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BOARD BILL # 103

AN ORDINANCE DESIGNATING A PORTION OF THE CITY OF ST.
LOUIS, MISSOURI, AS A REDEVELOPMENT AREA KNOWN AS THE
2300 LOCUST STREET 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 2300 LOCUST STREET 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
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WHEREAS, on Decenber 20, 1991, pursuant to O di nance No.
62477, the Board of Aldernen of the City created the Tax
| ncrenment Financi ng Comm ssion of the Gty of St. Louis, Mssouri

(the “TIF Comm ssion”); and

WHEREAS, the TIF Comm ssion is duly constituted according to
the Real Property Tax Increnent Allocation Redevel opnent Act,
Sections 99.800 to 99.865 of the Revised Statutes of M ssouri
(2000), as anended (the “TIF Act”), and is authorized to hold
public hearings with respect to proposed redevel opnent areas and
redevel opnent plans and to nmake recommendati ons thereon to the

Cty; and

WHEREAS, staff and consultants of the City and NSI Ventures, LLC, a Missouri limited
liability company (the “Developer”), prepared a plan for redevelopment titled “Tax Increment
Blighting Analysis and Redevelopment Plan for the 2300 Locust Street Redevelopment Area”
dated February 25, 2005, as amended April 1, 2005 (the “Redevelopment Plan”), for an area
generaly comprising a portion of City Block 920 and which is generaly bounded by Locust
Street on the north, 23 Street on the east, Olive Street on the south and several existing
buildings on the west in downtown St. Louis (the “Redevelopment Area” or “Area’), which
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 redevel op the Redevelopment Area by

renovating and rehabilitating the structure that currently exists in the Area into commercial and
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office space with related parking and other improvements, as set forth in the Redevelopment Plan (the
“Redevel opment Project,” or “TIF Project”); and

WHEREAS, on April 13, 2005 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 Redevel opment
Plan, and the Redevel opment Project; and

WHEREAS, on April 13, 2005, the TIF Commission found that completion of the
Redevelopment Project would provide a substantial and significant public benefit through the
elimination of blight, strengthening of the employment and economic base of the City, increased
property values and tax revenues, stabilization of the Redevelopment Area, and facilitation of
economic stability for 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 April 13, 2005, the TIF Comm ssion voted to
recommend that the Board of Al dernmen adopt an ordi nance in the
formrequired by the Act (i) adopting tax increnment financing
within the Redevel opnent Area, (ii) approving the Redevel opnent
Plan, (iii) approving and designating the Redevel opnent Area as a
“redevel opnent area” as provided in the Act, (iv) approving the
Redevel opnent Project as described within the Redevel opnent Pl an,
and (v) approving the issuance of tax increnent financing revenue

notes in the anount as specified in the Redevel opnent Pl an; and
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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

VWHEREAS, the Board of Al dernmen has received the
recommendati ons of the TIF Conm ssion regardi ng the Redevel opnent
Area and the Redevel opnent Plan and finds that it is desirable
and in the best interests of the Cty to designate the
Redevel opnent Area as a “redevel opnent area” as provided in the
TIF Act, adopt the Redevel opnent Pl an and Redevel opnment Proj ect
in order to encourage and facilitate the redevel opnment of the

Redevel opnent Area; and

WHEREAS, the Redevel opnent Area qualifies for the use of tax
increnment 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, it is necessary and desirable and in the best
interest of the City to adopt tax increnent allocation financing
wi thin the Redevel opnment Area and to establish a special
allocation fund for the Redevel opnent Area in order to provide
for the pronotion of the general welfare through redevel opnent of
t he Redevel opnment Area in accordance with the Redevel opnent Pl an

whi ch redevel opnent includes, but is not Iimted to, assistance
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in the physical, econom c, and social devel opnent of the Cty of
St. Louis, providing for a stabilized popul ation and plan for the
optimal growmh of the City of St. Louis, encouragenent of a sense
of community identity, safety and civic pride, and the
elimnation of inpedinents to |and disposition and devel opnent in

the Gty of St. Louis.

