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BOARD BILL #96 INTRODUCED BY ALDERMAN JOSEPH RODDY

An Ordinance designating a portion of the City of St. Louis, Missouri as a redevelopment
area known as the 100 N. Euclid Redevelopment Area pursuant to the Real Property Tax
Increment Allocation Redevelopment Act; approving a redevelopment plan and a redevelopment
project with respect thereto; adopting tax increment financing within the redevelopment area;
making findings with respect thereto; establishing the 100 N. Euclid Special Allocation Fund,;
authorizing certain actions by City officials; and containing a severability clause.

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

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

Missouri (the “TIF Commission’); and

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

recommendations thereon to the City; and

WHEREAS, staff and consultants of the City and City Walk on Euclid, L.L.C., a Missouri
limited liability company (the “Developer”), prepared a plan for redevelopment titled the “100 N.
Euclid Tax Increment Financing (TIF) Redevelopment Plan” amended May 3, 2013 (the
“Redevelopment Plan”) for an area located in City Block 3893 and containing one parcel known

as and numbered 100 North Euclid (the “Redevelopment Area” or “Area”), which
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Redevelopment Area is more fully described in the Redevelopment Plan, attached hereto and
incorporated herein as Exhibit A; and

WHEREAS, the Redevelopment Plan proposes to redevelop the Redevelopment Area by
construction of a new building with related parking and other improvements in the
Redevelopment Area into commercial and residential space, as set forth in Section 6 of the
Redevelopment Plan (the “Redevelopment Project,” or “TIF Project”); and

WHEREAS, on May 22, 2013, after all proper notice was given, the TIF Commission
held a public hearing in conformance with the TIF Act and received comments from all
interested persons and taxing districts relative to the Redevelopment Area, the Redevelopment
Plan, and the Redevelopment Project; and

WHEREAS, on May 22, 2013, the TIF Commission found that completion of the
Redevelopment Project would provide a substantial and significant public benefit through the
creation of new jobs, the elimination of blight, the strengthening of the employment and
economic base of the City, increased property values and tax revenues, stabilization of the
Redevelopment Area, and facilitation of the economic stability of the City as a whole, and
further found that without the assistance of tax increment financing in accordance with the TIF
Act, the Redevelopment Project is not financially feasible and would not otherwise be
completed; and

WHEREAS, on May 22, 2013, the TIF Commission voted to recommend that the Board
of Aldermen adopt an ordinance in the form required by the Act (i) adopting tax increment
financing within the Redevelopment Area, (ii) approving the Redevelopment Plan, (iii)
approving and designating the Redevelopment Area as a “redevelopment area” as provided in the

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

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

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

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

WHEREAS, the property constituting the Redevelopment Area is underutilized, partially
vacant with site improvements in disrepair, and exhibiting other conditions described in the
Redevelopment Plan detrimental to health, safety and welfare and representing a social or
economic liability to the City; and

WHEREAS, it is necessary and desirable and in the best interest of the City to approve
the Redevelopment Project to allow the rehabilitation of the Redevelopment Area for

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

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

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

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

B. Based upon the TIF Commission's recommendations, and the Board of
Aldermen's independent review, the Redevelopment Plan conforms to the comprehensive plan

for the development of the City as a whole, which comprehensive plan the Board of Aldermen
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hereby finds and declares to be the Strategic Land Use Plan of the City of St. Louis'
Comprehensive Plan. This Ordinance shall govern the review, findings, and adoption of the
Redevelopment Plan, Ordinance No. 64687 notwithstanding.

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

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

E. A cost-benefit analysis showing the economic impact of the Redevelopment Plan
on each taxing district which is at least partially within the boundaries of the Redevelopment
Area is on file with the St. Louis Development Corporation, which cost-benefit analysis shows
the impact on the economy if the Redevelopment Project is not built, and if the Redevelopment
Project is built pursuant to the Redevelopment Plan as well as a fiscal impact study on every
affected political subdivision and sufficient information for the TIF Commission to evaluate
whether the Redevelopment Project is financially feasible.

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

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

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

SECTION TWO. The Redevelopment Area described in the Redevelopment Plan is
hereby designated as a “redevelopment area” as defined in Section 99.805(12) of the TIF Act.

SECTION THREE. The Redevelopment Plan as reviewed and recommended by the
TIF Commission on May 22, 2013, including amendments thereto, if any, and the
Redevelopment Project described in the Redevelopment Plan are hereby adopted and approved.
A copy of the Redevelopment Plan is attached hereto as Exhibit A and incorporated herein by
reference.

SECTION FOUR. There is hereby created and ordered to be established within the
treasury of the City a separate fund to be known as the “100 N. Euclid Special Allocation Fund.”
To the extent permitted by law and except as otherwise provided in the Redevelopment Plan, the
City hereby pledges funds in the 100 N. Euclid Special Allocation Fund for the payment of
redevelopment project costs and obligations incurred in the payment thereof.

