity 85.44% 58,675,000 


New Market Tax Credits 4.37% 3,000,000 


Community Improvement District 1.64% 1,125,000 


Tax Increment Financing 8.55% 5,875,000 


TOTAL SOURCES TO PAY REDEVELOPMENT PROJECT COSTS 
	


68,675,000 


It is not the intent of Table IV-3 or this Redevelopment Plan to restrict the City or the Developer to 


the sources or source amounts as outlined. During the life of the Redevelopment Agreement, Plan 


and Project, other sources may be found or adjustments may be made within or in addition to the 


sources specified in Table IV-3. 


3. TIF Note Funding 


This Redevelopment Plan proposes that the City initially authorize and issue one or more Tax 


Increment Financing Notes ("TIF Notes") in an amount up to Seven Million and No/100 Dollars 


($7,000,000) plus issuance costs to fund a portion of the Redevelopment Project Costs associated 


with completion of the Redevelopment Project, with a term of retirement for all such issues not 


more than 23 years. The TIF Notes or other financial obligations will be issued only to finance the 
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Redevelopment Project and Redevelopment Project Cost as outlined in Tables IV-1 and IV-2, which 


are eligible costs as specified in Section 99.805(15) of the TIF Act, including any costs of issuing the 


TIF Notes or other financial obligations. 


The TIF Notes may be issued in one or more series and may include notes, temporary notes, or other 
financial obligations to be redeemed by TIF Notes upon completion of each phase of the 


Redevelopment Project. In addition, these TIF Notes or other financial obligations may be refunded 


by TIF Bonds. It is the City's intent to pay for the principal and interest on these TIF Notes or other 


financial obligations, in any year, solely with money legally available for such purpose within the 


Carondelet Coke Special Allocation Fund and funds appropriated by the CID. 


The Carondelet Coke Special Allocation Fund will contain at least two accounts as provided for and 


in accordance with the TIF Act: 


1. The "PILOTS Account" will contain all payments in lieu of taxes derived from all taxable lots, 


blocks, tracts and parcels of real property (or interest therein) within the Redevelopment 


Area as contemplated by this Redevelopment Plan and in accordance with the TIF Act; and 


2. The "Economic Activity Taxes ("EATS") Account" will contain fifty percent (50%) of the total 


funds from taxes imposed by the City which are generated by the operations and activities 


within the Redevelopment Area, excluding licenses, fees or special assessments, and 


excluding personal property taxes and payments to the PILOTS Account, in accordance with 


the TIF Act. 


Funds on deposit in the PILOTS Account and EATS Account will be pledged to the payment of the 


Redevelopment Project Costs. Such payment obligations shall not constitute debts or liabilities of 


the City, the State of Missouri, or any political subdivision thereof within the meaning of any 


constitutional or statutory debt limitation or restriction and neither the City nor the State of 


Missouri shall be liable thereon except from the PILOTS Account, and, to the extent appropriated by 


the City on an annual basis, the EATS Account, from funds derived from other taxes deposited into 


the Special Allocation Fund. 


to the CID will provide additional sources of funds to pay for Redevelopment Project Costs. 


Community Improvement District revenues may be used as a revenue source for retirement of TIF 


Notes or other financial obligations. The CID may also enter into intergovernmental cooperation 


agreements with other governmental entities to facilitate the accomplishment of the Project's 
objectives. It is possible that the CID may direct its funds directly into the Special Allocation Fund. If 


this were to occur, within the Special Allocation Fund a CID account would be created. Any funds 


directed by the CID into the Special Allocation Fund would be paid into this account. 


4. Evidence of Commitment to Finance Redevelopment Project Costs 


Exhibit 5 in Appendix B contains preliminary commitment letters providing evidence of the 


Developer's commitment to provide financing of Redevelopment Project Costs associated with the 


Redevelopment Project. 
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PLATE 1- REDEVELOPMENT AREA AND 
REDEVELOPMENT PROJECT AREA BOUNDARY MAP 


CARONDELET COKE REDEVELOPMENT AREA 
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PLATE 2 - FUTURE LAND USE MAP 
CARONDELET COKE REDEVELOPMENT AREA 


Future Land Use = Business Park  1 
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Consulting Engineers, Inc 


Exhibit 1 


TIF DISTRICT DESCRIPTION 


A tract of land being all of Lots A through D of Carondelet Commons a 
subdivision according to the plat thereof as recorded in Plat Book 12272011, Page 058 
of the City of St. Louis Records, located in City Blocks 3236, 3237, 3240, 3244, 3248, 
3250, 3259, 3260, 3262 and 3266 of the City of St. Louis, Missouri, being more 
particularly described as follows: 


Beginning at the centerline of that part of Catalan Street, 50 feet wide as vacated 
by City Ordinance Number 57712; thence northeasterly along said northern line to 
intersection of the northeastern right-of-way line of above said vacated Catalan Street 
with the southeastern right-of-way line of Vulcan Street, 60 feet wide; thence 
northeasterly along said southeastern right-of-way line to southwestern right-of-way line 
of Espenschied Street, 40 feet wide; thence southeasterly along last said southwestern 
right-of-way line to its intersection with the northwestern right-of-way line of Railroad 
Street, 60 feet wide; thence southwesterly along said northwestern right-of-way line and 
its direct southwestern prolongation thereof to the southwestern right-of-way line of 
above said Catalan Street; thence along said southeasterly along said southwestern 
right-of-way line to its intersection with the top of bank of the Mississippi River; thence 
southwesterly along the top of said bank to the northern right-of-way line of the River 
Des Peres, as established by Ordinance No. 32986; thence northwesterly along said 
northern right-of-way line to the southeasterly right-of-way line of Broadway, 80 feet 
wide; thence northeasterly along said southeasterly right-of-way line to the 
northernmost corner of above said Lot A; thence southeasterly and northeasterly along 
the northern and eastern lines of Lots A and B of above said Carondelet Commons to 
the centerline of above said vacated Catalan Street, thence northwesterly along said 
centerline to the Point of Beginning. 


257 CHESTERFIELD BUSINESS PARKWAY •ST. LOUIS, MO 63005 •(636) 530-9100 
Fax (636) 530-9130 • E-MAIL ADDRESS: sieneral@stockassoc.com   
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EXHIBIT 2 
Property Ownership List 


Carondelet Coke Redevelopment Area 


Locator ID 	Property Address 
324800025 316 E CATALAN 
325900035 8718 S BROADWAY 
326600031 416 E CATALAN 
326600035 638 E CATALAN 


Owner 
GREEN STREET CARONDELET INVESTORS LLC 
GREEN STREET CARONDELET INVESTORS LLC 
LAND REUTILIZATION AUTHORITY 
LAND REUTILIZATION AUTHORITY 


Total Taxable 
Assessment  


100,600 
185,800 


0 
0 


TOTALS 
	


2 PARCELS 	 $ 	286,400 
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EXHIBIT 3 — ANTICIPATED REDEVELOPMENT PROGRAM SCHEDULE 


November-12 


December-12 


January-13 


First TIF Commission Meeting 


Submit Redevelopment Plan to TIF Commission 


Public Hearing by TIF Commission / Recommendation to Board of 


Aldermen 


of Aldermen 


TIF Ordinances introduced adopting plan, approving project, 


Establishing special allocation fund, approving redevelopment 


Agreement and authorizing of TIF Note Issuance (no sooner than 


14 and not more than 90 days after hearing) (RSMo. §99.820.1[1]) 


HUDZ Committee Hearing on TIF Ordinances 


Second Reading of TIF Ordinances 


Perfection of Board Bill(s) 


Third Reading and Final Passage of TIF Ordinances 


Mayor Signs Bills 


(at least 10 days after third reading and final passage of TIF 


Ordinances) 


January-13 


January-13 


February-13 


February-13 


February-13 


March-13 


TIF Ordinances Become Effective 	 April-13 


(30 days following signature of TIF Ordinances by the Mayor) 


Execution of Redevelopment Agreement 	 June-13 


Commencement of Construction 	 June-13 


Completion of Construction 	 October-17 







Green Street Development Group, 
LLC 


-4/t 14'  


d liability a 


741// 
affligrarill Name 


Title: 


Exhibit 4 


STATE OF MISSOURI 


F ST. LOUIS 


AFFIDAVIT 


I, the undersigned, am over the age of 18 years and have personal knowledge of 
matters stated herein. 


The undersigned swears, affirms and certifies the following to be true to induce 
the approval of Tax Increment Financing for the Redevelopment Area described in the 
Carondelet Coke Tax Increment Financing Redevelopment Plan, dated December 21, 
2012 (the "Redevelopment Plan"). 


1. I am a duly authorized representative of Green Street Development Group, 
LLC (the "Developer") and am authorized by the Developer to attest to the matters set 
forth herein. 


2. I am familiar with the Redevelopment Area described in the 
Redevelopment Plan. In my opinion, based on the factors set forth in the Redevelopment 
Plan, the Redevelopment Area, on the whole, qualifies as a "blighted area" as defined in 
Section 99.805(1) of the Missouri Revised Statutes, and has not been subject to growth 
and development through investment by private enterprise and would not reasonably be 
anticipated to be developed without the adoption of tax increment financing. 


And Further Affiant Sayeth Not. 


7L- 	nts‘  


Subscribe and sworn before me 	/  day ofi,)  et   2012. 


))L6 71-C_C‘L-- 	176(ic, GC 


Notary Public 


My Commission Expires: 


da■ 


MONICA L. HOWARD 
Notary Public-Notary Seal 


State of Missouri, St Louis County 
Commission # 11387777 


My Commission Expires Jul 16, 2015 







Sincerely, 


Paul Van 
Vice President 
Eagle Bank and Trust Company of Missouri 


. 	g 


Eagle 
Ba 


And Trust Company 
Of Missouri 


December 12, 2012 


Phil Hulse—Principal 


Sam Luten — EVP Finance 


Green Street Development Group, LLC 


8235 Forsyth, Suite 305 


Clayton, Missouri 63105 


Re: 	Proposed Carondelet Commons Business Park, Saint Louis, Missouri 


Dear Phil and Sam, 


The purpose of this letter is to evidence Eagle Bank's commitment to provide up to $10,000,000 in 
project financing for your proposed project involving the redevelopment of certain real property and the 


new construction of commercial and/or industrial uses in the Carondelet Coke TIF in the City of Saint 


Louis, Missouri (the "Project"). This commitment is subject to several contingencies, including the 


review of customary due diligence, the issuance of the necessary tax increment financing by the City of 


Saint Louis and the review and approval of the Bank's Loan Committee acting in its sole subjective 


discretion. 


As we have discussed, financing of the Project would not be feasible without the assistance of tax 


increment financing which would become an integral part of the Bank's financial package. Therefore, 


please be advised that we are excited to provide financing for the Project should the City of Saint Louis 


issue the necessary tax increment financing. 


Should you have any questions, please do not hesitate to call. 


from Chippewa to Perryville we are here to serve you! 


Customer Service: 636-461-3500 	Online: www.eaglebankandtrust.com  







5 cerely, 


i Cloninger 
ssociated Bank 


Senior Vice President 
Jodi.cloninger@associatedbank.com  
(314)725-6375 office 
(314)725-6388 fax 


etictqvbe 


Associated 
Bank 


December 20th, 2012 


Phil Hulse 
Principal 
Green Street Development Group, LLC 
8235 Forsyth, Ste. 305 
Clayton, Missouri 63105 


Re: 	Proposed Carondelet Commons Business Park, St. Louis, Missouri 


Dear Phil: 


The purpose of this letter is to evidence Associated Bank's preliminary 
commitment to provide up to $13,000,000 in project financing for your proposed project 
involving the redevelopment of certain real property and the new construction of 
commercial and/or industrial uses in the Carondelet Coke TIF in the City of St. Louis, 
Missouri (the "Project"). This preliminary commitment is subject to several 
contingencies, including the review of customary due diligence, the issuance of the 
necessary tax increment financing by the City of St. Louis, and the review and approval 
of the Bank's Loan Committee, acting in its sole subjective discretion. 


As we have discussed, financing of the Project would not be feasible without the 
assistance of tax increment financing. Therefore, please be advised that we are excited to 
provide financing for the Project should the City of St. Louis issue the necessary tax 
increment financing. 


Should you have any questions, please do not hesitate to call. 


SLC-3096975-1 


associatedbank.com  







William W. Kling, Jr. 
Community Bank President 


cc liBtr s— 


PEOPLES 
NATIONAL BANK 


EST. '1909 


 


December 10, 2012 


Phil Hulse 
Principal 
Green Street Development Group, LLC 
8235 Forsyth, Ste. 305 
Clayton, Missouri 63105 


Re: Proposed Carondelet Commons Business Park, St. Louis, Missouri 


Dear Phil; 


The purpose of this letter is to evidence PNB's sincere desire to provide up to 
$5,000,000.00 in project financing for your proposed project involving the 
redevelopment of certain real property and the new construction of commercial and/or 
industrial uses in the Carondelet Coke TIF in the City of St. Louis, Missouri (the 
"Project"). A loan commitment is subject to several contingencies, including the review 
of customary due diligence, the issuance of the necessary tax increment financing by the 
City of St. Louis, and the review and approval of the Bank's Loan Committee and Board 
of Directors, acting in its sole subjective discretion. 


As we have discussed, financing of the Project would not seem to be feasible 
without the assistance of tax increment financing. Therefore, please be advised that we 
are excited to consider financing for the Project should the City of St. Louis issue the 
necessary tax increment financing. 


Should you have any questions, please do not hesitate to call. 


SW-3096975-1 	 Cr Equal Housing Lender 	 Member FDIC 	 www.peoplesnationalbank.com  


7600 Forsyth Blvd. - Clayton, MO 63105 - Phone 314.726.7300 - Fax 314.726.7906 
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Great Southern Bank 
Brian M. Davies 


Vice President 
8235 Forsyth Blvd, Suite 150 


St. Louis, MO 63105 
E-mail: bdavies@greatsouthernbank.com  


Phone (314) 889-8927 
Fax (314) 889-8959 


December 14, 2012 


Phil Hulse 
Principal 
Green Street Development Group, LLC 
8235 Forsyth, Ste. 305 
Clayton, Missouri 63105 


Re: Proposed Carondelet Commons Business Park, St. Louis, Missouri 


Dear Phil: 


The purpose of this letter is to evidence Great Southern Bank's preliminary 
commitment to provide up to $25,000,000 in project financing for your proposed project 
involving the redevelopment of certain real property and the new construction of 
commercial and/or industrial uses in the Carondelet Coke TIF in the City of St. Louis, 
Missouri (the "Project"). This commitment is subject to several contingencies, including 
the review of customary due diligence, the issuance of the necessary tax increment 
financing by the City of St. Louis, and the review and approval of the Bank's Loan 
Committee, acting in its sole subjective discretion. 


As we have discussed, financing of the Project would not be feasible without the 
assistance of tax increment financing. Therefore, please be advised that we are excited to 
provide financing for the Project should the City of St. Louis issue the necessary tax 
increment financing. 


Should you have any questions, please do not hesitate to call. 


Sincerely, 


1 
nan M. Davies 


Vice President 
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P.O. Box 16959, St. Louis, Missouri 63105-1359 	314-512-8500 www,heartland-bank.corn 


Heartland Bank rfi. 


December 15, 2012 


Phil Hulse 
Principal 
Green Street Development Group, LLC 
8235 Forsyth, Ste. 305 
Clayton, Missouri 63105 


Re: Proposed Carondelet Commons Business Park, St. Louis, Missouri 


Dear Phil: 


The purpose of this letter is to evidence Heartland Bank's commitment to provide 
up to $10,000,000 in project financing for your proposed project involving the 
redevelopment of certain real property and the new construction of commercial and/or 
industrial uses in the Carondelet Coke TIF in the City of St. Louis, Missouri (the 
"Project"). This commitment is subject to several contingencies, including the review of 
customary due diligence, the issuance of the necessary tax increment financing by the 
City of St. Louis, and the review and approval of the Bank's Loan Committee, acting in 
its sole subjective discretion. 