BE IT ORDAINED BY THE CITY OF ST. LOUISASFOLLOWS:

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

A. The Redevelopment Area on the wholeisa*“blighted area’, as defined in Section
99.805 of the TIF Act, and has not been subject to growth and devel opment through investment
by private enterprise and would not reasonably be anticipated to be devel oped 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 Areaas a“blighted area’ and (ii) an affidavit, signed by
the Developer and submitted with the Redevel opment 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 asif set forth herein.

B. The Redevel opment Plan conforms to the comprehensive plan for the

development of the City asawhole.
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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 devel oped for relocation assistance for businesses and residences

in Ordinance No. 62481 adopted December 20, 1991.

E. A cost-benefit analysis showing the economic impact of the Redevel opment Plan
on each taxing district which is at least partially within the boundaries of the Redevel opment
Areaison 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 is built pursuant to the

Redevelopment Plan.

F. Redevelopment of the Redevelopment Areain accordance with the
Redevelopment Plan is not financially feasible without the assistance of tax increment financing

and would not otherwise be compl eted.

G. The Redevel opment 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.

H. The Redevel opment Areaincludes only those parcels of real property and
improvements thereon directly and substantially benefited by the proposed Redevel opment

Project.

SECTION TWO. The Redevelopment Area described in the Redevelopment Plan is
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hereby designated as a“redevelopment area’ as defined in Section 99.805(11) of the TIF Act.

SECTION THREE. The Redevelopment Plan as reviewed and recommended by the
TIF Commission on April 13, 2005, 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.
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SECTION FOUR. Thereis hereby created and ordered to be established within the
treasury of the City a separate fund to be known as the “2300 Locust Street Special Allocation
Fund.” To the extent permitted by law and except as otherwise provided in the Redevel opment
Plan, the City hereby pledges fundsin the 2300 Locust Street Special Allocation Fund for the

payment of redevel opment 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 paymentsin 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:

A. That portion of taxes, penalties and interest levied upon each
taxable lot, block, tract, or parcel of rea 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. Paymentsin lieu of taxes attributable to the increase in the current

equalized assessed valuation of each taxable lot, block, tract, or parcel of rea

May 20, 2005
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property in the area selected for the Redevel opment 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 payment in lieu of taxes into the 2300 Locust Street Special
Allocation Fund for the purpose of paying redevelopment costs and obligations
incurred in the payment thereof. Paymentsin lieu of taxes which are due and
owing shall constitute alien against the real estate of the Redevel opment Project
from which they are derived and shall be collected in the same manner as the rea

property tax, including the assessment of penalties and interest where applicable.

Sponsor: Alderman Reed



10

11

12

13

14

15

16

17

18

19

20

21

22

SECTION SIX. Inaddition to the paymentsin 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
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 specia assessments other than paymentsin 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 fundsin a

separate segregated account within the 2300 Locust Street Specia Allocation Fund.

SECTION SEVEN. The Comptroller of the City is hereby authorized to enter into
agreements or contracts with other taxing districts as is necessary to ensure the allocation and
collection of the taxes and paymentsin lieu of taxes described in Sections Five and Six of this
Ordinance and the deposit of the said taxes or paymentsin lieu of taxes into the 2300 Locust
Street Special Allocation Fund for the payment of redevelopment project costs and obligations

incurred in the payment thereof, al 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
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value of al 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 Redevel opment 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
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.

SECTI ON TEN. The Mayor and the Conptroller or their

desi gnated representatives, with the advice and concurrence of
the Gty Counselor and after approval by the Board of Estinate
and Apportionnment, are hereby further authorized and directed to
make any changes to the docunents, agreenents and instrunents
approved and authorized by this O dinance as may be consi stent
with the intent of this O dinance and necessary and appropriate
in order to carry out the matters herein authorized, with no such
further action of the Board of Al dernen necessary to authorize
such changes by the Mayor and the Conptroller or their designated

representatives.