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

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

B. Payments in lieu of taxes attributable to the increase in the current equalized
assessed valuation of each taxable lot, block, tract, or parcel of real property in the area selected
for the Redevelopment Project and any applicable penalty and interest over and above the initial
equalized assessed value of each such unit of property in the area selected for the Redevelopment
Project shall be allocated to and, when collected, shall be paid to the City Treasurer, who shall
deposit such payments in lieu of taxes into the 100 N. Euclid Special Allocation Fund for the
purpose of paying redevelopment costs and obligations incurred in the payment thereof.
Payments in lieu of taxes which are due and owing shall constitute a lien against the real estate of
the Redevelopment Project from which they are derived and shall be collected in the same
manner as the real property tax, including the assessment of penalties and interest where
applicable.

SECTION SIX. In addition to the payments in lieu of taxes described in Section Five of
this Ordinance, fifty percent (50%) of the total additional revenue from taxes, penalties and
interest which are imposed by the City or other taxing districts, and which are generated by
economic activities within the area of the Redevelopment Project over the amount of such taxes
generated by economic activities within the area of the Redevelopment Project in the calendar

year prior to the adoption of the Redevelopment Project by ordinance, while tax increment
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financing remains in effect, but excluding personal property taxes, taxes imposed on sales or
charges for sleeping rooms paid by transient guests of hotels and motels, taxes levied pursuant to
Section 70.500 of the Revised Statutes of Missouri (2000) as amended, or taxes levied for the
purpose of public transportation pursuant to Section 94.660 of the Revised Statutes of Missouri
(2000) as amended, licenses, fees or special assessments other than payments in lieu of taxes and
penalties and interest thereon, shall be allocated to, and paid by the collecting officer to the City
Treasurer or other designated financial officer of the City, who shall deposit such funds in a
separate segregated account within the 100 N. Euclid Special Allocation Fund.

SECTION SEVEN. The Comptroller of the City is hereby authorized to enter into
agreements or contracts with other taxing districts as necessary to ensure the allocation and
collection of the taxes and payments in lieu of taxes described in Sections Five and Six of this
Ordinance and the deposit of the said taxes or payments in lieu of taxes into the 100 N. Euclid
Special Allocation Fund for the payment of redevelopment project costs and obligations incurred
in the payment thereof, all in accordance with the TIF Act.

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

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

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

SECTION TEN. The Mayor and the Comptroller or their designated representatives,
with the advice and concurrence of the City Counselor and after approval by the Board of
Estimate and Apportionment, are hereby further authorized and directed to make any changes to
the documents, agreements and instruments approved and authorized by this Ordinance as may
be consistent with the intent of this Ordinance and necessary and appropriate in order to carry out
the matters herein authorized, with no such further action of the Board of Aldermen necessary to
authorize such changes by the Mayor and the Comptroller or their designated representatives.

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

SECTION TWELVE. After adoption of this Ordinance by the Board of Aldermen, this
Ordinance shall become effective on the 30th day after its approval by the Mayor or adoption
over his veto; provided that if, within ninety (90) days after the effective date of an ordinance

authorizing the City to enter into a redevelopment agreement pertaining to the Redevelopment
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Project, the Developer or its affiliate or designee, has not (i) executed such redevelopment
agreement and (ii) paid all fees due to the City in accordance with the terms of the
redevelopment agreement, the provisions of this Ordinance shall be deemed null and void and of
no effect and all rights conferred by this Ordinance on Developer, shall terminate, provided
further, however, that prior to any such termination the Developer may seek an extension of time
in which to execute the Redevelopment Agreement, which extension may be granted in the sole

discretion of the Board of Estimate and Apportionment of the City of St. Louis.
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1. INTRODUCTION

Overview of Redevelopment Area

The 100 N. Euclid Redevelopment Area (the “Redevelopment Area” or “Area”), is
located on the northeast corner of the intersection of N. Euclid Avenue and West Pine
Boulevard in the Central West End neighborhood of the City of St. Louis, Missouri (the
“City”). The Redevelopment Area consists of a single parcel that contains approximately
1.65 acres of land (See Aerial Photograph of Redevelopment Area). Appendix A
provides a legal description of the Redevelopment Area.

AERIAL PHOTOGRAPH (CURRENT) () DeveLormeNTTRATEGIES
100 N. Euclid TIF Redevelopment Plan i
St. Louis, MO October 2012
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The Redevelopment Area was initially developed between 1895 and 1910 with three
residences on large lots. In the 1950s the two westernmost residences were demolished
to construct the Doctors Building, which was completed in 1955. The eastern residence
was subsequently demolished to expand the parking lot for the Doctors Building.

2008, the Doctors Building was demolished.