As we have discussed, financing of the Project would not be feasible without the 
assistance of tax increment financing. Therefore, please be advised that we are excited to 
provide financing for the Project should the City of St. Louis issue the necessary tax 
increment financing. 


Should you have any questions, please do not hesitate to call. 


Sincerely, 


David Will 
Vice President 
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Pulaski Bank   


December 10, 2012 


Phil Hulse 
Principal 
Green Street Development Group, LLC 
8235 Forsyth, Ste. 305 
Clayton, Missouri 63105 


Re: 	Proposed Carondelet Commons Business Park, St. Louis, Missouri 


Dear Phil: 


The purpose of this letter is to evidence Pulaski Bank's preliminary commitment to provide up to 
$7,000,000.00 in project financing for your proposed project involving the redevelopment of certain real 
property and the new construction of commercial and/or industrial uses in the Carondelet Coke TIF in the City 
of St. Louis, Missouri (the "Project"). This proposal is subject to several contingencies, including the review of 
customary due diligence, the issuance of the necessary tax increment financing by the City of St. Louis, and 
the review and approval of the Bank's Loan Committee, acting in its sole subjective discretion. 


As we have discussed, financing of the Project would not be feasible without the assistance of tax 
increment financing. Therefore, please be advised that we are excited to provide financing for the Project 
should the City of St. Louis issue the necessary tax increment financing. 


Sincerely, 


AuScr, 


Sincerely, 
Mark A. Greenley 
Senior Vice President 
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SUMMARY OF FINDINGS 


The Carondelet Coke Redevelopment Area (the "Redevelopment Area" or "Area") established in the 


Carondelet Coke Redevelopment Plan (the "TIF Redevelopment Plan") is a blighted area based on the 


fact that it exhibits the factors set forth in Section 99.805(1) of the Real Property Tax Increment 


Allocation Redevelopment Act, Sections 99.800 to 99.865 inclusive of the Revised Statutes of Missouri. 


The TIF Act defines a "Blighted Area" as follows: 


...an area which, by reason of the predominance of defective or inadequate street layout, unsanitary 


or unsafe conditions, deterioration of site improvements, improper subdivision or obsolete platting, or the 


existence of conditions which endanger life or property by fire and other causes, or any combination of such 


factors, retards the provision of housing accomodations or constitutes an economic or social liability or a 


menace to the public health, safety, morals, or welfare in its present condition and use; (RSMo 99.805(1)) 


Blighting factors and conditions present in the Redevelopment Area include: 


1. Predominance of Defective or Inadequate Street Layout 
a. Prior "blight" findings of inadequate streets; 


b. Lack of existing street infrastructure; and 


c. Street impediments to future development. 


2. Improper Subdivision or Obsolete Platting 
a. Irregular shaped platting; and 


b. Outmoded platting for future designated uses. 


These factors have caused: 


3. An Economic Liability 
a. Public ownership; 


b. Excessive vacancy; and 


c. Lack of infrastructure. 


4. Lack of Growth and Investment by Private Enterprise 


The factors listed above will persist and continue to decline until the comprehensive redevelopment of 


the Area is undertaken. 


The Redevelopment Area boundaries are generally displayed graphically on Plate 1- Boundary Map, 


located in Appendix A of the Redevelopment Plan. 


HISTORICAL LAND USE 


The historical land use for the majority of the Area consisted of heavy industrial uses. St. Louis Ore and 


Steel Company began operations as s steel plant from approximately 1870-1896 on properties just west 


of the railroad tracks in the Area. Properties in the Area sat idle for a period of time until Laclede Gas 
began operating a coke oven and coal gasification plant from approximately 1918-1950. Great Lake 


Carbon Corporation acquired the site in 1950 and constructed a reported 40 additional coke ovens over 


time. In 1980, the "coke" facility was sold to Carondelet Coke Corporation (thus the moniker 
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"Carondelet Coke" associated with the property) who operated the plant until closing in 1987. The Land 


Reutilization Authority ("LRA") took the property into its inventory in 1994 due to tax reversion. 


PREVIOUS BLIGHTING STUDIES 


The Land Clearance for Redevelopment Authority ("LCRA") and the Planned Industrial Expansion 


Authority ("PIEA") of the City of St. Louis approved a Blighting Study and Plan for the Southeast 
Carondelet Area ("Southeast Carondelet Area") in 1990. The Southeast Carondelet Area includes the 


eastern portion of the Carondelet Coke Area and in particular the former Carondelet Coke complex. The 


Southeast Carondelet Area Blighting Study and Plan finding of blight included the following: 


"...the (Southeast Carondelet) Area includes a substantial amount of unimproved and partially 
improved property. The condition of the property within the Area is fair to poor. The existence 
of underutilized and deteriorated property constitutes both an economic liability to the City of St. 
Louis and presents a hazard to the health and well being of its citizens. These conditions, 
therefore, qualify the (Southeast Carondelet) Area as blighted within the meaning of Chapters 99 
and 100 of the Revised Statues of Missouri." 


The LCRA approved a Blighting Study and Plan for the 8750 S. Broadway & 326 Rear E. Catalan Area 


("Broadway/Catalan Area") in 2009. The Broadway/Catalan Area includes the western portion of the 


Carondelet Coke Redevelopment Area — specifically the properties now identified as 316 E Catalan and 


8718 S Broadway. The Broadway/Catalan Area Blighting Study and Plan finding of blight included the 


following: 


"The property within the Area is unoccupied and it is in poor condition...The existence of 
deteriorated property constitutes both an economic liability to the City of St. Louis and presents a 
hazard to the health and well-being of its citizens. These conditions, therefore, qualify the Area 
as blighted within the meaning of Section 99.300 et sea. of the Revised Statutes of Missouri 
2000, as amended..." 


The findings of blight were further enumerated in the Broadway/Catalan Area Blighting Report 
identified as Exhibit F in the Broadway/Catalan Area Blighting Study and Plan: 


"The subject property has...a predominance of defective or inadequate streets...insanitary or 
unsafe conditions...deterioration f site conditions...conditions which endanger life or property by 
fire or other cause...constitute an economic liability...is a menace to the public health, safety, 
morals or welfare in its present condition and use...has conditions which endanger life or 
property by fire and other causes..." 


It should be noted that some of, but not all, of the physical conditions of the areas analyzed in the 
aforementioned blight studies have changed since the original date of these findings. However, several 


of the key findings remain as impediments and liabilities to the full utilization of the Carondelet Coke 
Redevelopment Area in concert with the City of St. Louis Strategic Land Use Plan. These prior findings 


are important to the historical underutilization and ongoing vacant, blighted conditions that remain in 


the Carondelet Coke Redevelopment Area. 


ENVIRONMENTAL CONDITIONS AND REMEDIAL ACTIONS 


The LRA enrolled the former Carondelet Coke properties (now 416 E Catalan, and 638 E Catalan) into the 


Missouri Voluntary Clean-up Program ("VCP") after initial environmental studies discovered the 
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presence of significant and wide-spread environmental concerns. The former Carondelet Coke 


properties have undergone numerous environmental assessments, analysis and studies to determine 


the location and concentration of environmental concerns. The following is a broad generalization of 


key environmental findings of these studies over time and the primary environmental concerns 


identified by the VCP for remedial action: 


1. Asbestos in buildings; 


2. Various chemicals of concern located in buildings; 


3. Various chemicals of concern located in on site soils; and 


4. Various chemicals of concern located in on site groundwater. 


Through the review and oversight process of the VCP and with the assistance of Environmental 


Operations Inc., the IRA submitted a Remedial Action Plan #1 and a Remedial Action Plan #2, amended 


from time to time, (collectively the "Remedial Action Plan") which provided an environmental program 


for the remediation of the property to meet health and safety standards established for the reuse of the 


property as a commercial and/or industrial use. 


In 2009, active environmental remediation of the site began in accordance with the Remedial Action 
Plan to meet the remediation objectives of impacted areas to meet the risk-based target levels for non-


residential uses on the site. The Remedial Action Plan provides detailed remediation actions outlined for 


a series of "sub areas" or areas of concern within the Area. Generally speaking, these remediation 


actions can be classified as (1) the elimination or removal of environmental concerns or (2) actions 


resulting in the establishment of an "engineered barrier" to eliminate any surficial soils pathway of any 


remaining environmental concerns. Both of these broad remedial actions involved dynamic site changes 


including the demolition, crushing and removal or burying of building materials, the excavation and 


offsite disposal of soils at a certified land fill, and extensive grading across the former Carondelet Coke 


site to place a minimum of 3' of clean fill dirt to serve as an "engineered barrier". These remedial 


actions removed any remaining infrastructure (street or utility) on the site prior to the mass grading that 


occurred for the excavation soils and "cap" soils placement. 


The active environmental remediation of the site was recently completed in December 2012 and a final 


remedial action completion report is being prepared for submission to the VCP. Upon review of the 
remedial action completion report by the VCP staff, it is anticipated that the Area will receive a 


"certificate of completion" in accordance with the remedial objectives for the remediation program —


but no such approval of the certificate of completion has been granted at the time of this analysis. 


This analysis does _not make any direct findings -of health and safety due to the presence of 


environmental concerns because the Remedial Action Plan has been fully implemented with oversight 


by the VCP and is expected to receive a "certificate of completion" for non-residential uses upon the 


final review of appropriate documentation. However, the environmental history and remedial actions 


are relevant to several of the blight findings contained in this analysis. Therefore, this brief summary 
has been provided as a reference point for further discussion within this analysis of the impediments 


supported by the prior environmental concerns and corresponding impacts on the current conditions of 


the Area. 


DATA COLLECTION METHODS 


This blight study has been designed and conducted to comply with the specific requirements of Section 


99.805(1) of the TIF Act. The study and requisite field work were performed in November and 
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December of 2012. Observations and conclusions are based upon on-site inspections of the 


Redevelopment Area and familiarity with the local market. 


In determining whether the proposed Redevelopment Area meets the eligibility requirements for Tax 


Increment Financing per the TIF Act, a number of sources of information were utilized; including, but not 


limited to, the following: 


A. An exterior survey of the condition and use of the Redevelopment Area; 
B. Public documents and records relating to the history and/or conditions of the Area; 


C. Previous redevelopment plans and blight studies for properties within the Area; 


D. Environmental assessments, reports and correspondence with the Missouri Voluntary Clean-up 


Program; and 


E. Analysis of existing uses. 


OVERVIEW OF THE REDEVELOPMENT AREA 


The Redevelopment Area consists of city blocks 3266, 3259 and 3248 generally described as properties 


east of South Broadway, South of Espenschied Street, west of the Mississippi River, and north of River 


Des Peres (the "Redevelopment Area" or "Area"). The Area consists of properties previously identified as 


the Carondelet Coke plant. 


BLIGHTED AREA FACTORS AND CONDITIONS PRESENT IN THE REDEVELOPMENT AREA 


1. Defective or Inadequate Street Layout 


The Southeast Carondelet Area Blighting Study and Plan identified the land use and density of the 


Southeast Carondelet Area as "the unoccupied Carondelet Coke complex which is comprised of...a 


substantial amount of unimproved and partially improved property. Some of this property is used 


for parking." The Southeast Carondelet Area Blight Study and Plan further discusses the "future 
circulation" of the area noting that 'Exhibit C' indicates the proposed circulation system for the Area. 
The layouts, levels and grades of all public rights-of-way remain unchanged; however, some streets 
may be extended to the south and east to provide improved access to the area" (emphasis added). 


A review of the referenced Exhibit C — Proposed Land Use displays that the street rights-of-way at 


the time of the report in 1990 consisted of E. Espenschied, Vulcan Street, and a drive-way access to 


the former Carondelet Coke plant (see below for the Exhibit C — Proposed Land Use from the 


Southeast Carondelet Area Blighting Study and Plan). Both Vulcan Street and E. Espenschied are 


outside of the Carondelet Coke Redevelopment Area, leaving the drive-way access to the former 
Carondelet Coke plant as the only historical means of access to this eastern section of the 


Carondelet Coke Redevelopment Area in 1990. 
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SOUTHEAST CARONDELET AREA 


EXHIBIT "C" PROPOSED LAND USE 


V 4, INDUSTRIAL 


The 8750 S. Broadway & 326 Rear E. Catalan Area Blighting Study and Plan noted in that plan's 


Exhibit F — Blighting Report that the Broadway/Catalan Redevelopment Area is vacant land and that 


"the subject property has a predominance of defective or inadequate streets." Further the 8750 S. 
Broadway & 326 Rear E. Catalan Area Blighting Study and Plan notes that the "(d)evelopment may 
require streets or driveways for egress." 


Since the prior blighting studies were adopted, the Carondelet Coke Redevelopment Area has not 


been subject to investment in new street infrastructure. The presence of defective or inadequate 
street layout remains for the Area.-- In fact, the inadequate street or drive way infrastructure existing-
in the Area at the time of the prior blighting studies was removed as a requirement of the 


environmental Remedial Action Plan to eliminate above ground improvements with environmental 


concerns, and more importantly, excavate the sub-surface soil contamination from the Area. To 
safely support new development and corresponding street infrastructure in accordance with risk-


based target levels for commercial/industrial development accepted by the VCP, the entire former 


Carondelet Coke property was later "capped" with 3' of clean, fill dirt. 


There is only a gravel drive lane and no direct street access from the Area to South Broadway 
Avenue - the Carondelet neighborhood's primary arterial roadway and a major regional north-south 


connector within the City of St. Louis. The north section of the Area can access South Broadway 


Avenue via East Catalan Street. However, East Catalan does not extend into the Area as an arterial 


street for circulation and simply stops at the Area's northwestern boundary. Public street access is 
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unavailable to the property east of the railroad tracks (638 E Catalan) with limited and unpaved 


private access provided via a temporary cross-access agreement by property owners to the north. 


Union Pacific railroad has conditionally approved a public crossing within the Redevelopment Area 


to provide public roadway access to 638 E Catalan which requires the construction of a public, east-


west connector road through the Area from South Broadway to just east of the railroad tracks. The 
rail crossing is preliminarily designed to include a modern and fully engineered railroad crossing 


while closing an inadequate rail crossing north of the Redevelopment Area at Davis Street. Further 


discussion of the impact of this inadequate street access to 638 E Catalan is discussed in the 


following section highlighting the City's Zoning Code requirement for a platted lot. 


The City's Strategic Land Use Plan designates the Area as "Business/Industrial Development Area" or 
"BIDA". According to the Strategic Land Use Plan, Areas identified as BIDA encourage new 


business/industrial uses or campuses where new business activity may range from larger business 


parks to smaller scale development. BIDA areas shown on the plan typically consist of underutilized 


buildings and land adjacent to major roadways, railroads or the river, providing local or regional 
access. These areas have experienced a drop in the level of economic activity from its earlier peak. A 


change of use on such lands is usually not appropriate due to environmental concerns, and the 


opportunity exists to rejuvenate these locations to create new employment opportunities. 


As previously noted in both the Southeast Carondelet Area Blighting Study and Plan and the 8750 S. 
Broadway & 326 Rear E. Catalan Area Blighting Study and Plan, and reaffirmed with the findings of 


blight in this analysis, adequate public and private street infrastructure is critical to the development 


of the Area consistent with the City's Strategic Land Use plan as a "BIDA" and to achieve the 
objectives of private development community as a "master planned" business park. The following 


image depicts the lack of street infrastructure in the Area. The Area in its current condition contains 


a defective and inadequate street layout. 


7IPage 







Carondelet Coke Redevelopment Area 	 Blighting Analysis 


2. Improper Subdivision or Obsolete Platting 


As previously noted, the Area is designated as a "BIDA" in the City's Strategic Land Use Plan. Large-


scale commercial and industrial development sites require larger platting and acreage to 


accommodate appropriate building sizes, parking requirements (auto and possibly truck/trailer), 


storm water and bio-retention facilities, landscaping, and ingress/egress requirements consist with 
the user market's demands for quality development components and guided by the City's zoning 


and development codes. 


The Area contains irregular or undersized lots that are unable to individually accommodate the 


individual standards, or combination of standards, of development criteria, code requirements, and 


market expectations for business/industrial uses. The irregular "L" shape of 316 E Catalan is unable 
to meet the development and code criteria such as minimum setbacks to support business industrial 


uses, much less accommodate the size and spatial requirements of constructing a building and 


providing adequate turning radii for truck/auto turning, parking and drive aisles. 


The property identified as 8718 S Broadway initially appears adequate in size and configuration (or 


shape) at 7.617 acres, but the platting for the property is significantly encumbered by a convergence 


of overhead/underground utilities and their corresponding easements on the property deed that 


restrict the available acreage for development. The platting for 8718 S Broadway reduces the 


property's available developable acreage to meet the City's development and zoning codes while 


simultaneously supporting a building size and configuration appropriate to cost-effectively meet 


user demand at this location. Deed encumbrances on the 8718 S Broadway deed include: 


(1) An easement for Ameren's overhead power lines (which prohibit the construction of and 
structures within the easement) running east to west across the south portion of the property 


(an estimated 2.62 acres) ; 


(2) An easement for two Laclede Gas 30' underground pipeline setbacks contained in the recorded 


easement combined with an access easement for Laclede Gas to access their property to the 


north of 316 E Catalan (an estimated 0.8 acres outside of the Ameren easement); and 


(3) An easement for the Carondelet Commons Boulevard street infrastructure required to service 


this property and other properties within the business park — portions of which reside under the 


Ameren easement and portions which impede on the developable area (an estimated 0.2 acres 


in the developable area). 


Combined -these _ easements and deed restrictions reduce -the total developable area -for 


business/industrial development from 7.617 acres to approximately 3.90 acres or less. By 
comparison, the planned for "development pads" for future development in the Area have been 


programmed at 9-11 acres to support large scale commercial and industrial development. 


As previously noted, the property east of the railroad tracks (638 E Catalan Street) has no direct 
access to public right-of-way. Accordingly, such parcel is a non-conforming, platted lot according to 


the City's zoning and development code. The following is a definition of "Lot" per Section 26.08.270 


of the City of St. Louis Zoning Code: 


A parcel of land occupied or proposed for improvement with one main building together with the 
accessory structures and uses customarily incidental to it and including such open space as is 
required under the Zoning Code, which parcel of land is either referred to in Section 26.80.050 or 
has its principal frontage either on a public street or place on a private residence street of record. 
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Land that was formerly part of another lot and that was required for compliance with area 
regulations for an existing building on such other lot shall not be considered in determining 
whether a building to be erected, enlarged, structurally altered or moved complies with 
applicable area regulations. 


(Ord. 62588 § 2 (part), 1992.) 


The City Zoning Administrator is prohibited from approving a site plan for 638 E Catalan Street until 


such time that it has principal frontage on a public street or private street of record, therefore 


rendering the property's platting obsolete. 


The presence of irregular shaped lots and obsolete platting prohibits the development of business 


and industrial uses in accordance with the City's Strategic Land Use plan, nor do these properties 


meet the contemporary size and standards for real estate in this sector. 


IMPACT OF NOTED FACTORS AND CONDITIONS REPRESENTING BLIGHTED CONDITIONS 


The conditions in their present state outlined in this analysis are an economic or social liability. 


3. An Economic Liability 


Due to the predominance of blighting factors discussed in this Blighting Analysis, the Area in its 


current condition is an economic liability the City. The Area suffers from lack of investment as 


evidenced by the vacancy and underutilization of the Area. Currently, the LRA owns 416 East 
Catalan and 638 East Catalan (combined, approximately 80% of the Redevelopment Area). Public 


ownership occurred because the historical use of properties within the Area and the resultant 


environmental concerns that prevented private investment and utilization of the Area. Both 316 


East Catalan and 8718 South Broadway remain vacant despite private ownership. These properties 


were acquired in concert with a broader redevelopment program for the entire Area and have 


limited individual economic value based on the size, shape and plat configuration as noted herein. 


To overcome the vacancy and underutilization of the Area, conditions that contribute to economic 


liability must be remediated in order to allow for the attraction of investment to support new uses 


in the Area. In particular, the City's Strategic Land Use Plan has identified this Area as a location for 


business and industry and an employment center. The City has classified this Area as a BIDA 


because..."these areas have experienced a drop in the level of economic activity from its earlier peak. 
A change of use on such lands is usually not appropriate due to environmental concerns, and the 
opportunity exists to rejuvenate these locations to create new employment opportunities." 


The Area in its current condition hampers the economic vitality of the City by failing to generate 


sufficient tax revenue and discouraging reinvestment in, or maintenance of, the Area and its 


surrounding neighborhood. The Area's inadequate street layout and obsolete platting when 
combined with the Area's vacancy and the presence of LRA property ownership for a large portion 


of the Area, diminish the Area's potential to generate property and economic activity tax revenues 
for the City. In addition, because the Area is vacant, it does not generate "spin-off" revenue such as 


sales taxes, utility taxes, and business license fees. The absence of essential street and utility 


infrastructure further inhibits the Area's potential for redevelopment. 


The present conditions and resulting lack of reinvestment in the Area have resulted in economic 


underutilization. The economic underutilization of property in the Area contributes to the 


Redevelopment Area's qualification as a "blighted area" under the TIF Act. The comprehensive 
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redevelopment of the Area will foster much needed economic activity and will contribute to the 


growth of the City. 


4. Lack of Growth and Investment by Private Enterprise 


The Redevelopment Area has not been subject to growth and development through investment by 


private enterprise as evidenced by the Area's vacancy and property ownership by the LRA, and is not 


reasonably anticipated to be developed without adoption of this Redevelopment Plan. The 
inadequate street layout and the improper subdivision or obsolete platting is an impediment to 


reinvestment in the Area. 


_ 
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I. INTRODUCTION 


This Cost-Benefit Analysis is submitted in conjunction with the Carondelet Coke TIF Redevelopment Plan 
(the "Plan"), pertaining to the proposed redevelopment of certain real property in the City of St. Louis, 


as more particularly described in the Plan (the "Carondelet Coke Redevelopment Area" or 


"Redevelopment Area"). This Cost-Benefit Analysis is submitted pursuant to Section 99.810 Mo. Rev. 
Stat. (2012), and profiles the economic impacts of the redevelopment project proposed in the Plan (the 


"Redevelopment Project" or "Project"), as well as a study showing the fiscal impact on the Project upon 
each taxing district. This analysis, together with the information provided in the Plan, profiles the 


anticipated economic impact and financial feasibility of the Project. The Developer has acknowledged 
the financial feasibility of the Project assuming the funding support from tax increment financing and a 


community improvement district (see Exhibit A). 


Because these calculations are based on uses that are not yet built and tenants that have not yet executed 


binding lease commitments, the projected tax revenue to be generated by the Project is based on a series 
of assumptions that must be considered when interpreting the results of this analysis. The user of this 


analysis is cautioned to study the assumptions noted on each of the attached spreadsheets, in addition to 


the assumptions stated in the following paragraphs. The proposed Redevelopment Project may or may 


not perform according to these assumptions. 


II. GENERAL ASSUMPTIONS AND CONDITIONS 


This Cost-Benefit Analysis and the financial information contained herein are based on projections, 
assumptions, and information provided by the proposed Developer, Green Street Development Group 


LLC as well as information or assumptions provided by various other sources considered reliable. The 


preparer has neither verified nor audited the information that was provided by any source. Information 


provided by others is assumed to be reliable, but the preparer assumes no responsibility for its accuracy 


or certainty. These projections are intended to be interpreted and used based on the assumptions set 
forth herein. Furthermore, with respect to assessed values of property, the attached projections are 


based upon information and methodologies provided by the City of St. Louis Assessor's Office; 


ultimately, however, these assessments are left to the discretion of the City Assessor. 


"Build Scenario" Projections formulated in this document are based on currently available information; the 


assumptions as stated; and are predicated on the following market assumptions: 


• That the Project's components are as describedherein; that Green Street Development Group LLC 
will construct a five-phased business park containing approximately 700,000 square feet of light 


industrial, flex and office space at this location; and that a strong market exists for the proposed 


development; It is assumed that construction will occur in phases beginning in the second quarter 


of 2013 and concluding by 2017; 


• Real property tax abatement will occur in years 1-10 for each building phase; and 


• That no changes or modifications caused by economic, environmental, legislative, or physical 


events or conditions occur that could affect the availability of tax increment financing revenues. 


The "No Build" scenario assumptions were requested by the TIF Commission staff and legal counsel. "No 


Build Scenario" Projections formulated in this document are based on currently available information; 


the assumptions as stated; and are predicated on the following market assumptions: 
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• That Building A in the "Build" scenario will be constructed and the assumptions for property 


valuation (real and personal), payroll and sales are the same as the "Build" scenario except that 


construction will occur later (2016) than in the "Build" scenario; and 


• The "No Build" scenario assumes ten year tax abatement. 


These projections presented in this document are forward-looking and involve certain assumptions, as 


noted above, and judgments regarding uncertainties including, without limitation: 


• Changes in the real estate market; 


• The timing of project start and completion; and 


• Changes in the retail market competition and economic conditions. 


Because this analysis assumes that there will be no significant change in market conditions and the 
schedule requested by the Developer will be followed, the preparer assumes no liability should market 


conditions change or the schedule not be met. 


The ability to achieve the results described herein depends on the timing and probability of a complex 


series of future events and conditions, both internal and external to the proposed development project. 


Any event or action that alters an assumed event, assumption, or conditions used to achieve the 


projections contained herein shall be considered a cause to void all projections contained herein. 


The tax revenue projections contained in this report represent prospective information, opinions, and 


estimates regarding a development project that is not yet constructed. These projections are not 
provided as predictions or assurances that a certain level of performance will be achieved or that certain 


events will occur. The actual results may vary materially from the projections described herein, and the 


variations may be material. Because the future is uncertain, there is risk associated with achieving the 


results projected. The preparer assumes no responsibility for any degree of risk involved. 


Neither this document nor its contents may be referred to or quoted, in whole or in part, for any 


purpose including, but not limited to, any official statement for a bond issue and consummation of a 


bond sale, any registration statement, prospectus, loan, or other agreement or document, without 


proper review and written approval by the preparer regarding any representation therein. 


III. AVAILABILITY OF INCREMENTAL TAX REVENUES 


The availability of the projected incremental tax revenues for both the affected taxing districts and for 
deposit into the Special Allocation Fund is impacted by several events. Specifically, the attached 


calculations assume the prompt payment and collection of all taxes, and the distribution of these 


monies to the Special Allocation Fund by the City of St. Louis. 


There is a time lag between the taxable event and payment and administrative processing of the tax 
payments to the various taxing districts and to the Special Allocation Fund. This time lag is greatest for 


real property taxes that are typically paid in full by the end of the tax year and are available for deposit 


in the Special Allocation Fund typically three to four months after the first of the following year. 


Payment due dates for Economic Activity Taxes ("EATS") vary depending on the tax, and, in some cases, 


the size of the business. Typically, EATS are available for deposit in the Special Allocation Fund three to 


four months after the time they are generated. 
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IV. TAX REVENUE PROJECTION TABLES 


The attached revenue tables comprise the substance of the analysis. 


Table 1, entitled "Project Assumptions" profiles the basic "Build Scenario" project assumptions used to 


calculate the figures profiled in the Cost-Benefit analysis, including the applicable rates for property 
taxes, as well as the methodologies for determining future PILOTS and EATS, including the assumed 


growth rates. 


Tables 2-6, entitled "TIF Revenues" profiles all the potential revenues that may be generated by each 


individual building, A-E, within the Project for distribution to the Special Allocation Fund by the Project. 


Table 7, entitled "CID Special Assessment Revenues" profiles all the potential revenues that may be 


generated by the imposition of a $0.30/sf CID special assessment during the same 10-year term as the 


Project's real property abatement is in effect. 


Table 8, entitled "TIF/CID Revenues - Summary" provides a summary calculation of all the potential TIF 


and CID revenues that may be generated by the Project for distribution to the Special Allocation Fund by 


the Project. 


Table 9, entitled "Real Property Tax Impacts" profiles the comparison of the real property taxes, by 


affected taxing district, for the "Build" versus "No Build" (or without TIF) scenarios. 


Table 10, entitled "Commercial Surcharge Impacts" profiles the comparison of the commercial 


surcharge (the Merchant's and Manufacturer's Replacement tax), by affected taxing district, for the 


"Build" versus "No Build" scenarios. 


Table 11, entitled "Sales Tax Impacts" profiles the comparison of the sales taxes, by affected taxing 


district, for the "Build" versus "No Build" scenarios. 


Table 12, entitled "Utility Tax Impacts" profiles the comparison of the utility taxes, by affected taxing 


district, for the "Build" versus "No Build" scenarios. 


Table 13, entitled "Payroll and Earnings Tax Impacts" profiles the comparison of the payroll and 


earnings taxes for the "Build" versus "No Build" scenarios. 


Tablel4, entitled "Personal Property Tax Impacts" profiles the comparison of the personal property 


taxes, by affected taxing district, for the "Build" versus "No Build" scenarios. 


Table 15, entitled "Tax Impact Summary" summarizes the taxes displayed on Tables 3-7 into a total 


cumulative comparison between the "Build" versus "No Build" scenarios. 


Table 16, entitled "Sources and Uses" displays the Redevelopment Project Costs and the Sources of 


funding. 


Table 17, entitled "Developer Pro Forma" displays the anticipated cash on cash return with TIF/CID. 
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Exhibit A — Financial Feasibility Letter. 


V. 	ADDITIONAL COST-BENEFIT ASSUMPTIONS 


Additional assumptions not specifically identified on Tables 1-8 follow: 


• For the No Build Scenario, growth rates for payroll and sales are the same rates applied to the 


Build Scenario; and 


• The Personal and Real Property tax rates are based upon the 2012 rates for each scenario. 


VI. CONCLUSION 


The information attached hereto is based on a series of complex assumptions which are described 


herein. This information is submitted for the purposes of analysis provided in Section 99.810 of the TIF 


Act, and contains no warranty therewith. The information contained herein provides an analysis of the 


impact of the Project as well as that information sufficient to determine the financial feasibility of the 


Project. 
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Tables for Redevelopment Area 
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Payroll 
$ 	6,750,000 	Total Payroll 


$ 	2,806,000 2015 EAV based upon: 
Light Industrial 


2,806,000 Improvements 	 122,000 sf 


150 FTE 


23 EAV/sf 


$45,000 Avg. Wage 


- 	Sales 122,000 Utilities 


102 FTE 


120,000 sf 


120,000 Utilities 


21 EAV/sf 


Avg. Wage 	 $45,000 


$ 	2,520,000 2016 EAV based upon: 
Light Industrial 


2,520,000 Improvements 


Payroll 
$ 	4,590,000 	Total Payroll 


- 	Sales 


These preliminary forecasts are based on 
various assumptions which may not prove to be 
correct Actual results may vary significantly 
from those shown in these preliminary 
forecasts. 


Building D Assumptions 	2017 (Year Occupied) 


$ 	2,587,500 2018 EAV based upon: 
Light Industrial 


2,587,500 Improvements 23 EAV/sf 112,500 sf 


Payroll 
$ 	4,303,125 	Total Payroll $45,000 96 FTE Avg. Wage 


500,000 Sales 112,500 Utilities 


Building B Assumptions 	(2016) Year Occupied 


$ 	3,150,000 2016 EAV based upon: 
Light Industrial 


3,150,000 Improvements 21 EAV/sf 150,000 sf 


Payroll 
$ 	5,737,500 	Total Payroll $45,000 Avg. Wage 128 FTE 


S 	500,000 Sales 150,000 Utilities 


Payroll 
$ 	6,650,000 Total Payroll 


$ 	4,200,000 2015 EAV based upon: 
Light Industrial 


4,200,000 Improvements 	 200,000 sf 


175 FTE 


21 EAV/sf 


$38,000 Avg. Wage 


$ - 	Sales S 	200,000 Utilities 


Building C Assumptions 	(mid-2014) Year Occupied 


Please note that Buildings E, F & G on the site 
plan are expected to be a single building 
identified as Building E herein. 