The Redevelopment Area is surrounded by a mix of multifamily residential and
commercial development (see Neighboring Development Aerial).
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Purpose of Redevelopment Plan

The Redevelopment Area represents an important redevelopment opportunity, given its
location in the heart of the vibrant Central West End neighborhood. Thus, given its
strategic location, the Area is an excellent location for a quality, residentially-focused,
mixed-use development that will:

e Provide an attractive high density apartment living opportunity that could attract
residents from throughout the entire St. Louis region;

¢ Provide an anchor and a stabilizing influence for existing development in the
Central West End neighborhood;

e Provide additional retail opportunities and services for the residents and
businesses of the Central West End , as well as the entire City of St. Louis; and

e Provide an important source of taxes for the City and other taxing jurisdictions
where very minimal taxes are now being generated.

Summary of Redevelopment Plan

This Plan for the redevelopment of the Redevelopment Area has several important
components that are designed to serve the residents, businesses and visitors to the City.
The components include:
e Approximately 177 apartment units;
e A grocery store containing approximately 38,450 square feet of space; and
e Structured and at-grade parking to serve apartment residents and visitors, as
well as grocery store patrons.

Use of Tax Increment Financing

To facilitate redevelopment of the Redevelopment Area, it is proposed to use tax
increment allocation financing ("TIF") pursuant to the Real Property Tax Increment
Allocation Redevelopment Act, Sections 99.800 to 99.865, RSMo. (the “TIF Act”). TIF
has proven to be an effective tool for remedying conditions in blighted and near-blighted
areas and for encouraging growth and development through investment by private
enterprise.

Why Tax Increment Financing is Needed in the Redevelopment Area

While the revitalization and redevelopment of the Redevelopment Area has been desired
by the City for some time, there are a number of serious impediments to private
redevelopment. First, the extraordinary costs associated with land acquisition, site
preparation, and public works needed to redevelop the Area make the redevelopment
economically infeasible without the use of TIF. For example, the extraordinary cost of
acquisition and site preparation are significantly higher than private developers can
typically pay to develop commercial or residential property in this market. While these
extraordinary development costs increase the overall project cost and resulting annual
expenses, tenants in the development will still only pay market-rate rents or sale prices.

100 N. Euclid TIF Redevelopment Plan 3





Consequently, an imbalance between expense and revenue is created that makes the
project economically infeasible unless selected development costs are effectively
reduced by means of TIF. These economic factors represent the second component of
the “but for” justification upon which this project’s use of TIF is based. That is, without
the use of tax increment financing, the Redevelopment Area would not reasonably be
anticipated to be developed.

An affidavit provided by City Walk on Euclid, LLC., hereafter known as the Developer, is
included in Appendix C. This affidavit attests to the Redevelopment Area qualifying as a
“blighted area" as defined by the TIF Act and that the Area has not been subject to
growth and development through investment by private enterprise and, therefore, would
not reasonably be anticipated to be developed without the adoption of tax increment
financing.

Use and Benefits of Tax Increment Allocation Financing

Upon the City's adoption of TIF and approval of the Redevelopment Project, incremental
increases in real property taxes resulting from increased assessed valuations on new
development occurring within the Redevelopment Area ("Payments in lieu of taxes" or
"PILOTs") and fifty percent of incremental increases in certain taxes generated by
economic activities within the Redevelopment Area (“Economic Activity Taxes” or
“EATS") will be reallocated and deposited for a limited period of time into a special fund
of the City, the “Special Allocation Fund.” The revenues so deposited may be used to
secure obligations, the proceeds of which, in turn, may be used to finance the various
Redevelopment Project Costs enumerated in section 99.805(15) of the TIF Act. Because
reallocation is limited to "incremental” increases in tax revenues, all ad valorem taxing
districts will continue to receive real property taxes or PILOTs based upon an initial
equalized assessed value not less than the current equalized assessed value. Further,
for the duration of the Redevelopment Projects, all increases in personal property tax
revenues and fifty percent of the EATS, such as sales taxes and utility taxes, will be
passed through to the applicable taxing districts.

Once the TIF Obligations (as defined herein) are retired, the TIF will be terminated and
all real property taxes generated in the Redevelopment Area will be based on the then-
current assessed valuation and tax rates.

TIF, as a redevelopment tool, provides several benefits. Typically, the stream of future
revenues available through TIF is used to secure and finance TIF bonds or notes, or
conventional financing. Thus, the City and the Developer have funds available at the
inception of the Redevelopment Project, when most needed. Additionally, TIF provides
for representation of affected taxing districts on the commission that reviews and
recommends redevelopment plans and redevelopment projects to the City.