Building A Assumptions 	(mid-2014) Year Occupied 


Building E Assumptions 	mid-2015 (Year Occupied) 


Cost-Benefit Analysis 
	


Table 1 
	


12/27/2012 


Carondelet Coke Redevelopment Area 
	


Project Assumptions 


Tax Rates 
0.07467 	Assumed TIF Real Estate Tax Rate based upon 2012 rate 
0.09137 	Assumed Full Real Estate Tax based upon 2012 rate 
1.50% 	Combined Payroll and Earnings Tax Rate 
3.10% 	TIF portion of local sales tax 


10.00% 	Effective utility tax rate 


Growth Multipliers 
1.03 
1.01 
1.01 
1.01 


Assumed biannual EAV growth rate factor for improvements 
Assumed biannual EAV growth rate factor for land 
Assumed annual Payroll growth rate factor 
Assumed annual increase factor of retail and utility sales taxes 
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Total (TIF/C10) 
Increments w/ 


Total TIFICID 	coverage 


9 	 - 5 	 - 
$ 	18,269 5 	15,224 


	


79,051 5 	60,248 


	


82,366 5 	62,720 
5 	83,005 $ 	63,194 
$ 	83,835 5 	63,826 
$ 	84,457 $ 	64,309 
5 	85,332  5 	64.902 
5 	85,997 5 	65.444 
$ 	86,857 5 	66.099 
$ 	07,536 $ 	66,601 
5 	85,411 5 	67,267 
$ 	361,776  S 	295.008 
$ 	370,846 5 	302,503 


	


371,554 S 	303,026 


	


380,886 j 	310,737 


	


381,607 $ 	311,270 
$ 	391,208 5 	315,204 


	


391,943 $ 	319,748 $ 
	401,821 9 	327,912 


O 	
402,571 5 	328,467 


S 	11175$ 5 	:38.867 


Note:  CID revenues will  be  supported by a 1  %  seles tax from the establishment of a CID  district. 
TOTAL 


IvPV (47% 	51.347.3871  IVY OM 
	


$35484 'WV 6t7% 
	


31.332.790 


Cost-Benefit Analysis 
	 Table 3 


	
12/27/2012 


Carondelet Coke Redevelopment Area 
	 TIF Revenues- Building B 


Land - 
Equalized 	Land Real 	Actual Equalized 
Assessed 	Estate 	Assessed Value 	Improvements 


	


Year 	Value 	Taxes 	(Improvements) Real Estate Taxes 


	


Base 	$ 	- 	 - 


	


2013 	$ 	 S 	- $ 	 5 	 - 5 	• $ 	- 5 	- 	 $ 	- $ 	- $ 	• $ 	• 


	


2014 	$ 	 5 	- 5 	 5 	 - $ 	- 5 	- 5 • 	- 	 S 	- $ 	 • $ 	- 	 - S 	 • 


	


2015 	$ 244,667 5 10.269 5 	 5 	 5  18.269 $ 	15,224  5 	- 3 	- 5 	 - 3 	- $ 	• $ 	- $ 	- $ 
- I  


	


2016 	5  244,667 3 18.269  $ 	3.150,000  6 	235.211 1  18,269 5 	15,224 5 	500,000  5 	15,500 $ 	150,000 3 	15,000 5 5,737,500 $ 	86,063 $ 513281 $ 43171  S 	
712 68:56591  


	


2017 	S 247,113 $ 18.452 $ 	3,244,500 3 


	


242,267  1 	18,452 0 	15,377 3 	505,000 5 	15,655  5 	151,500  S 	15,150 $ 5,794,575 9 	86,923 $ 58.864 $ 	43,603 5 	77.316 


	


2018 	5' 	 3,244.500  5  247,113  5 	18,452  5 	 242,267 S 	18,452  0 	15,377 S 	510,050 S 	15,812  3 	153,015 5' 	15,302 5 5,852.624 $ 	87,792 $ 59,453 $ 44,039 S 	77.905 


	


2019 	5 249,584  5  18,636  5 	3.341,835 5 	242.267  5 	18 :636 S 	15,530 3 	515,151 $ 	15,970 5 	154.545  5 	15.455 5 5,911,352 5 	88,670 $ 60,047 $ 44,479 5 	78,684 


	


2020 	5  249,584 S 18,636  5 	3,341,835 5 	242,267 3 	18,636  $ 	15,530  $ 	520,302  5 	16,129 '3 	156,091 5 	15,609 $ 5,970,466 $ 	89,557 $ 60,648 $ 44,924 5 	79,284 


	


2021 	5  252,080 3 18,823  5 	3,442,090 $ 	242,267 $ 	18,823 $ 	15,686  5 	525,505  5 	16,291  3 	157,652 5 	15,765  5 6.030.170 $ 	90.453 5 61,254 $ 45,373 3 	80,077 


	


2022 	$  252,080 5 18,823  S 	3,442,090  S 


	


242.267 3 	18,823 $ 	15,686  $ 	530,760 5 	16,454 3 	159,228 5 	15,923 5' 6.090.472 $ 	91,357 $ 61,867 5 45.827 5 	80,690 


	


3,545,353 5  2023 	5  254,601  5  19,011 9 	 242,267  3 19,011  5 	15.843 0 	536,068 5 	16,615  1 	160,820 5 	16,082  S  6,151,377 $ 	92271 $ 62485 $ 46,285 5 	81,496 


	


2024 	5 254,601  3 	19,011  5 	3,545,353  1 	242,267 5 	19,011  $ 	15,843 9 	541,426 5 	16,784 S 	162,429 5 	16,243 3 6,212,890 $ 	93,193 $ 63,110 $ 46,748 5 	62,121 


	


2025 	3 257,147  5  19,201 5 	3,651,713  1 	272,673 3 	19,201 0 	16,001 $ 	546,843 5 	16,952 $ 	164,053 3 	16,405 5 6,275,019 5 	94,125 $ 63,741 $ 47,216 13 	82,943 


	


2026 	5  257.147 3 	19,201 $ 	3,651,713 3 	272,673 5 291,875  $  243,229 5 	552,311 5 	17,122 5 . 	165,693 9 	16,569 $ 6,337,769 $ 	95.067 $ 64,379 $ 47,688 3 	356,253 


	


2027 	$ 259.719 5 19,393 $ 	3,761.265  5 	280,854  3  300.247 $ 250,206 5 	557,834  5 	17,293  3 	167,350 $ 	16.735 $ 6.401,147 $ 	96.017 $ 65,023 $ 48,165  3 	365,269 


	


2028 	$ 259.719 $ 19,393 0 	3,761.265 5 	280.854 5 300,247 $ 250.206 5 	563,413 5 	17.466  5 	169,024 '5 	16,902 S 6,465,159 $ 	96,977 $ 65,673 5 48.646 3 	365,920 


	


2029 	5 262,316 5 	19,587 5 	3,874,103  S 	289.279 $ 306,866 $ 257,389 5 	569,047 $ 	17.640 3 	170,714 5 	17.071 5 6,529,810 $ 	97,947 $ 66,329 $ 49,133  3 	375,196 


	


2030 	$  262,316  S  19,567 $ 	3.874,103  $ 	289,279 $ 308,866 $ 257.389 5 	574,737 $ 	17,817 .$ 	172,421 $ 	17,242 5 6,595,108 $ 	98.927 $ 66,993 $ 49.624 $ 	375,859 


	


2031 	$ 264,939  5 	19.783 S 	3,990,326 5 	297,958  S  317,741 5 264.754 $ 	580,484 5 	17,995  5 	174,145 3 	17,415 5 6,661.059 $ 	99,916 $ 67,663 $ 	50,121 5 	385.403 


	


2032 	$ 264,939 5 19.783 3 	3,990,326  5 	297,958 5 317.741 $ 264.784  5 	586,289 9 	1E1,175  1 	175,887  3 	17.589  1  6,727,670 $ 	100.915 $ 68,339 5 	50,622 S 	386,080 


	


2033 	$ 267,588 3 19,951  5 	4,110,036  5 	306,896 5 326,877 $ 272,398 $ 	592,152  5 	18,357 3 	177.646 5 	17,765 5 6,754,947 $ 	101,924 $ 69,023 S 51,128 3 	395,900 


	


2034 	$  267,588  $  19,981 S 	4.110,036  S 	306.896 5 326,877 $ 272,398 5 	598,074  5 	18.540  5 	179.422 3 	17,942 S 6,862.896 $ 	102.943 $ 65,713 5 51.639 S 	396.590 


	


2035 	5 270,264  5 	20,181  3 	4,233,337  5 	316,103 5 336,284 5 280,237 $ 	604,054  S 	18,726 3 	181,216 5 	18,122 5 6,931,525 5 	103,973 $ 70,410 $ 	52,156 9 	406,694 


CID Revenues 
(1% Sales Tax) 


CID Revenues w/ 
Coverage (1.35) 


	


-  $ 	 .  s. 


	


15,224 $ 	 • 


	


58,396 5 	2,500 $ 


	


58,9130 5 	5,050 


	


59,416 5 	5,101 5 


	


60,010 5 	5,152 5 


	


60,455 3 	5,203 5 


	


61,059 3 	5,255 5 


	


61,513 S 	5,308 5 


	


62,128  5 	5,361 


	


62,591  5 	5,414 


	


63,217  5 	5,468 j 


	


290.917 5 	5,523 5 


	


298.371 5 	5,578 


	


290,852 $' 	5,634 


	


306,522 S 	5,690 5 


	


307,013 5' 	5,747 


	


314,904 5 	5,805 5 


	


315,406  5 	5,863 5 


	


323,526 S 	5,922 5 


	


324,037 5 	5,981 $ 


	


332,392 5 	6,041 $ 


1,852 
3.741 
3,778 
3,1316 
3,854 
3,893 
3,932 
3,971 
4,011 
4,051 
4,091 
4,132 
4,173 
4,215 
4,257 
4,300 
4.343 
4,366 
4 430 
4.474 


	


Payroll and 	 EATs with 


PILOTs with 	 TIF Retail 	 Utility Sales 	 Earnings 	 1.35 	 TIF Increments 


PILOTs 	1.2 Coverage Retail sales 	Sales Tax 	Utility Sales 	Tax 	Payroll 	Taxes 	EATs 	Coverage TIF Increment with Coverage 


- $ 	 - 5 	- $ 	- 


10 Year - 100% Tax Abatement 
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Cost-Benefit Analysis 
	


Table 7 	 12/27/2012 


Carondelet Coke Redevelopment Area 
	


CID Special Assessment Revenues 


Year Blinding A (an 


CID Special 
Assessment 


i$0.30isli 
Building B 


{58 


CID Special 
Assessment 


(50-301811 
Building C 


(st) 


CID Special 
Assessment 


($0.3615f1 
Building D 


(sl. } 


CID Special 
Assessment 


(50.501sf) 
Building E 


tsn 


CID Special 
Assessment 


;$0.301s0 


Total Annual CID 
Special Assessment 


Revenue 


Total Annual ao Special 
Assessment Revenue w/ 


Coverage 
Base 


2012 122,000 150,000 200,000 112,500 120,000 $ - $ - 
2013 122,000 150,000 200,000 112,500 120,000 $ - S 
2014 122,000 150,000 200,000 112,500 120,000 $ - $ - 
2015 122,000 $36,600 150,090 200,000 $80,000 112,500 120,000 $ 96,600 5 80,500 
2018 122.000 536,600 150.000 545,000 200,000 $80,000 112,500 120,000 536.000 $ 177,600 S 148,000 
2017 122.000 $36,600 150,000 $45,000 200,000 $60,000 112,500 $33,750 120,000 538,000 $ 211,350 $ 176,125 
2018 122,000 $36,600 150,000 $45,000 200.000 $60.000 112,500 533,750 120.000 638,000 $ 211,350 S 176,125 
2019 122,000 $36,600 150,000 545,000 200,000 $60.000 112,500 633.750 120,000 536,000 $ 211,350 $ 176,125 
2020 122.000 $36,600 150,000 s45,000 200,000 560,000 112,500 533,750 120,000 $36,000 $ 211,350 5 176,125 
2021 122.00D 536.600 150,000 545,000 200,000 560,000 112,500 533.750 120,000 538.000 $ 211,350 S 176,125 
2022 122,000 536,600 150,000 545,000 200,00D 560,000 112,500 633,750 120,000 538,000 $ 211,350 5 176,125 
2023 122,000 536,600 150,000 545,000 200,000 660,000 112,500 533,750 120,000 536,000 $ 211,350 5 176,125 
2024 122,000 536,600 150,000 545,000 200,000 660,000 112,500 533,750 120,000 536,000 $ 211,350 S 176,125 
2025 122,000 150.000 $45,000 200,000 560,000 112,500 533,750 120,000 536,000 $ 174,750 S 145,625 
2026 122,000 150,000 200,000 112,500 $33,750 120,000 $ 33,750 $ 28,125 
2027 122,000 150,000 200,000 112,500 120,000 $ - $ - 
2028 122,000 150,000 200,000 112,500 120,000 $ - S - 
2029' 122,000 150,000 200,000 112,500 120,000 $ - S - 


2030 122,000 150,000 200,000 112,500 120,000 $ 5 - 
2031 122,000 150,000 200,000 112,500 120,000 $ S 
2932 122,000 150,000 200,000 112,500 120,000 $ 5 
2033 122,000 150,000 200,000 112,500 120,000 $ S - 
2034 122,000 150,000 200,000 112,500 120,000 $ - $ 


I NPV tff73/4 $257,063 1 NPY rg/7 16 $316,061 I NPV (V% $449,920 I NPV @7% 5237,046 I NPV @796 5252,849 $ 1,262,748 5 1,052,290 







Total CID 
Revenues 


Total CID 
Revenues w/ 


Coverage 


Cost-Benefit Analysis 
	


Table 8 
	


12/27/2012 


Carondelet Coke Redevelopment Area 
	


TIF/CID Revenues - Summary (All Buildings) 


Total TIF 
Revenues wl 


Coverage 
Year 	 Total PILOTS 	


Total PILOTS w/ 	
Total EATS 


1.2 Coverage 


Total EATS WI 	Total TIF 
1.35 Coverage 	Revenues 


Total CID Sales 	Total CID Sales Total CID Special Total CID Special  


Tax 	Tax w/ Coverage 	Assessment 	
Assessment w/ 
1.2 Coverage 


Total Annual 
Total Annual 	


Revenue (TIMID) 
Revenue (TIMID) 


w/ Coverage 


NPV 7% I S 	5,579.446) 5 4,649.638 1S 	2,745,167 1 S 	2,033.457 (S 	8,324,613 1 S 	6,682,995 


$ 	 • $ 	 - S 	 - S 	 - S 	 - S 
$ 	 . 5 	 - s 	 . s 	 _ $ 	 - s 	 - 
$ 	- 5 	- S 	 - S 	 • 5 	 • 5 	 - 


$ 	2,500 5 	1,852 5 	96,600 S 	80,500 5 	99,100 5 	82,352 


$ 	10,050 5 	7,444 5 	177,600 5 	148,000 S 	187,650 S 	155,444 


$ 	10,151 5 	7,519 5 	211,350 S 	176,125 3 	221.501 5 	183,644 


$ 	10,252 $ 	7,594 5 	211,350 S 	176,125 5 	221,602 S 	183,719 


$ 	10,355 S 	7,670 $ 	211,350 5 	176,125 5 	221,705 5 	183,795 


$ 	10,458 S 	7,747 5 	211,350 5 	176,125 5 	221,808 3 	183,872 


$ 	10,563 S 	7,824 S 	211,350 S 	176,125 S 	221,913 5 	183,949 


$ 	10,668 5 	7,902 3 	211,350 3 	176,125 S 	222,018 5 	184,027 


$ 	10,775 5 	7,981 S 	211,350 S 	176,125 5 	222,125 5 	184,106 


$ 	10,883 3 	8,061 S 	211,350 S 	176,125 5 	222,233 5 	164,186 


$ 	10,992 S 	8,142 5 	174,750 5 	145,625 5 	185,742 S 	153,767 


$ 	11,101 5 	8,223 5 	33,750 S 	28,125 S 	44,851 5 	36,348 


$ 	11,212 S 	6,306 S 	 • S 	 - 5 	11212 5 	8,306 


$ 	11,325 S 	8,389 $ 	 - S 	 - S 	11,325 5 	8,389 


$ 	11,438 S 	8,472 S 	 • $ 	 - 5 	11,438 5 	8,472 


$ 	11,552 $ 	8,557 S 	 - $ 	 - $ 	11,552 5 	8,557 


$ 	11,668 5 	8,643 $ 	 - S 	 • 5 	11,668 S 	8,643 


$ 	11,784 S 	8,729 8 	 • 5 	 • S 	11,784 S 	8,729 


$ 	11,902 S 	8,816 5 	 - 5 	 - S 	11,902 S 	8,816 


$ 	12,021 $ 	8,905 $ 	 - S 	 - $ 	12,021 5 	8,905 


• 93,046 S 	 . 	( 568960 	1,262,748) 5 	1,052,290 1$ 	1,355.844 (S 	1,121,250 


S 	 - 5 


	


192,017 $ 	


.. 