100 N. Euclid TIF Redevelopment Plan 4





Organization of this Redevelopment Plan

Sections 99.805(13) and 99.810 of the TIF Act set forth the requirements for
redevelopment plans. This Redevelopment Plan represents the comprehensive
program of the City intended by the payment of Redevelopment Project Costs to reduce
or eliminate those conditions, the existence of which qualify the Redevelopment Area as
a "blighted area", as defined in Section 99.805 of the TIF Act, and to thereby enhance
and insure the tax base of the taxing districts which extend into the Redevelopment
Area.

Succeeding sections of this Redevelopment Plan set forth a summary of key findings,
Redevelopment Plan objectives and a general description of the program and activities
to accomplish the objectives; existing and proposed land uses for the Redevelopment
Area; the estimated costs of Redevelopment Project; the anticipated sources of funds to
pay costs; evidence of the commitments to finance the costs of projects; the anticipated
type and term of the sources of funds to pay costs; the anticipated type and terms of the
obligations to be issued; the most recent equalized assessed valuation of the property
within the Redevelopment Area which is to be subjected to payments in lieu of taxes and
economic activity taxes pursuant to Section 99.845 of the TIF Act; and an estimate of the
equalized assessed valuation after redevelopment. This Redevelopment Plan also
provides the basis and documentation for findings required by Sections 99.810.1(1)
through 99.810.1(6) of the TIF Act and summarizes reporting requirements imposed by
Section 99.810.2 of the TIF Act.

100 N. Euclid TIF Redevelopment Plan 5





2. SUMMARY OF KEY FINDINGS

Introduction

In order to establish a Redevelopment Area, adopt a Redevelopment Plan, and create a
tax increment financing District, the City must find pursuant to Section 99.810 of the TIF
Act that:

a. The Redevelopment Area on the whole is a blighted area, a conservation area,
or an economic development area, and has not been subject to growth and
development through investment by private enterprise and would not reasonably
be anticipated to be developed without the adoption of tax increment financing.
This finding shall include, but not be limited to, a detailed description of the
factors that qualify the Redevelopment Area or project pursuant to sections
99.805(3) and 99.810.1 of the TIF Act and an affidavit, signed by the Developer
and submitted with the Redevelopment Plan, attesting that the provisions of
section 99.810.1 of the TIF Act have been met;

b. The Redevelopment Plan conforms to the comprehensive plan for the
development of the municipality as a whole;

c. The estimated dates, which shall not be more than twenty-three years from the
adoption of the ordinance approving a Redevelopment Project within a
Redevelopment Area, of completion of any Redevelopment Project and
retirement of obligations incurred to finance Redevelopment Project costs have
been stated;

d. A plan has been developed for relocation assistance for businesses and
residences;

e. A cost-benefit analysis showing the economic impact of the Redevelopment Plan
on each taxing district that is at least partially within the boundaries of the
Redevelopment Area. The analysis shall show the impact on the economy if the
project is not built, and is built pursuant to the Redevelopment Plan under
consideration. The cost-benefit analysis shall include a fiscal impact study on
every affected political subdivision, and sufficient information for the TIF
Commission to evaluate whether the project as proposed is financially feasible;
and

f.  The Plan does not include the initial development or redevelopment of any
"gambling establishment” (as that term is defined in section 99.805(6) of the TIF
Act).
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Documentation of the determination that the Redevelopment Area meets the
requirements of the TIF Act follows:

Blighted Area and Not Subject to Growth and Development by Private
Enterprise and Not Reasonably Anticipated to be Developed Without TIF

The Redevelopment Area meets the requirements for designation as a “blighted area” as
defined by Section 99.805(1) of the TIF Act. The “Data and Analysis of Conditions
Representing a Blighted Area for the 100 N. Euclid Redevelopment Area” report details
and documents the conditions which qualify the Redevelopment Area as a “blighted
area.”

The Redevelopment Area has not been subject to growth and development through
investment by private enterprise and would not reasonably by anticipated to be
developed without the adoption of tax increment financing. Appendix C to this
Redevelopment Plan contains an affidavit, signed by the Developer that is submitted
with and incorporated in this Redevelopment Plan by this reference, attesting that the
provisions of Section 99.810.1 of the TIF Act have been met.

Conformance to the City’s Comprehensive Plan

The uses proposed for the Redevelopment Area are consistent with the Strategic Land
Use Plan of the City of St. Louis’ Comprehensive Plan, which designates the Area as a
“Specialty Mixed Use Area”.

Estimated Date for Completion of the Redevelopment Project and
Retirement of Obligations to Finance Costs of Redevelopment Projects

This Redevelopment Plan states in Section 7 that the Redevelopment Project and TIF
Obligations, as defined herein, issued to finance the costs of Redevelopment Project
(estimated to be completed within two years) are estimated to be retired no later than 23
years from the anticipated date of adoption of any ordinance approving a respective
Redevelopment.

Relocation Assistance Plan

The Redevelopment Area is currently vacant. Therefore, no Relocation Plan for
residents or businesses in the Redevelopment Area is necessary. In the event this
changes, the City’s general relocation policy shall apply.