31 0467:337416 
5 
5 


	


529,316 $ 	41558,6491 60  
S 


	


565,810 $ 	445,853 
S 


569,354 5 
444508,65253°  


5 


453,368 


5 
572,153 $$ 


455,483 


5 


458,276 


5 	 $ 
$ 


575,761 


582,288 $ 
460,433 


5 
585,200 $ 


1,404,654 


S 
1,261,740 $ 5 


S 


	


111,87$134108,:7701125$


3 $ 


	
1,500,870 S $ 


S 1.480,589 
$ 1,844,411 $ 1,508,386 
5 	1,854,423 $ 


	


1,889,031 $ 	1,544,994 5 
1'1:5551 367271 S 	1,899,313 $ 


S 1,934,858 5 	1,582,596  
5 	1,945,417 $ 	1,591,098 
5 	1,981,926 $ 	1,621,221  


	


0.e80,455 I S 	7,804,245 


Base 	 21,385 


2013 	 5 	 - $ 	 • S 	 - s 	 - $ 	 - $ 	 - 


2014 	 $ 	 18,269 $ 	15,224 S 	 58,300 5 	43,185 S 	76,569 $ 


	


192,017 5 	
58,410 


192 2015 	 S 	 55,204 5 	46,004 S 	136,813 S 	101,343 $ 	 147,346 


2016 	 S 	 76,403 $ 	63,669 $ 	216,472 S 	160,350 5 	292,875 $ 224,019 


2017 	 $ 	 77,381 $ 	64,484 5 	264,285 3 	195,767 $ 	341,666 S  260,251 


2018 	 5 	 77.381 $ 	64,484 S 	266,928 5 	197,725 $ 	344,309 5  262,209 


	


269,598 3 	199,702 5 	347,752 S 	264,831 2019 	 5 	 78,155 $ 	65,129 $  


2020 	 S 	 78,155 $ 	65,129 S 


	


65,780 S 	
272,294 5 	201,699 $ 350,448 S 


	


353,953 5 	
266,828 


2021 	 5 	 78,936 $ 	 275,016 5 	203,716 $ 269,496 


2022 	 5 	 78,936 $ 	65,780 5 	277,767 S 	205,753 $ 	356,703 5  271,533 


2023 	 $ 	 79,726 $ 	66,438 S 	280,544 5 	207,811 $ 	360,270 5  274,249 


2024 	 5 	 79,726 $ 	66,438 $ 	283,350 S 	209,889 $ 	363,075 5  276,327 


2025 	 5 	753,324 $ 	627,770 S 	266,183 5 	211,958 $ 	1,039,507 5 	839,757 


2026 	 S 	1,244,136 $ 	1,036,780 S 	289,045 S 	214,107 $ 	1,533,181 $ 	1250,887 


2027 	 $ 	1,497,928 $ 	1,248,271 $ 	291,936 S 	216,249 $ 	1,789,863 $ 	1,464,522 


2028 	 5 	1,504,647 $ 	1253,873 5 	294,855 5 	218,411 $ 	1,799.502 S 1,472,284 


2029 	 S 	1,535,283 $ 	1,279403 S 	297,803 S 	220,595 $ 	1,833,087 S  1,499,998 


2030 	 S 	1,542,204 $ 	1,285,170 5 	300,781 3 	222,801 $ 	1,842,986 S 	1,507,971 


2031 	 5 	1,573,690 $ 	1,311,408 5 	303,789 $ 	225,029 $ 	1,877,479 5 	1,536,437 


2032 	 5 	1,580,818 $ 	1,317,349 5 	306,827 $ 	227,279 $ 	1,887,645 S 	1,544,628 


2033 	 5 	1,613,178 $ 	1,344,315 S 	309,695 S 	229,552 $ 	1,923,074 S 	1,573,867 


2034 	 5 	1,620,521 $ 	1,350,434 S 	312,994 5 	231,848 $ 	1,933,515 S 	1,582,282 


2035 	 S 	1,653,781 $ 	1,378,150 5 	316,124 S 	234,166 $ 	1,969,905 5 	1,612,317  







Cost-Benefit Analysis 
	


Table 9 
	


12/27/2012 


Carondelet Coke Redevelopment Area 
	


Real Property Impacts 


ESTIMATED REAL PROPERTY TAXES TO TAXING DISTRICTS 


Levy Amount (2012) 7.4974 


Blind Pension.__ Corm_ jmnity 
Taxing District 


 
ComrLIunit r 


Metro Zoo. 


Sheltered  


Workshop 
School District 


Metropolitan 
City of St. Louis 


Community 


Libra 
Park & 


Children's 


Levy as % of Total 


1....s2.ry 


0.0300 


0409s 


Mental Health 


0.0876 


1.17% 


College District 891.1,n. 


District 


4.4071 


58.78% 


Sewer District 


1.4848 


19.80% 


0.5814 


7.7510 	, 


0.2200 


2.93% 


0.1460 


1.95% 


0,0821 


1.1.0% 


Service Fund 


0.1900 


2.53% 


0.2684 


3.58% 


Calendar 
Year 


Year 
Base EAV Building A Building B Building C Building D Building E Total EAV 


1 2013 $ 286,400 5 	286,400 5 	- $ 	• 5 	 • S 	- $ 	286,400 $ 	86 S 	251 5 	630 S 	769 $ 	418 $ 	12,622 5 	235 $ 	4,252 $ 	544 $ 	1,665 


2 2014 $ 286,900 $ 	286,400 5 	• $ 	244,667 S 	 • $ 	- $ 	531,067 $ 	159 $ 	251 $ 	630 $ 	769 $ 	418 $ 	12,622 $ 	235 $ 	4,252 $ 	544 $ 	1,665 


3 2015 $ 286,400 $ 	289,264 $ 	244,667 $ 	247,113 $ 	 - $ 	244,667 $ 	1,025,711 $ 	308 5 	251 5 	630 5 	769 $ 	418 5 	12,622 5 	235 $ 	4,252 $ 	544 $ 	1,665 


4 2016 $ 286,400 $ 	289,264 $ 	244,667 $ 	247,113 5 	283,900 5 	244,667 $ 	1,309,611 $ 	393 $ 	251 $ 	630 5 	769 $ 	418 5 	12,622 $ 	235 $ 	4,252 $ 	544 $ 	1,665 


5 2017 $ 286,400 $ 	292,157 $ 	247,113 $ 	249,584 S 	286,739 5 	247,113 $ 	1,322,707 $ 	397 $ 	251 5 	630 $ 	769 $ 	418 $ 	12,622 $ 	235 $ 	4,252 $ 	544 $ 	1,665 


6 2018 $ 286,400 $ 	292,157 $ 	247,113 $ 	249,584 $ 	286,739 $ 	247,113 $ 	1,322,707 $ 	397 S 	251 5 	630 $ 	769 $ 	418 5 	12,622 5 	235 $ 	4,252 $ 	544 $ 	1,665 


7 2019 $ 286,400 $ 	295,078 $ 	249,584 $ 	252,080 $ 	289,606 $ 	249,584 $ 	1,335,934 $ 	401 5 	251. S. 	630 5 	769 $ 	418 5 	12,622 . 5 	235 $ 	4,252 $ 	544 $ 	1,665 


8 2020 $ 286,400 $ 	295,078 .$ 	249,584 $ 	252,080 $ 	289,606 $ 	249,584 $ 	1,335,934 $ 	401 $ 	251 5 	630 5 	769 $ 	418 $ 	12,622 $ 	235 $ 	4,252 $ 	544 $ 	1,665 


9 2021 $ 286,400 $ 	298,029 5 	252,080 $ 	254,601 $ 	292,502 S 	252,080 $ 	1,349,293 $ 	405 5 	251 5 	630 5 	769 $ 	418 $ 	12,622 5 	235 $ 	4,252 $ 	544 $ 	1,665 


10 	, 2022 $ 286,400 $ 	298,029 $ 	252,080 $ 	254,601 $ 	292,502 5 	252,080 $ 	1,349,293 $ 	405 5 	251 5: 	630 $ 	769 $ 	418 5 	12,622 $ 	235 $ 	4,252 $ 	544 $ 	1,665 


11 2023 $ 286,400 $ 	301,009 $ 	254,601 $ 	257,147 $ 	295,427 $ 	254,601 $ 	1,362,786 $ 	409 5 	251 5. 	630 S 	769 $ 	418 5 	12,622 $ 	235 $ 	4,252 $ 	544 $ 	1,665 


12 2024 $ 286,400 $ 	301,009 5 	254,601 $ 	257,147 $ 	295,427 $ 	254,601 $ 	1,362,786 $ 	409 5 	251 $ 	630 5 	769 $ 	418 $ 	12,622 $ 	235 $ 	4,252 $ 	544 $ 	1,665 


13 2025 $ 286,400 $ 3,556,942 5 	257,147 $ 5,128,670 5 	298,382 $ 	257,147 $ 	9,498,288 $ 	2,849 $ 	251 5 	630 $ 	769 $ 	418 $ 	12,622 5 	235 $ 	4,252 $ 	544 $ 	1,665 


14 2026 $ 286,400 $ 3,556,942 5 3,908,860 $ 5,128,670 5 	298,382 5 3,178,518 $ 	16,071,372 $ 	4,821 $ 	251 5 	630 $ 	769 $ 	418 $ 	12,622 5 	235 $ 	4,252 $ 	544 $ 	1,665 


15 2027 $ 286,400 $ 3,657,570 $ 4,020,983 $ 5,277,335 S 	3,300,987 $ 3,210,303 $ 	19,467,179 $ 	5,840 $ 	251 5 	630 S 	769 $ 	418 $ 	12,622 $ 	235 $ 	4,252 $ 	544 $ 	1,665 


16 2028 $ 286,400 $ 3,657,570 $ 4,020,983 $ 5,277,335 S 	3,390,976 $ 3,210,303 $ 19,557,168 $ 	5,867 $ 	251 $ 	630 $ 	769 $ 	418 S 	12,622 5 	235 $ 	4,252 $ 	544 $ 	1,665 


17 2029 $ 286,400 $ 3,761,156 $ 4,136,418 $ 5,430,409 $ 	3,393,990 $ 3,242,406 $ 	19,964,379 $ 	5,989 $ 	251 5 	630 $ 	769 $ 	418 5 	12,622 $ 	235 $ 	4,252 $ 	544 $ 	1,665 


18 2030 $ 286,400 $ 3,761,156 $ 4,136,418 $ 5,430,409 $ 	3,486,678 $ 3,242,406 $ 20,057,068 $ 	6,017 S 	251 5 	630 S 	769 $ 	418 5 	12,622 5 	235 $ 	4,252 $ 	544 $ 	1,665 


19 2031 $ 286,400 $ 3,867,788 $ 4,255,265 $ 5,588,023 $ 	3,489,722 $ 3,274,830 S 20,475,627 $ 	6,143 5 	251 5 	630 5 	769 $ 	418 $ 	12,622 S 	235 $ 	4,252 $ 	544 $ 	1,665 


20 2032 $ 286,400 $ 3,867,738 $ 4,255,265 $ 5,588,023 $ 	3,585,191 $ 3,274,830 $ 	20,571,096 $ 	6,171 $ 	251 5 	630 5 	769 $ 	418 5 	12,622 $ 	235 $ 	4,252 $ 	544 $ 	1,665 


21 2033 $ 286,400 $ 3,977,557 $ 4,377,624 $ 5,750,312 $ 	3,588,265 $ 3,307,578 $ 21,001,336 $ 	6,300 5 	251 $ 	630 $ 	769 $ 	418 5 	12,622 


$ 	12,622 


$ 	235 $ 	4,252 $ 	544 $ 	1,665 


22 2034 $ 286,400 $ 3,977,557 $ 4,377,624 $ 5,750,312 $ 	3,686,598 $ 3,307,578 5 21,099,669 $ 	6,330 $ 	251 $ 	630 $ 	769 $ 	418 $ 	235 $ 	4,252 $ 	544 $ 	1,665 


$ _ 	12,622 23 0035 5 286,400 5 4,090.557 $ 4,503.601 $ 5,917,416 5 	3.689,703 5 3.340.654 5 	21.541.930 $ 	6,463 S 	251 5 	630 $ 	769 $ 	418 S 	235 S 	4,252  $ 	544 $ 	1.665 


Total $ 	66.960 5 	5,770 14,492 5 	17,680 $ 	9,617 S 	290,304 4 	5,908 $ 	97,807 $ 	12,516 S 	38,298 


ligia_ 
Metro 29o, 


Community 


Taxing District  
Blind Pension Community Community Park & Sheltered Metropolitan 


City 	St. Louis of  Children's ,bra 
Lew Mental Health College District Museum Workshop 


School District 
Sewer District 


District 
Service Fund  


Levy Amount (2012) 	 7.4974 0.0300 0.0876 0.2200 0.2684 0.1460 4.4071 0.0821 1.4848 0.1900 0.5814 


iArlos %Ora& 0,40% 1,17% 2-93% 3.58% 195% 58.78% 1.10% 19-80% 2.53% 7.75% 


Calendar 
Year 


Year 
Building A Building B Building C Building D Building E Total EAV 


1 2013 $ 	286,400 $ 	- $ 	• $ 	 • 5 	- S 	286,400 $ 	86 $ 	251 $ 	630 $ 	769 5 	418 S 	12,622 5 	235 $ 	4,252 $ 	544 $ 	3,665 


2 2014 $ 	286,400 $ 	• $ 	• $ 	- 5 	- 5 	286,400 $ 	86 $ 	251 $ 	630 $ 	769 $ 	418 $ 	12,622 S. 	235 $ 	4,252 $ 	544 $ 	1,665 


3 2015 $ 	292,128 5 	- $ 	• $ 	 - $ $ 	292,128 $ 	88 5 	256 $ 	643 $ 	784 5 	427 $ 	12,874 5. 	240 $ 	4,338 $ 	555 $ 	1,698 


4 2016 $ 	292,128 $ 	- 5 	• 5 	- 5 	- $ 	292,328 $ 	88 $ 	256 $ 	643 $ 	784 5 	427 $ 	12,874 $ 	240 $ 	4,338 $ 	555 $ 	1,698 


5 2017 $ 	297,971 $ 	- $ 	• $ $ $ 	297,971 $ 	89 $ 	261 $ 	656 $ 	800 $ 	435 $ 	13,132 $ 	245 $ 	4,424 $ 	566 $ 	1,732 


6 2018 $ 	297,971 5 	- $ 	• $ 5 $ 	297,971 $ 	89 5' 	261 $ 	656 $ 	800 5 	435 $ 	13,132 5 	245 $ 	4,424 $ 	566 $ 	1,732 


7 2019 $ 	303,930 5 	- $ 	• $ 	- $ 	• $ 	303,930 $ 	91 5 	266 $ 	669 $ 	816 $ 	444 $ 	13,394 5 	250 $ 	4,513 $ 	577 $ 	1,767 