Cost-Benefit Analysis Showing Economic Impact on Each Taxing District

A cost-benefit analysis showing the economic impact of this Redevelopment Plan on
each taxing district that is at least partially within the boundaries of the Redevelopment
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Area has been completed. The analysis shows the impact on the economy if the
proposed Redevelopment Project is not built, and if it is built pursuant to the
Redevelopment Plan.

The cost-benefit analysis additionally includes a fiscal impact study on every affected
political subdivision, and sufficient information for the TIF Commission to evaluate
whether the Redevelopment Project, as proposed, is financially feasible.

No Gambling Establishment

This Redevelopment Plan does not include the initial development or redevelopment of
any "gambling establishment” (as that term is defined in section 99.805(6) of the TIF
Act).
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3. REDEVELOPMENT PLAN OBJECTIVES

The following objectives have been established for this Redevelopment Plan. These
objectives are consistent with those contained in the City’s Comprehensive Plan, as well
as those purposes outlined in the TIF Act:

e To reduce or eliminate those conditions, the existence of which qualify the
Redevelopment Area as a “blighted area”;

e To encourage the orderly redevelopment of the Area to provide a new development
to serve the residents of the City;

e To provide unique new quality residential options;

e To provide new grocery and retail options for residents of the City of St. Louis and St.
Louis County;

e To serve as a catalyst for stabilization and redevelopment of properties in the Central
West End neighborhood,;

e To provide new job opportunities for the residents of the City;

e To provide a funding mechanism that will pay for the costs of improvements needed
to stimulate growth and development through private reinvestment; and

e As aresult of these activities, to enhance the tax bases and the resulting tax
revenues for the City and all other taxing districts that extend into the
Redevelopment Area.
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4. GENERAL DESCRIPTION OF THE ACTIVITIES TO ACCOMPLISH
OBJECTIVES

To accomplish the objectives of this Redevelopment Plan, a program has been initiated
to make TIF available within the Redevelopment Area and to attract and encourage
private investment in the Redevelopment Area. Steps undertaken to date include:

e Preparation of this Redevelopment Plan providing for the redevelopment of the
Redevelopment Area in accordance with the City’'s Comprehensive Plan;

¢ Study of the Redevelopment Area to document the existence of conditions that
render the Redevelopment Area a “blighted area” under the TIF Act. The study
methodology and documentation are set forth in a separate appendix document to
this Redevelopment Plan. The study results provide the basis for the findings in
Section 2 of this Redevelopment Plan; and

e Solicitation and consideration of proposals from qualified private entities for
redevelopment projects within the Redevelopment Area and selection of qualified
redeveloper(s) to implement Redevelopment Project which meets the goals and
objectives of City’s Comprehensive Plan and this Redevelopment Plan.

As a result of these efforts, this Redevelopment Plan envisions an inviting mixed-use
area of the City.

Subsequent activities necessary to implement the Redevelopment Project and to
accomplish the objectives of this Redevelopment Plan include, without limitation:

e The negotiation, approval, and execution of a redevelopment agreement providing
for the terms upon which a developer will undertake a redevelopment project in
accordance with this Redevelopment Plan;

e Site preparation;

e Streetscape and infrastructure improvements;

e The construction of new residentially-focused mixed use space within the
Redevelopment Area by means of private investment; and

¢ Funding of selected costs of the Redevelopment Project and issuance of temporary
and permanent TIF Obligations as defined herein.

Compliance with Equal Opportunity and Non-Discrimination Laws and
Regulations

In any contract for work in connection with a Redevelopment Project, the Developer
(which term shall include the Developer, any transferees, lessees, designees,
successors and assigns thereof, including without limitation any entity related to the
Developer by one of the relationships described in Section 267(b) of the United States
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Internal Revenue Code of 1986, as amended), its contractors and subcontractors shall
comply with all federal, state and local laws, ordinances or regulations governing equal
opportunity and nondiscrimination (the “Equal Opportunity Laws”). Moreover, the
Developer shall contractually require its contractors and subcontractors to comply with
the Equal Opportunity Laws.

The Developer and its contractors or subcontractors shall not contract with any party
known to have been found in violation of the Equal Opportunity Laws.

The Developer shall make good faith efforts to observe Executive Order #28 dated July
24,1997, as amended, relating to minority and women-owned business participation in
City contracts.

Accessibility Standards

The Developer will cause the Redevelopment Project and their elements to be built in
conformance with the American with Disabilities Act and the Fair Housing Act
accessibility standards as they exist at the time of the commencement of construction of
a particular Redevelopment Project.

100 N. Euclid TIF Redevelopment Plan 11





5. EXISTING LAND USE

The Redevelopment Area currently contains a vacant lot and land that was formerly
occupied by the now demolished Doctors Building. (See Existing Land Use map).