8 2020 $ 	303,930 S 	- $ 	• $ 	- 5 $ 	303,930 $ 	91 $ 	266 $ 	669 $ 	816 S 	444 $ 	13,394 5 	250 $ 	4,513 $ 	577 $ 	1,767 


9 2021 $ 	310,009 .5 	• $ 	- $ 	 - 5 	• $ 	310,009 $ 	93 5 	272 $ 	682 $ 	832 5 	453 $ 	13,662 $ 	255 $ 	4,603 $ 	589 $ 	1,802 


10 2022 $ 	310,009 5 	• $ 	r $ 	 - S 	- $ 	310,009 $ 	93 $ 	272 $ 	682 $ 	832 5 	453 5 	13,662 5 	255 $ 	4,603 $ 	589 $ 	1,802 


11 2023 $ 	316,209 $ 	- $ 	• $ $ $ 	316,209 $ 	95 5 	277 $ 	696 $ 	849 5 	462 $ 	13,936 5 	260 $ 	4,695 $ 	601 $ 	1,838 


12 2024 $ 	316,209 S. 	• $ 	- $ 	 - $ $ 	316,209 $ 	95 $ 	277 $ 	696 $ 	849 5 	462 $ 	13,936 $ 	260 $ 	4,695 $ 	601 $ 	1,838 


13 2025 $ 	322,533 5 	• $ 	- $ $ 	• $ 	322,533 $ 	97 5 	283 $ 	710 $ 	866 $ 	471 $ 	14,214 $ 	265 $ 	4,789 $ 	613 $ 	1,875 


14 2026 $ 	322,533 $ 	... $ 	- $ 5 	- $ 	322,533 $ 	97 5 	283 $ 	710 $ 	866 $ 	471 5 	14,214 5 	265 $ 	4,789 $ 	613 $ 	1,875 


15 2027 $ 3,657,570 S 	• $ 	• $ 	 - $ 	- $ 	3,657,570 $ 	1,097 $ 	3,204 $ 	8,047 $ 	9,817 5 	5,340 5 	161,193 5 	3,003 $ 	54,308 $ 	6,949 $ 	21,265 


16 2028 $ 3,657,570 S 	• $ 	• $ 	 • 5 	• $ 	3,657,570 $ 	1,097 5 	3,204 $ 	8,047 $ 	9,817 $ 	5,340 $ 	161,193 5 	3,003 $ 	54,308 $ 	6,949 $ 	21,265 


17 2029 $ 3,730,722 $ 	• $ 	- $ 	 • $ 	- $ 	3,730,722 $ 	1,119 S 	3,268 $ 	8,208 $ 	10,013 5 	5,447 $ 	164,417 5 	3,063 $ 	55,394 $ 	7,088 $ 	21,690 


18 2030 $ 3,730,722 5 	• $ 	- $ 	- 5 $ 	3,730,722 $ 	1,119 5 	3,268 $ 	8,208 $ 	10,013 $ 	5,447 S 	164,417 $ 	3,063 5 	55,394 $ 	7,088 $ 	21,690 


19 2031 $ 3,805,336 5 	- $ 	- $ S 	- $ 	3,805,336 5 	1,142 $ 	3,333 $ 	8,372 $ 	10,214 5 	5,556 $ 	167,705 5 	3,124 $ 	56,502 $ 	7,230 $ 	22,124 


20 2032 $ 3,805,336 5 	• $ 	• $ 	 - 5 	• $ 	3,805,336 $ 	1,192 5 	3,333 $ 	8,372 $ 	10,214 5 	5,556 5 	167,705 5 	3,124 $ 	56,502 $ 	7,230 $ 	22,124 


21 2033 $ 3,881,443 $ 	- $ 	• $ 	 - $ 	- $ 	3,881,443 $ 	1,164 5 	3,400 $ 	8,539 $ 	10,418 $ 	5,667 5 	171,059 5 	3,187 $ 	57,632 $ 	7,375 $ 	22,567 


22 2034 $ 3,881,443 $ 	• $ $ 	 • 5 	- $ 	3,881,443 $ 	1,164 $ 	3,400 $ 	8,539 $ 	10,418 5 	5,667 S 	171,059 $ 	3,187 $ 	57,632 $ 	7,375 $ 	22,567 


23 2035 5 3,959,072 5 	• 5 6 S 	• S 	3959.072 5 	1,188  5 	3,468 $ 	8,710 S 	10,626 $ 	5,780 $ 	174,480 ,  $ 	3.250 „. $ 	58.784 5 	7,522 5 	23.018 


Total 5 	11,540 5 	33,610 5 	114,409 $ 	102,979 $ 	• 56,017 5 	1.600,897 5 	31,500
..


5 569.682 5 	72,898 5 	223,069 







Cost-Benefit Analysis 
	 Table 10 


	
12/27/2012 


Carondelet Coke Redevelopment Area 
	 Commercial Surcharge Impacts 


ESTIMATED COMMERCIAL SURCHARGE 


WM4  Tr WALD 


Levy Amount (2012) 1.640 


Taxing District 


 


Blind Pension 


0.009 


0.55% 


Community 
Metro 	 3, 


 
Sheltered School Metropolitan ty.1 


Library  
cone  e  Park & 


Levy as% of Total 


Museum. Workshop D istrict Sewer District Louis 


0.146 


8.90% 


0.079 


422% 


District 


0.070 


4.27% 


DLest 


0.073 


445% 


0.016 


0.98% 


1.174 


71.59% 


0.073 


4.45% 


Calendar 
Year 


Year 
Building A Building B Building C Building D Building E Total EAV 


1 2013 $ 	286,400 $ 	- S 	- S 	- $ 	- 5 	286,400 $ 	26 $ 	200 $ 	209 $ 	46 $ 	3,362 $ 	209 $ 	418 $ 	226 


2 2014 $ 	260,400 $ 	- $ 	244,667 5 	- $ 	- $ 	531,067 $ 	48 $ 	372 $ 	388 5 	85 $ 	6,235 $ 	388 $ 	775 $ 	420 


3 2015 5 	289,264 $ 	244,667 $ 	247,113 $ 	- $ 	244,667 $ 1,025,711 $ 	92 $ 	71.8 $ 	749 S 	164 $ 	12,042 $ 	749 $ 	1,498 $ 	810 


4 2016 $ 	289,264 $ 	244,667 5 	247,113 5 	283,900 $ 	244,667 $ 1,309,611 $ 	118 $ 	917 $ 	956 $ 	210 5 	15,375 $ 	956 $ 	1,912 5 	1,035 


5 2017 $ 	292,157 $ 	247,113 $ 	249,584 $ 	286,739 $ 	247,113 $ 1,322,707 $ 	119 $ 	926 $ 	966 5 	212 $ 	15,529 $ 	966 $ 	1,931 $ 	1,045 


6 2018 5 	292,157 $ 	247,113 $ 	249,584 $ 	286,739 $ 	247,113 $ 1,322,707 $ 	119 $ 	926 $ 	966 $ 	212 $ 	15,529 $ 	966 $ 	1,931 $ 	1,045 


7 2019 5 	295,078 $ 	249,584 5 	252,080 $ 	289,606 $ 	249,584 $ 1,335,934 $ 	120 $ 	935 $ 	975 $ 	214 $ 	15,684 $ 	975 $ 	1,950 $ 	1,055 


8 2020 5 	295,078 $ 	249,584 $ 	252,080 $ 	289,606 $ 	249,584 $ 1,335,934 $ 	120 $ 	935 $ 	975 $ 	214 S 	15,684 $ 	975 $ 	1,950 $ 	1,055 


9 2021 $ 	298,029 $ 	252,080 $ 	254,601 $ 	292,502 $ 	252,080 $ 1,349,293 $ 	121 $ 	945 $ 	985 $ 	216 $ 	15,841 $ 	985 $ 	1,970 $ 	1,066 


10 2022 $ 	298,029 $ 	252,080 $ 	254,601 $ 	292,502 $ 	252,080 $ 1,349,293 $ 	121 $ 	945 $ 	985 S 	216 $ 	15,841 $ 	985 $ 	1,970 5 	1,066 


11 2023 $ 	301,009 $ 	254,601 $ 	257,147 $ 	295,427 $ 	254,601 $ 1,362,786 $ 	123 $ 	954 $ ' 	995 5 	218 $ 	15,999 $ 	995 $ 	1,990 $ 	1,077 


12 2024 $ 	301,009 $ 	254,601 $ 	257,147 $ 	295,427 $ 	254,601 $ 1,362,736 $ 	123 $ 	954 $ 	995 5 	213 3 	15,999 $ 	995 $ 	1,990 $ 	1,077 


13 2025 $ 3,556,942 $ 	257,147 $ 5,128,670 $ 	298,382 $ 	257,147 $ 9,498,288 $ 	855 $ 	6,649 5 	6,934 5 	1,520 $ 	111,510 $ 	6,934 $ 13,868 $ 	7,504  


14 2026 $ 3,556,942 $ 3,908,860 $ 5,128,670 $ 	298,382 $ 3,178,518 $16,071,372 $ 	1,446 $ 	11,250 $ 	11,732 5 	2,571 $ 	188,678 $ 	11,732 $ 23,464 $ 	12,696 


15 2027 $ 3,657,570 $ 4,020,983 $ 5,277,335 $ 3,300,987 $ 3,210,303 $19,467,179 $ 	1,752 $ 	13,627 $ 	14,211 5 	3,115 $ 	228,545 $ 	14,211 $ 	28,422 $ 	15,379 


16 2028 $ 3,657,570 $ 4,020,983 $ 5,277,335 $ 3,390,976 $ 3,210,303 $19,557,168 $ 	1,760 $ 	13,690 $ 	14,277 5 	3,129 $ 	229,601 $ 	14,277 $ 	28,553 $ 	15,450 


17 2029 $ 3,761,156 $ 4,136,418 $ 5,430,409 $ 3,393,990 $ 3,242,406 $19,964,379 $ 	1,797 $ 	13,975 $ 	14,574 $ 	3,194 $ 	234,382 $ 	14,574 $ 	29,148 $ 	15,772 


18 2030 $ 3,761,156 $ 4,136,418 $ 5,430,409 $ 3,486,678 $ 3,242,406 $20,057,068 $ 	1,805 $ 	14,040 $ 	14,642 5 	3,209 $ 	235,470 $ 	14,642 5 	29,283 $ 	15,845 


19 2031 $ 3,867,788 $ 4,255,265 $ 5,588,023 $ 3,489,722 $ 3,274,830 $20,475,627 $ 	1,843 $ 	14,333 $ 	14,947 5 	3,276 $ 	240,384 $ 	14,947 $ 	29,894 $ 	16,176 


20 2032 $ 3,867,788 54,255,265 $ 5,588,023 53585,191  $ 3,274,830 $20,571,096 $ 	1,851 $ 	14,400 $ 	15,017 5 	3,291 $ 	241$05 $ 	15,017 $ 30,034 $ 	16,251 


21 2033 $ 3,977,557 $ 4,377,624 $ 5,750,312 $ 3,588,265 $ 3,307,578 $21,001,336 $ 	1,890 $ 	14,701 $ 	15,331 $ 	3,360 S 	246,556 $ 	15,331 $ 30,662 $ 	16,591 


22 2034 $ 3,977,557 $ 4,377,624 $ 5,750,312 $ 3,686,598 $ 3,307,578 $21,099,669 $ 	1,899 $ 	14,770 $ 	15,403 5 	3,376 S 	247,710 $ 	15,403 S 30,806 $ 	16,669 


23 2035 54,090,557 S 4503.601 55,917,416 $3,689,703 $ 3,340.654 $21,541,930 $ 	1.939 $ 	15.079 $ 	15.726 5 	3,447 $ 	252,902 $ 	15,726 S 31.451 S 	17.018 


Total $ 	20.088 6 	156,240 $ 	162,936 $ 	35,712 $ 2.620360 $ 	162,936 S 325,871 5 176,327 


Levy Amount (2012) 


Taxing District 


1.640 


Blind Pension 
Community 


 Metro Zoo, 
Sheltered School Metropolitan My of St 


Library 
 Park & 


IL 


0.009 


0.55% 


con.  
Museum Workshop District 


1.174 


71.59% 


Sewer District Lcoi 


0.146 


8.90% Levy as % of Total 


District 
District 


0.016 


098% 


0.073 


4,45% 


0.079 


4.82% 


0.070 


4.27% 


0.073 


4.45% 


Calendar 
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Year 
Year 


Building A Building 0 Building C Building D Building E Total EAV 


1 2013 5 	286,400 S 	- $ 	• $ 	- S 	- $ 	286,400 $ 	26 $ 	209 $ 	46 $ 	3,362 $ 	209 $ 	418 5 	226 


2 2014 $ 	286,400 5 	- $ 	- $ 	- $ $ 	286,400 $ 	26 $ 	209 $ 	46 $ 	3,362 $ 	209 $ 	418 $ 	226 


3 2015 $ 	292,128 5 	- $ $ 	- $ $ 	292.128 $ 	26 5 	213 $ 	47 $ 	3,430 $ 	213 $ 	427 $ 	231 


4 2016 $ 	292,128 S 	- $ 	• $ 	- 5 	• $ 	292,128 $ 	26 $ 	213 $ 	47 $ 	3,430 $ 	213 $ 	427 $ 	231 


5 2017 $ 	297,971 $ 	- $ 	- $ 	- $ 	- $ 	297,971 $ 	27 $ 	218 $ 	48 $ 	3,498 $ 	218 $ 	435 $ 	235 


6 2018 $ 	297,971 5 	• $ 	- $ 	- $ 	• $ 	297,971 $ 	27 S 	218 $ 	48 $ 	3,498 $ 	218 $ 	435 $ 	235 


7 2019 $ 	303,930 5 	- $ 	- $ 	- $ 	- $ 	303,930 $ 	27 5 	222 $ 	49 $ 	3,568 $ 	222 $ 	444 $ 	240 


8 2020 $ 	303,930 $ 	- $ 	• $ 	- $ 	• $ 	303,930 $ 	27 $ 	222 $ 	49 $ 	3,568 $ 	222 $ 	444 $ 	240 


9 2021 $ 	310,009 $ 	- $ 	- $ $ 	- $ 	310,009 $ 	28 $ 	226 $ 	50 $ 	3,640 $ 	226 $ 	453 $ 	245 


10 2022 $ 	310,009 $ 	- $ 	- $ 	- $ 	• $ 	310,009 $ 	28 $ 	226 $ 	50 $ 	3,640 $ 	226 $ 	453 $ 	245 


11 2023 $ 	316,209 5 	- $ 	• $ 	- 5 	• $ 	316,209 $ 	28 $ 	231 $ 	51 $ 	3,712 $ 	231 $ 	462 $ 	250 


12 2024 $ 	316,209 $ 	• $ 	- $ 	• $ 	- $ 	316,209 $ 	28 $ 	231 $ 	51 $ 	3,712 $ 	231 $ 	462 $ 	250 


13 2025 $ 	322$33 $ $ 	- $ 	- $ 	. $ 	472,534  $ 	29 $ 	235 $ 	52 $ 	3,787 $ 	235 $ 	471 $ 	255 


14 2026 $ 	322,533 S 	• $ 	- $ 	- $ 	• $ 	322,533 $ 	29 $ 	235 $ 	52 $ 	3,787 $ 	235 $ 	471 $ 	255 


15 2027 $ 3,657,570 5 	• $ 	- $ 	- S 	- $ 3,657,570 $ 	329 $ 	2,670 $ 	585 $ 	42,940 $ 	2,670 $ 	5,340 $ 	2,889 


16 2028 $3,657,570 $ 	- $ 	• $ 	- $ 	• $ 3,657,570 $ 	329  S 	2,670 $ 	585 $ 	42,940 $ 	2,670 $ 	5,340 $ 	2,889 


17 2029 $ 3,730,722 5 	- $ 	• $ 	. $ 	- $ 3,730,722 $ 	336 $ 	2,723 $ 	597 $ 	43,799 $ 	2,723 $ 	5,447 $ 	2,947 