EXISTING LAND USE
IN THE
100 N. EUCLID REDEVELOPMENT AREA
As of October 2012

LAND USE ACRES | % OF TOTAL ACRES

Land with Vacant Parking .89 54%

Vacant Land (former Doctor’'s Building Site) .76 46%
TOTAL 1.65 100.0%

Sources: Development Strategies and St. Louis City.
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6. PROPOSED REDEVELOPMENT PROJECT

The Developer proposes to construct a seven-story mixed use development project
(“Project) that would include the following key elements(all figures are approximate):

o Approximately 177 one, two and three bedroom apartment units to be located on
the upper six floors of the mixed use building.

e A 38,450 square foot grocery store to be located on the first floor of the mixed
use building

e A 438 space garage that will serve the apartment residents and customers of the
grocery store. A total of 147 spaces will be available to grocery store customers.

e A club/fitness center containing approximately 4,300 square feet.

The following perspective provides an illustration of the character of the development
proposed for the site.

The proposed site improvements will include new street, lights, wider sidewalks, rain
gardens and underground utilities that will be designed to be integrated into the
comprehensive streetscape enhancements plan for Euclid Avenue between Forest Park
Avenue and Lindell Boulevard. Similar improvements are proposed for the West Pine
Boulevard frontage.

The following floor plans illustrate the proposed ground floor development with the
grocery store located on the corner of Euclid Avenue and West Pine Boulevard, and the
typical upper floor plans accommodating apartments and parking.
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7. ESTIMATED REDEVELOPMENT PROJECT COSTS
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Section 99.805(15) of the TIF Act authorizes the City to include as "Redevelopment
Project Costs", “...the sum total of all reasonable or necessary costs incurred or
estimated to be incurred, and any such costs incidental to a redevelopment plan or
redevelopment project, as applicable.”

The TIF Act states that eligible redevelopment project costs include but are not limited

to:

a)

b)

c)

d)

f)

9)

h)

)

Costs of studies, surveys, plans, and specifications;

Professional service costs including, but not limited to, architectural, engineering,
legal, marketing, financial, planning, or special services, subject to the limitations
of Section 99.805(15)(b) of the TIF Act;

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 payment
of interest on any obligations issued pursuant to sections 99.800 to 99.865 of the
TIF Act 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 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 municipality by written
agreement accepts and approves such costs;

Relocation costs to the extent that a municipality determines that relocation costs
shall be paid or are required to be paid by federal or state law; and

Payments in lieu of taxes.

Estimated costs for the Redevelopment Project is anticipated to total approximately
$70.6 million. The table on the following page illustrates a potential allocation of total

costs.
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100 NORTH EUCLID REDEVELOPMENT AREA
ESTIMATED PROJECT COSTS *?
(in millions of $

Studies & Property Demolition & Building New Financin
Professional Acquisition & Infrastructure Rehab Building Costs 9 Contingency TOTAL
Services Relocation Costs Costs Costs
$1.12 $9.50 $2.06 $0 $49.06 $3.87 $5.04 $70.65

1. The estimation of redevelopment project costs is based upon certain assumptions that may
not materialize and, as an estimate or projection, is subject to uncertainty and risks that could
cause actual results to differ from those contemplated in this estimation. Accordingly, the

actual Redevelopment Project Costs may vary from the contemplated costs.

2. Because of the uncertainty of the above estimated Redevelopment Project Costs and
because the amount of costs for certain categories may vary as a result of unforeseen
events and circumstances, the above costs may be shifted between the categories of
costs.

The following table illustrates the anticipated costs that will be funded by TIF.

100 NORTH EUCLID REDEVELOPMENT AREA
ESTIMATED TIF FUNDED PROJECT COSTS *?

(in millions of $)

Studies &
Professional
Services

Property
Acquisition &
Relocation

Demolition &
Infrastructure
Costs

Building
Rehabilitation
Costs

New
Building
Costs

Grocery
Parking
Garage (3)

Financing
Costs

Contingency

TOTAL

$0.1

$5.80

$2.00

$0.0

$0.0

$2.1

$0.0

$0.0

$10.0

1. The estimation of TIF-funded Redevelopment Project Costs is based upon certain
assumptions that may not materialize and, as an estimate or projection, is subject to
uncertainty and risks that could cause actual results to differ from those contemplated in
this estimation. Accordingly, the actual Redevelopment Project Costs may vary from the
contemplated costs.

2. Because of the uncertainty of the above estimated TIF-funded Redevelopment Project
Costs and because the amount of costs for certain categories may vary as a result of
unforeseen events and circumstances, the above costs may be shifted between the
categories of costs

3. Represents the 147 spaces that will be dedicated to grocery customer parking.

Distribution among categories of costs of the Redevelopment Project are approximate.
As the Redevelopment Project is implemented, specific categorical items and actual
associated costs may vary from those provided above. The above estimated costs are
exclusive of costs of issuance of TIF Obligations (as hereinafter defined), required
reserve accounts, accrued interest on TIF Obligations and capitalized interest, if any.
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8. ANTICIPATED FUNDS TO PAY COSTS AND OBLIGATIONS TO BE
ISSUED

Anticipated Sources of Funds to Pay the Costs

It is anticipated that the sources of funds to pay the costs of the Redevelopment Project
could include:
¢ Funds available to the Developer through the Developer's own operating
revenues and cash reserves or through private financing obtained by the
Developer; and
e Proceeds of TIF notes or TIF bonds (collectively, "TIF Obligations") issued by the
City and secured by anticipated PILOTs and EATS;

Evidence of Commitments to Finance the Project Costs

Appendix B contains a commitment letter provided by Gershman Mortgage to provide
financing for the Redevelopment Project. The Developer also commits to finance
Redevelopment Project Costs through a combination of equity, conventional financing,
and TIF Obligations.

Anticipated Type and Term of Sources of Funds to Pay Costs

As noted above, Project funds anticipate a combination of Developer equity,
conventional financing, TIF Obligations, and other notes or obligations issued by the City
and secured by anticipated increases in the City’s general revenues from the
Redevelopment Projects. Conventional financing provided by the Developer will include
both private construction financing and permanent financing. Terms of construction and
permanent financing (not anticipated to exceed 40 years) will be determined through
negotiations between the Developer and the Developer's equity partners and lending
institutions.

As detailed below, TIF Obligations will consist of an initial issuance of temporary notes to
be subsequently refunded by permanent bonds, each secured by revenues deposited in
the Special Allocation Fund. As provided in the TIF Act, the maximum term of TIF
financing will not exceed 23 years from the adoption by the City of the ordinance
approving each Redevelopment Project.

Anticipated Type and Term of Obligations to be Issued

It is anticipated that costs of Redevelopment Project will initially be financed through
issuance by the City of tax increment financing notes (“TIF Notes”) purchased by the
Developer or related parties associated with the development. The TIF Notes would be
secured by, and payable from, revenues available in the Special Allocation Fund.

TIF Notes would be issued in a net aggregate principal amount reflecting the
Redevelopment Project Costs incurred pursuant to this Plan and approved pursuant to a
redevelopment agreement between the City and the Developer.
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In no instance, however, shall the term of any TIF Obligation issued for a
Redevelopment Project exceed 23 years from the adoption by the City of the ordinance
approving the respective Redevelopment Project. The anticipated date of this approval
for the Redevelopment Project is August 2013. Accordingly, the anticipated maximum
estimated date for retirement of all TIF Obligations issued for the Redevelopment Project

is August 2036.
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9. EQUALIZED ASSESSED VALUATIONS

Most Recent Equalized Assessed Valuation of Property within the
Redevelopment Area

The most recent equalized assessed valuation ("EAV") of property within the
Redevelopment Area is provided by the records of the St. Louis City Assessor’s Office.
Most recent EAVs reflect assessments for the tax year 2012. The total taxable 2012
EAV for the Redevelopment Area is $572,400.

Estimated Equalized Assessed Valuation after Redevelopment

The estimated EAV after redevelopment is predicated upon increases in property values
resulting from the completion of the Redevelopment Projects. The table below provides
an estimate of the resulting EAV after full redevelopment.

100 N. EUCLID REDEVELOPMENT AREA
ESIMATED EAV AFTER REDEVELOPMENT

2012 EAV Estimated Estimated Incremental
EAV After Redevelopment EAV After Redevelopment
$572,400 $8,855,950 $8,283,550
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10. GENERAL LAND USES TO APPLY

As part of the redevelopment, the Area shall be rezoned to H Area Commercial.
Additional zoning changes may be sought to accommodate the commercial and
residential mixed uses and other aspects of the project.
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11. REPORTING REQUIREMENTS

The TIF Commission by the last day of February each year shall report to the State
Director of Economic Development the name, address, phone number, and primary line
of business of any business which relocates to the Redevelopment Area pursuant to
requirements of section 99.810.2 of the TIF Act, as may be from time to time required.