18 2030 $ 3,730,722 $ 	- $ 	• $ 5 $ 3,730,722 $ 	336 $ 	2,723 $ 	597 $ 	43,799 $ 	2,723 $ 	5,447 $ 	2,947 


19 2031 $ 3,805,336 S $ $ S 	- $ 3,805,336 $ 	342 $ 	2,778 $ 	609 $ 	44,675 $ 	2,778 $ 	5,556 $ 	3,006 


20 2032 $ 3,805,336 $ 	- $ 	- $ 	- $ 	- $ 3,805,336 $ 	342 5 	2,778 5 	609 $ 	44,675 $ 	2,778 $ 	5,556 $ 	3,006 


21 2033 $ 3,881,443 $ 	- $ $ 	- 5 	- $ 3,881,443 $ 	349 $ 	2,833 $ 	621 $ 	45,568 $ 	2,833 $ 	5,667 $ 	3,066 


22 2034 $ 3,881,443 $ 	- $ 	• $ 	- $ 	- $ 3,881,443 $ 	349 $ 	2,833 5 	621 $ 	45,568 $ 	2,833 $ 	5,667 $ 	3,066 


23 2035 53,959,072 $ 	- $ 	. $ 	- $ 	- 5 3.959.072 $ 	356 $ 	2,890 5 	633 $ 	46.480 $ 	2,890 $ 	5.780 5 	3.128 


Total S 	3,453 5 	26,857 $ 	28,008 $ 	6,139 S 	450,435 S 	28,008 5 	56.017 S 	30,310 
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Cost-Benefit Analysis 
	


Table 12 
	


12/27/2012 


Carondelet Coke Redevelopment Area 
	


Utility Tax Impacts 


ESTIMATED UTILRY TAX DISTRIBUTION 


WITH TIF (BUILD) 


Effecti e Levy 


Taxing District 


10.00% 


City- General 


Lev y a % of Total 


Fi.irEl, 


10.000% 


100.00% 


Calendar Est. Utility 
Year 


Year 
Building A Building B Building C Building 0 Building E 


Sales 


1 2013 $ 	- $ $ 	- $ $ 	- $ 	 • $ 	 • 


2 2014 $ 	61,000 $ $100,000 $ 	- $ 	- $ 	161,000 $ 	8,050 


3 2015 $ 122,000 $ 	- $200,000 $ $ 60,000 $ 	382,000 $ 	19,100 


4 2016 $ 123,220 $150,000 $202,000 $ 	- $ 120,000 $ 	595,220 $ 	29,761 


5 2017 $ 124,452 $151,500 $204,020 $ 112,500 $ 121,200 $ 	713,672 $ 	35,684 


6 2018 $ 125,697 $153,015 $206,060 $ 113,625 $ 122,412 $ 	720,809 $ 	36,040 


7 2019 $ 126,954 $154,545 $208,121 $ 114,761 $ 123,636 $ 	728,017 $ 	36,401 


8 2020 $ 128,223 $156,091 $210,202 $ 115,909 $ 124,872 $ 	735,297 $ 	36,765 


9 2021 $ 129,505 $157,652 $212,304 $ 117,068 $ 126,121 $ 	742,650 $ 	37,133 


10 2022 $ 130,801 $159,228 $214,427 $ 118,239 $ 127,382 $ 	750,077 $ 	37,504 


11 2023 $ 132,109 $160,820 $216,571 $ 119,421 $ 128,656 $ 	757,577 $ 	37,879 


12 2024 $ 133,430 $162,429 $218,737 $ 120,615 $ 129,943 $ 	765,153 $ 	38,258 


13 2025 $ 134,764 $164,053 $220,924 $ 121,821 $ 131,242 $ 	772,805 $ 	38,640 


14 2026 $ 136,112 $165,693 $223 134 $ 123,040 $ 132,555 $ 	780,533 $ 	39,027 


15 2027 $ 137,473 $167,350 $225,365 $ 124,270 $ 133,880 $ 	788,338 $ 	39,417 


16 2028 $ 138,847 $169,024 $227,619 $ 125,513 $ 135,219 $ 	796,221 $ 	39,811 


17 2029 $ 140,236 $170,714 $229,895 $ 126,768 $ 136,571 $ 	804,184 $ 	40,209 


18 2030 $ 141,638 $172,421 $232,194 $ 128,035 $ 137,937 $ 	812,226 $ 	40,611 


19 2031 $ 143,055 $174,145 $234,516 $ 129,316 $ 139,316 $ 	820,348 $ 	41,017 


20 2032 $ 144,485 $175,887 $236,861 $ 130,609 $ 140,709 $ 	828,551 $ 	41,428 


21 2033 $ 145,930 $177,646 $239,229 $ 131,915 $ 142,117 $ 	836,837 $ 	41,842 


22 2034 $ 147,389 $179,422 $241,622 $ 133,234 $ 143,538 $ 	845,205 $ 	42,260 


23 2035 5 148,863 $181,216 _ 5244,038 $ 134,567 . $ 144,973 $ 	853,657 5 	42,683 


Total $ 	799,519 


Levy Amount (2012) 


Taxing District 


10.00% 


City - General 


Levy as % of Total 


Fund 


10.000% 


100_00% 


Calendar  ' Est. Taxable 
Year 


Yeor 
Building A Building B Building C Building 0 Building E 


Sales 


1 2013 $ 	• $ $ 	- $ 	- 5 	- 	$ 	 - $ 


2 2014 $ 	• $ 	- $ 	- $ $ 	• 	$ 	 • $ 	 - 


3 2015 5 	- $ $ 	- $ $ 	- 	$ 	 • 5 	 - 


4 2016 S 	• $ 	- $ 	- $ .5 	- 	$ 	• 5 	- 


5 2017 $ 	61,000 $ 	- $ 	- $ 	- S 	• 	$ 	61,000 $ 	3,050 


6 2018 $ 122,000 $ $ 	- $ 	• $ 	- 	$ 	122,000 $ 	6,100 


7 2019 $ 123,220 $ $ 	• $ 	- 5 	- 	 $ 	123,220 $ 	6,161 


8 2020 $ 124,452 $ 	- $ 	• $ $ 	• 	$ 	124,452 $ 	6,223 


9 2021 $ 125,697 $ 	- $ 	• $ $ 	- 	$ 	125,697 $ 	6,285 


10 2022 $ 126,954 $ $ 	• $ 	- S 	• 	$ 	126,954 $ 	6,348 


11 2023 $ 128,223 $ 	- $ 	- $ 	- S 	- 	$ 	128,223 $ 	6,411 


12 2024 $ 129,505 $ 	- $ 	- $ 	• $ 	• 	$ 	129,505 $ 	6,475 


13 2025 $ 130,801 $ $ 	• $ 	- 5 	- 	 $ 	130,801 $ 	6,540 


14 2026 $ 132,109 $ 	- $ 	• $ $ 	- 	$ 	132,109 $ 	6,605 


15 2027 $ 133,430 $ 	- $ 	- $ 	- $ 	- 	$ 	133,430 $ 	6,671 


16 2028 $ 134,764 $ 	- $ 	• $ 	- $ 	• 	$ 	134,764 $ 	6,738 


17 2029 $ 136,112 $ 	- $ 	• $ 	- $ 	• 	$ 	136,112 $ 	6,806 


18 2030 $ 137,473 $ 	- $ 	• $ 	- 5 	• 	5 	137,473 $ 	6,874 


19 2031 $ 138,847 $ $ 	- $ 	• 5 	• 	$ 	138,847 $ 	6,942 


20 2032 $ 140,236 $ $ 	- $ 	• $ 	- 	$ 	140,236 $ 	7,012 


21 2033 $ 141,638 $ $ $ 5 	• 	$ 	141,638 $ 	7,082 


22 2034 $ 143,055 $ 	- $ $ - 	$ 	143,055 $ 	7,153 


23 2035 5 144,485 	8 	- 5 $ 	 - 	 5 	144A85 5 	7,224 


Total $ 	115,476 







Cost-Benefit Analysis 
	


Table 13 
	


12/27/2012 


Carondelet Coke Redevelopment Area 
	


Payroll Tax Impacts 


ESTIMATED PAYROLL AND EARNINGS TAX DISTRIBUTION 
SNIT iTIF MILD 


Taxing District 


Payroll & Eornings 


Tax Levy 


City - General 


Levy Amount (2012) 
1.500% 


Calendar 
Year 


Year 
Building A 	Building B 	Building C 	Building D 	Building E Total Est. Payroll 


1 2013 $ 	- 	$ 	- 	$ 	- 	$ 	- 	$ 	- $ 	 - $ 	 - 


2 2014 $ 3,375,000 	$ 	- 	$ 3,325,000 	$ 	- 	$ 	- $ 	6,700,000 $ 	 50,250 


3 2015 $ 6,750,000 	$ 	- 	$ 6,650,000 	$ 	- 	$ 2,295,000 $ 	15,695,000 $ 	 117,713 


4 2016 $ 6,817,500 	$ 5,737,500 	$ 6,716,500 	$ 	- 	$ 4,590,000 $ 	23,861,500 $ 	 178,961 


5 2017 $ 6,885,675 	$ 5,794,875 	$ 6,783,665 	$ 4,303,125 	$ 4,635,900 $ 	28,403,240 $ 	 213,024 


6 2018 $ 6,954,532 	$ 5,852,824 	$ 6,851,502 	$ 4,346,156 	$ 4,682,259 $ 	28,687,272 $ 	 215,155 


7 2019 $ 7,024,077 	$ 5,911,352 	$ 6,920,017 	$ 4,389,618 	$ 4,729,082 $ 	28,974,145 $ 	 217,306 


8 2020 $ 7,094,318 	$ 5,970,466 	$ 6,989,217 	$ 4,433,514 	$ 4,776,372 $ 	29,263,887 $ 	 219,479 


9 2021 $ 7,165,261 	$ 6,030,170 	$ 7,059,109 	$ 4,477,849 	$ 4,824,136 $ 	29,556,525 $ 	 221,674 


10 2022 $ 7,236,914 	$ 6,090,472 	$ 7,129,700 	$ 4,522,628 	$ 4,872,377 $ 	29,852,091 $ 	 223,891 


11 2023 $ 7,309,283 	$ 6,151,377 	$ 7,200,997 	$ 4,567,854 	$ 4,921,101 $ 	30,150,612 $ 	 226,130 


12 2024 $ 7,382,376 	$ 6,212,890 	$ 7,273,007 	$ 4,613,532 	$ 4,970,312 $ 	30,452,118 $ 	 228,391 


13 2025 $ 7,456,199 	$ 6,275,019 	$ 7,345,737 	$ 4,659,668 	$ 	5,020,015 $ 	30,756,639 $ 	 230,675 


14 2026 $ 7,530,761 	$ 6,337,769 	$ 7,419,195 	$ 4,706,264 	$ 5,070,216 $ 	31,064,205 $ 	 232,982 


15 2027 $ 7,606,069 	$ 6,401,147 	$ 7,493,386 	$ 4,753,327 	$ 5,120,918 $ 	31,374,847 $ 	 235,311 


16 2028 $ 7,682,130 	$ 6,465,159 	$ 7,568,320 	$ 4,800,860 	$ 5,172,127 $ 	31,688,596 $ 	 237,664 


17 2029 $ 7,758,951 	$ 6,529,810 	$ 7,644,004 	$ 4,848,869 	$ 5,223,848 $ 	32,005,482 $ 	 240,041 


18 2030 $ 7,836,540 	$ 6,595,108 	$ 7,720,444 	$ 4,897,358 	$ 5,276,087 $ 	32,325,537 $ 	 242,442 


19 2031 $ 7,914,906 	$ 6,661,059 	$ 7,797,648 	$ 4,946,331 	$ 5,328,848 $ 	32,648,792 $ 	 244,866 


20 2032 $ 7,994,055 	$ 6,727,670 	$ 7,875,624 	$ 4,995,795 	$ 5,382,136 $ 	32,975,280 $ 	 247,315 


21 2033 $ 8,073,995 	$ 6,794,947 	$ 7,954,381 	$ 5,045,752 	$ 5,435,957 $ 	33,305,033 $ 	 249,788 


22 2034 $ 8,154,735 	$ 6,862,896 	$ 8,033,925 	$ 5,096,210 	$ 5,490,317 $ 	33,638,083 $ 	 252,286 


23 2035 5 8,236,283 	S 6,931,525 	$ 8,114,264 	$ 5,147,172 	$ 5,545,220 5 	33,974,464 $ 	 254,808 


Total 5 	 4,780,150 


Taxing District 


Payroll & Earnings 


Tax Levi' 


City- General 


Levy Amount (2012) 
1.500% 


Year 
Calendar 


Building A 	Building B Building C Building D Building E Total Est. Payroll 
Year 


1 2013 $ 	- 	$ - 	$ - 	$ - 	$ 	- $ 	 - $ • 


2 2014 $ 	- 	$ • $ - 	$ - 	$ 	- $ 	 - $ - 


3 2015 $ 	- 	$ • $ - 	$ - 	$ 	• $ 	 - $ - 


4 2016 $ 	- 	$ • $ - 	$ - 	$ 	- $ 	 - $ - 
5 2017 $ 6,885,675 	$ • $ .. 	$ - 	$ $ 	6,885,675 $ 51,643 


6 2018 $ 6,954,532 	$ • $ • $ - 	$ 	- $ 	6,954,532 $ 52,159 


7 2019 $ 7,024,077 	$ - 	$ - 	$ - 	$ 	- $ 	7,024,077 $ 52,681 


8 2020 $ 7,094,318 	$ - 	$ - 	$ • $ 	- $ 	7,094,318 $ 53,207 


9 2021 $ 7,165,261 	$ - 	 $ - 	 $ - 	$ 	- $ 	7,165,261 $ 53,739 


10 2022 $ 7,236,914 	$ - 	$ - 	$ • $ 	- $ 	7,236,914 $ 54,277 


11 2023 $ 7,309,283 	$ - 	$ - 	$ • $ 	- $ 	7,309,283 $ 54,820 


12 2024 $ 7,382,376 	$ • $ • $ • $ 	- $ 	7,382,376 $ 55,368 


13 2025 $ 7,456,199 	$ - 	$ - 	$ - $ 	7,456,199 $ 55,921 


14 2026 $ 7,530,761 	$ • $ - 	$ - 	$ 	- $ 	7,530,761 $ 56,481 


15 2027 $ 7,606,069 	$ - 	$ - 	$ - 	$ 	- $ 	7,606,069 $ 57,046 


16 2028 $ 7,682,130 	$ - 	$ - 	$ • $ 	- $ 	7,682,130 $ 57,616 


17 2029 $ 7,758,951 	$ • $ - 	$ • $ 	- $ 	7,758,951 $ 58,192 


18 2030 $ 7,836,540 	$ • $ - 	$ • $ 	- $ 	7,836,540 5 58,774 


19 2031 $ 7,914,906 	$ - 	$ • $ - 	$ 	- $ 	7,914,906 $ 59,362 


20 2032 $ 7,994,055 	$ - 	$ - 	$ - 	$ 	- $ 	7,994,055 $ 59 955 


60,555 21 2033 $ 8,073,995 	$ - 	$ - 	$ - 	$ 	- $ 	8,073,995 $ 


22 2034 $ 8,154,735 	$ - 	$ - 	$ • $ 	- $ 	8,154,735 $ 61,161 


23 2035 $ 8,236,283 	$ - 	$ - 	$ - 	$ S 	8,236,283 $ 61.772 


Total 5 1,012,956 
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Cost-Benefit Analysis 
	


Table 15 
	


12/27/2012 


Carondelet Coke Redevelopment Area 
	


Tax Impact Summary 


ESTIMATED TAXES TO TAXING DISTRICTS 
WM4 TT 


Taxing District 


Blind    


Pension 


C c, n  . r, u n ity Co r 1 .n unity  
Metro Zoo. 