100 N. Euclid TIF Redevelopment Plan 21





APPENDIX A

Legal Description of the
100 N. Euclid
Tax Increment Financing Redevelopment Area





LEGAL DESCRIPTION OF REDEVELOPMENT AREA

A tract of land situated in City Block 3893 of the City of St. Louis, and the State
of Missouri, being all the Lots 21 through 28 of John Baker's Subdivision and
being more particularly described as follows:

COMMENCING at a cut "+" in concrete marking the intersection of the North
right-of-way line of West Pine Boulevard, 80 feet wide and the East right-of-way
line of Euclid Avenue, 60 feet wide, being the Southwest corner of said City
Block 3893 and also being the TRUE POINT OF BEGINNING for the tract
herein described; thence along said East right-of-way line, North 06 degrees 50
minutes 33 seconds East, a distance of 181.80 feet to a set spindle marking the
intersection of said East right-of-way line and the South right-of-way line of a 20
foot alley; thence along said South right-of-way line, South 75 degrees 02
minutes 31 seconds East, a distance of 412.73 feet to a set spindle marking the
Northwest corner of West Pine Condominium, a condominium filed for record in
Plat Book 43 Pages 9-10 of the land records of said City of St. Louis; thence
leaving said South right-of-way line and along the Westerly line of said West
Pine Place Condominium, South 15 degrees 00 minutes 13 seconds West, a
distance of 179.94 feet to a set %2 inch iron rod marking the Southwest corner of
West Pine Place Condominium, being along aforementioned North right-of-way
line of West Pine Boulevard; thence along said North right-of-way line, North 75
degrees 02 minutes 00 seconds West, a distance of 386.93 feet to the Point of
Beginning and containing 1.65 acres (71,930 square feet) according to a survey
by J. R. Grimes Consulting Engineers, Inc.
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APPENDIX B

Evidence of Commitment to Finance Project Costs





Gershman Mortgage

May 3, 2013

Mr. O. Bruce Mills

City Walk on Euclid, LLC
c/o Mills Properties

2650 S. Hanley, Suite 200
St. Louis, MO 63144

RE: 100 North Euclid
Construction and Permanent Loan Commitment

Dear Bruce:

Gershman Mortgage has accepted your application to process a HUD-
insured loan under Section 220. The mortgage will have a term of 40 years plus the
construction period of 21 months and would fund the construction of 100 North
Euclid.

Our preliminary underwriting analysis has determined that we will be able to
procure a Firm Commitment from HUD for their mortgage insurance. This
commitment is subject to HUD’s concurrance with our underwriting conclusions. We
will also be able to increase our mortgage to accomodate the additional units and
commercial space that is currently proposed. We have inspected the property,
reviewed the physical needs analysis and environmental report and have met with
HUD to discuss the project.

The present debt service coverage ratio under the 220 program is 1.20 and
there will be requirements to fund any projected operating deficits at closing.

Our final underwriting approval is conditioned on receiving an updated
appraisal and market study as well as various other updated credit documents. Our
commitment to interest rate is subject to market conditions at the time the HUD Firm
Commitment is available. This rate and term is readily available under current
market conditions. . '

Once HUD issues a commitment to insure our loan, you can proceed toward
closing subject to several conditions. First, your organizational entity must be
formed and comply with HUD's single-asset entity requirement. A final sources and
uses of funds schedule must be provided that details the complete transaction. An
acceptable Lender’s title policy and survey will be required.

www‘gershman.com

7 North Bemiston Avenue ® St. Louis, MO 63105-3399 B ph: (314) 889.0600 ® 1(800) 437.7462 W fx: (314) 862.1636





Gershman Mortgage is very familiar with this form of financing with multi-
layered sources of funds. We have recently closed similar transactions in Southern
lllinois, Indiana and St. Louis.

If you have any questions in regard to the information provided above, please
call me at (314) 889-0675.

Sincerely,
GERSHMANMORTGAGE

Bruce Sandweiss
Executive Vice President





APPENDIX C

Developer’s Affidavit





STATE OF MISSOURI )
SS.

COUNTY OF ST. LOUIS )

O. BRUCE MILLS, being first duly sworn, deposes, says and attests as follows:

| I am the Manager of CITY WALK ON EUCLID, L.L.C., and am authorized to attest to
the matters stated herein,

2. The Redevelopment Area ("Redevelopment Area") as described in Appendix A of the
100 N. Euclid Tax Increment Financing (TIF) Redevelopment Plan dated March 28, 2013
("Redevelopment Plan"), is a "redevelopment area" under Sections 99.805 RSMo, is on the
whole a "blighted area" as defined in Section 99.805 RSMo, according to factors described in
the Data and Analysis of Conditions Representing a "Blighted Area" for the 100 N. Euclid
Redevelopment Area, St. Louis, Missouri dated October 15, 2012 ("Blighting Study"), and
otherwise meets all provisions of Subdivision (1) of Subsection 99.810.1 RSMo.

3. The Redevelopment Area has not been subject to growth and development through
investment by private enterprise, as more fully described in the Redevelopment Plan, and
would not reasonably be anticipated to be developed without the adoption of tax increment
financing.

Developer:

CITY WALK ON EUCLID, L.L.C.

Subscribed and sworn to before me t.hjs-gg day of A(Q[f 2&;,.2013.
9
Ronp, L W

Notay P‘f\,{i\ﬁ:mm:
My commission expires:@/gj} / L(, §%w§ %

.,
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