Sheltered 
School District 


Metropolitan 
City of St. Lowy 


Community 


Library Bi-State 
Metropolitan 


State 
Park & Children's 


IY'L1 al 


Health 


College 
Service padg 


Levy piskice 
tissiirn Workshop  


District. and 


$ewer District 


Year 
Calendar 


Year 


1 2013 $ 	112 $ 	251 $ 	831 $ 	978 $ 	464 $ 	15,984 $ 	444 $ 	4,671 $ 	544 $ 	1,891 5 	• $ $ 	- 


2 2014 $ 	207 5 	251 $ 	1,002 $ 	1,156 $ 	503 $ 	18,857 5 	623 $ 	63,328 $ 	544 $ 	2,085 S 	- $ 	• $ 	- 
3 2015 $ 	2,577 5 	6,608 $ 	17,315 $ 	20,997 $ 	11,178 5 	344,510 $ 	6,942 $ 	250,322 $ 	14,333 $ 	44,671 5 	- $ 	• $ 
4 2016 $ 	4,295 $ 	11,300 $ 	29,295 $ 	35,577 $ 	19,042 $ 	585,519 5 	11,546 $ 	409,661 $ 	24,508 $ 	76,030 5 	625 $ 	250 $ 	10,563 


5 2017 $ 	4,558 S 	12,053 $ 	31,195 $ 	37,894 $ 	20,300 $ 	625,242 5 	12,262 $ 	470,006 $ 	26,142 $ 	81,039 $ 	1,256 $ 	503 $ 	21,231 


6 2018 $ 	3,933 $ 	10,230 $ 	26,618 $ 	32,310 $ 	17,262 5 	533,581 5 	10,553 $ 	441,751 $ 	22,189 $ 	68,942 $ 	1,269 $ 	508 $ 	21,443 


7 2019 $ 	3,300 5 	8,365 $ 	21,943 $ 	26,605 $ 	14,155 5 	439,936 5 	8,815 $ 	412,820 $ 	18,143 $ 	56,574 5 	1,282 $ 	513 $ 	21,657 


8 2020 $ 	2,595 $ 	6,307 $ 	16,776 $ 	20,301 $ 	10,726 5 	336,457 $ 	6,887 $ 	380,636 $ 	13,681 $ 	42,918 $ 	1,294 $ 	518 $ 	21,874 


9 2021 $ 	2,191 $ 	5,112 $ 	13,784 $ 	16,649 $ 	8,736 5 	276,520 5 	5,776 $ 	363,116 $ 	11,088 $ 	34,996 S 	1,307 $ 	523 $ 	22,093 


10 2022 $ 	2,254 5 	5,296 $ 	14,244 $ 	17,211 $ 	9,042 5 	285,781 $ 	5,943 $ 	368,969 $ 	11,486 $ 	36,213 5 	1,320 $ 	528 $ 	22,314 


11 2023 $ 	2,422 5 	5,770 $ 	15,444 $ 	18,673 $ 	9,834 5 	309,826 5 	6,402 $ 	379,797 $ 	12,514 $ 	39,371 $ 	1,334 $ 	533 $ 	22,537 


12 2024 $ 	2,466 S 	5,900 $ 	15,771 $ 	19,072 $ 	10,051 5 	316,406 5 	6,524 $ 	384,802 $ 	12,797 $ 	40,234 5 	1,347 $ 	539 $ 	22,762 


13 2025 $ 	5,579 $ 	5,724 $ 	21,023 $ 	24,470 $ 	11,059 $ 	403,081 $ 	12,298 $ 	396,519 $ 	12,414 $ 	45,491 5 	1,360 $ 	544 $ 	22,990 


14 2026 $ 	8,081 $ 	5,544 $ 	25,174 $ 	28,719 $ 	11,812 $ 	471,268 5 	16,928 $ 	405,934 $ 	12,025 $ 	49,494 5 	1,374 $ 	550 $ 	23,220 


15 2027 $ 	9,338 $ 	5,348 $ 	27,057 $ 	30,596 $ 	12,028 $ 	501,282 5 	19,223 $ 	410,445 $ 	11,599 $ 	50,872 $ 	1,388 $ 	555 $ 	23,452 


16 2028 $ 	9,330 $ 	5,223 $ 	26,806 $ 	30,281 $ 	11,835 5 	496,122 5 	19,172 $ 	411,384 $ 	11,329 $ 	50,118 $ 	1,402 $ 	561 $ 	23,686 


17 2029 $ 	9,444 $ 	5,093 $ 	26,767 $ 	30,180 $ 	11,683 5 	494,395 $ 	19,348 $ 	412,716 $ 	11,047 $ 	49,576 $ 	1,416 $ 	566 $ 	23,923 


18 2030 $ 	9,481 5 	5,093 $ 	26,831 $ 	30,247 $ 	11,698 5 	495,521 5 	19,415 $ 	415,824 $ 	11,047 $ 	49,649 5 	1,430 $ 	572 $ 	24,162 


19 2031 $ 	9,644 S 	5,093 $ 	27,124 $ 	30,553 $ 	11,765 5 	500,473 $ 	19,721 $ 	419,437 $ 	11,047 $ 	49,980 S 	1,444 $ 	578 $ 	24,404 


20 2032 $ 	9,681 $ 	5,093 $ 	27,191 $ 	30,623 $ 	11,780 5 	501,633 5 	19,790 $ 	422,608 $ 	11,047 $ 	50,056 $ 	1,458 $ 	583 $ 	24,648 


21 2033 $ 	9,849 $ 	5,093 $ 	27,492 $ 	30,937 $ 	11,849 $ 	506,722 5 	20,105 $ 	426,299 $ 	11,047 $ 	50,395 5 	1,473 $ 	589 $ 	24,895 


22 2034 $ 	9,887 S 	5,093 $ 	27,561 $ 	31,008 $ 	11,865 5 	507,916 5 	20,176 $ 	429,536 $ 	11,047 $ 	50,473 $ 	1,488 $ 	595 $ 	25,144 


23 2035 s 	uose $ 	5.093 $ 	22,671 S 	31,331 $ 	11,936 S 	523,148 $ 	20,499 $ 	433,305 $ 	11,047 $ 	50,623 5 	1.503 $ 	601 5 	28,395 


Total S 131,262 5 	134,935 $ 	495,114 $ 	576,367 5 	260,504 $ 	0,460,3,51 S 	169,399 $ 	3,S13.547 S 292,668 $ 1,071,1101 $ 	21,789 $ 	10.701  5 	451,391  


Taxing District 


Blind 


Pension 


Community Community 
Metro Zoo, 


Sheltered 
School District City of St, Louis 


Community  


Library Bi-State 
Metropolitan 


State 
Park & 


Mental College 
Metropolitan 


 
Sewer District  


i'll'''  
Service Parks 


Levy Health District  
Museum  


District 


Workshop 
Fund 


Calendar 
Year 


Year 


1 2013 $ 	112 $ 	251 $ 	831 $ 	769 $ 	464 $ 	15,984 $ 	444 $ 	4,671 5 	544 $ 	1,665 $ 	 - $ - $ 	- 


2 2014 $ 	112 $ 	251 $ 	831 5 	978 $ 	464 $ 	15,984 $ 	444 $ 	4,671 5 	544 5 	1,891 $ 	 • $ • $ 	• 


3 2015 $ 	114 $ 	256 $ 	847 $ 	993 S 	473 $ 	16,304 $ 	453 $ 	4,764 $ 	555 5 	1,925 S 	- $ - $ 	- 
4 2016 $ 	114 $ 	256 $ 	847 5 	997 5 	473 $ 	16,304 $ 	453 $ 	4,764 5 	555 5 	1,929 5 	• $ • $ 
5 2017 $ 	977 $ 	2,774 $ 	7,175 5 	8,712 5 	4,671 $ 	16,630 $ 	2,817 $ 	102,144 5 	6,016 $ 	18,641 5 	 • $ • $ 	- 


6 2018 $ 	859 $ 	2,430 $ 	6,311 S 	7,663 5 	4,098 $ 	143,049 $ 	2,495 $ 	99,882 $ 	5,271 S 	16,363 $ 	 - $ • $ 	• 


7 2019 $ 	753 $ 	2,118 $ 	5,531 $ 	6,706 $ 	3,578 $ 	126,082 $ 	2,207 $ 	95,182 $ 	4,593 5 	14,291 5 $ • $ 


8 2020 $ 	644 $ 	1,800 $ 	4,734 5 	5,738 $ 	3,049 $ 	110,113 $ 	1,909 $ 	90,390 $ 	3,905 S 	12,189 5 	- $ • $ 
9 2021 $ 	529 $ 	1,462 $ 	3,888 $ 	4,701 5 	2,486 $ 	94,484 $ 	1,596 $ 	85,255 5 	3,171 5 	9,942 5 	 • $ • $ 	- 


10 2022 $ 	393 $ 	1,065 $ 	2,892 $ 	3,490 5 	1,825 $ 	77,184 $ 	1,225 $ 	79,130 $ 	2,310 5 	7,314 5 	 • $ • $ 	• 


11 2023 $ 	395 $ 	1,071 $ 	2,910 $ 	3,506 $ 	1,835 $ 	57,570 $ 	1,234 $ 	79,838 $ 	2,322 S 	7,350 5 $ - $ 	- 
12 2024 $ 	489 $ 	1,345 $ 	3,600 5 	4,352 $ 	2,293 $ 	57,570 $ 	1,492 $ 	85,105 S 	2,918 5 	9,178 5 	 • $ $ 	• 


13 2025 $ 	479 $ 	1,313 $ 	3,524 5 	4,254 $ 	2,240 $ 	71,739 $ 	1,466 $ 	85,189 5 	2,848 $ 	8,965 $ 	 • $ • $ 


14 2026 $ 	467 $ 	1,278 $ 	3,436 3... 	4,152 S 	2,182 S 	69,848 $ 	1,434 $ 	85,226 $ 	2,773 $ 	8,740 S 	• $ - $ 	- 


15 2027 $ 	1,756 $ 	4,165 $ 	13,021 5 	12,997 $ 	7,527 $ 	254,235 $ 	6,574 $ 	139,657 $ 	9,034 5 	27,899 5 $ $ 


16 2028 $ 	1,743 $ 	4,128 $ 	12,927 $ 	15,317 5 	7,465 $ 	252,490 $ 	6,539 $ 	139,657 5 	8,953 5 	30,285 5 	 • $ - $ 	• 


17 2029 $ 	1,756 $ 	4,148 $ 	13,030 $ 	15,380 $ 	7,511 $ 	254,682 $ 	6,611 $ 	140,758 5 	8,998 $ 	30,422 5 	 • $ $ 	• 


18 2030 $ 	1,756 $ 	4,148 $ 	13,030 $ 	15,434 5 	7,511 $ 	252,500 $ 	6,611 $ 	141,408 $ 	8,998 5 	30,480 $ $ • $ 	• 


19 2031 $ 	1,786 $ 	4,214 $ 	13,246 5 	15,634 $ 	7,632 $ 	256,664 $ 	6,727 $ 	143,282 $ 	9,139 $ 	30,914 S 	• $ • S 
20 2032 $ 	1,786 $ 	4,214 $ 	13,246 $ 	15,688 $ 	7,632 $ 	256,664 $ 	6,727 $ 	143,945 5 	9,139 S 	30,973 $ 	 • $ - $ 	- 


21 2033 $ 	1,815 $ 	4,280 $ 	13,467 5 	15,893 5 	7,755 $ 	260,912 $ 	6,845 $ 	145,855 5 	9,284 $ 	31,415 S $ $ 
22 2034 $ 	1,815 $ 	4,280 $ 	13,467 $ 	15,948 5 	7,755 $ 	260,912 $ 	6,845 $ 	146,532 S 	9,284 $ 	31,475 $ 	 • $ • $ 	- 


23 2035 S 	1,845 5 	4,348 $ 	13,692 5 	16,157 $ 	7,881 $ 	265,244 $ 	6,966 5 	148.481 5 	5,431 S 	31.927 S 5 S 


Total 5 	22.493 $ 	55,594 5 	184,482 5 	196,480 $ 	48,799 S 	3,203,148 $ 	80,114 5 	2.195,784 $ 128,585 5 	396.172  5 $ 







Cost-Benefit 
	


Table 16 
	


12/27/2012 


Carondelet Coke Redevelopment Area 
	


Sources and Uses 


CARONDELET COMMONS PROJECT COSTS 
— — 


Building Construction & Site Work 52,875,000 


Street Infrastructure Costs 


Construction Costs 


Traffic Signal 


Union Pacific Railroad Crossing 


1,900,000 


250,000 


500,000 


2,650,000 


Property Acquisition 1,500,000 


Utility Infrastructure 


Stormwater Discharge 


Stormwater Detention 


300,000 


700,000 


1,000,000 


Environmental Monitoring/Compliance 500,000 


Legal, Professional, Closing & Misc. Costs 4,250,000 


Subtotal 


Contingency (10%, excluding land) 


62,775,000 


5,900,000 


CARONDELET COMMONS PROJECT COSTS 68,675,000 


CARONDELET COMMONS PROJECT FUNDING SOURCES 


Private Financing & Equity 85.44% 58,675,000 


New Market Tax Credits 4.37% 3,000,000 


Community Improvement District 1.64% 1,125,000 


Tax Increment Financing 8.55% 5,875,000 







Cost-Benefit 
	


Table 17 
	


12/28/2012 


Carondelet Coke Redevelopment Area 
	


Developer Pro Forma 


CARONDELET COMMONS PROJECT COSTS 


Building Construction & Site Work 52,875,000 


Street Infrastructure Costs 


Construction Costs 


Traffic Signal 


Union Pacific Railroad Crossing 


1,900,000 


250,000 


500,000 


2,650,000 


Property Acquisition 1,500,000 


Utility Infrastructure 


Stormwater Discharge 


Stormwater Detention 


300,000 


700,000 


1,000,000 


Environmental Monitoring/Compliance 500,000 


Legal, Professional, Closing & Misc. Costs 4,250,000 


Subtotal 


Contingency (10%, excluding land) 


62,775,000 


5,900,000 


CARONDELET COMMONS PROJECT COSTS 68,675,000 


CARONDELET COMMONS INCOME 


Net Income 
	


3,179,056 


Total Leasable Space 	 704,500 


Average Effective Lease Rate per Square Foot 	 $4.75 


Less Vacancy 
	


5% 


CARONDELET COMMONS INCOME 
	


3,179,056 


CARONDELET COMMONS PRO FORMA WITH TIF 


Net Income 3,179,056 


Total Development Costs 68,675,000 


Less NMTC 


Less TIF/CID 


Net Development Costs 


(3,000,000) 


(7,000,000) 


58,675,000 


Owner Cash on Cash Return with TIF 5.42% 
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DEVELOPMENT DEVELOPMENT GROUP LLI 


December 21, 2012 


Tax Increment Financing Commission 
Of the City of St. Louis 


1520 Market Street, Suite 2000 
St. Louis, Missouri 63103 


RE: Carondelet Coke Redevelopment Area TIF Redevelopment Plan 


Dear Commissioners, 


The purpose of this letter is to provide information related to the financial feasibility 
of the Redevelopment Project described in the above-referenced Redevelopment Plan. As 
shown on Table 17 of the Cost-Benefit Analysis, the Developer, Green Street Development 
Group LLC or its business affiliates, expects an approximately 5.42% return on investment, 
assuming the requested TIF assistance is provided. While such a return on investment is 
relatively low for business park projects, the Developer believes that the Project is 
financially feasible at that level of return on investment and is willing to undertake the 
Project. Please note that the projected return on investment is based on completion of all 
phases of the Project. TIF assistance is needed to fund infrastructure that (1) is essential to 
the ability of all Project phases to be completed and (2) must be installed prior to the 
construction of future phases. Accordingly, without this TIF-financed infrastructure, the 
Project would not be financially feasible. 


Sincerely, 


GREEN STREET DEVELOPMENT GROUP LLC 


Brian Pratt 
Vice President 


8235 Forsyth Boulevard I Suite 305 I St. Louis, MO 63105 I office 314.726.2500 fax 314.726.2725 I www.greenstreetstl.com  