SECTION ELEVEN. Itis hereby declared to be the intention of the Board of Aldermen
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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 aone 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 hisveto; provided that if, within ninety (90) days after the effective date of this Ordinance,
the Developer has not (i) executed a redevelopment agreement pertaining to the Redevel opment
Project and (ii) paid all fees due to the City in accordance with the terms of the redevel opment
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 timein which to
execute the Redevel opment 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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I DESCRIPTION OF THE REDEVELOPMENT AREA
A, Boundaries of the Redevelopment Area

2300 Locust Street Redevelopment Area (the “Redevelopment Area” ot “Area”) is located at
the area generally bounded by Locust Street on the north, 23td Street on the east, Olive Street on
the south and several existing buildings on the west located in the western portion of downtown
St. Louis as shown in Exhibit A of the Redevelopment Plan and comprises a pottion of City Block
920. The Redevelopment Area encompasses approximately one acre and generally consists of one
building (the “2300 Locust Building”) to be rehabilitated and related infrastructure and parking lot
improvements to the surrounding area located adjacent to the 2300 Locust Building and at 2301 and
2313 Olive Street. A legal description of the Redevelopment Area is provided in Ex#zbir B.

B. Determination of Blight

The Redevelopment Area is qualified as a Blighted Area under the Real Property Tax
Increment Allocation Redevelopment Act (the “Act”). Section 99.805(]) of the Act defines Blighted
Area as one which, “by reason of the predominance of defective or inadequate street layout,
unsanitaty or unsafe conditions, deterioration of site improvements, improper subdivision or
obsolete platting, or the existence of conditions which endanger life or property by fire or other
causes, or any combination of such factors, retards the provision of housing accommodations or
constitutes an economic ot social liability or menace to the public health, safety, morals, or welfare
in its present condition or use.” -

The following conditions exist which cause the Redevelopment Area to be classified as a
Blighted Area for purpose of the Act:

1. Deteriotration of Site Improvements: The Area includes an underutilized building
situated in the western potrtion of downtown St. Louis. According to available
histotical information, the Redevelopment Atrea has been residentially and
commertcially developed since about 1909 and construction on the 2300 Locust
Building was completed in approximately 1916. When renovated, the
Redevelopment Area will be used for office and commetcial space facilities. The
proposed redevelopment project will also create new permanent full and part-time
jobs and generate taxes for the City of St. Louis (the “City”). At present,
unemployment figures computed by the Missouri Department of Economic
Development indicate a 10% unemployment rate for the City as of October, 2004.

2. Inadequate Public Infrastructure: The redevelopment project includes some needed
infrastructure improvements such as the repair and upgrade of surface parking lots,
the creation of a more pedestrian friendly environment, increased exterior lighting,
repaired sidewalks, landscaping and other improvements to the surrounding area.
When combined with other redevelopment projects in St. Louis, the Redevelopment
Area will help foster commercial and retail activities and, as a result, stimulate
economic development and prosperity.

3. Unsanitary or Unsafe Conditions: The 2300 Locust Building is currently in generally
poor condition and in need of trehabilitadon. The Redevelopment project will





eliminate unsanitary and unsafe conditons, and facilitate jobs and related
development for the entire surrounding area. Ex#hibit C depicts the general property
conditions in the Redevelopment Area.
II. REDEVELOPMENT PLAN AND REGULATIONS
A, Redevelopment Plan Objectives

The primary objectives of the Redevelopment Plan are:

1. To enhance area improvements and provide office and commercial space, for the
benefit of the residents of the City of St. Louis.

2. To create job opportunities for unemployed and underemployed residents of the
City of St. Louis.

3. To stimulate the redevelopment and tax base of adjacent commercial and residential
districts by attracting more people and businesses to the Redevelopment Area.

4. To enhance the quality of life of nearby commercial and residential areas through
improvements to the Area, including corresponding public infrastructure
improvements.

5. To reduce and eliminate a blighted and underutilized area, which is an economic and

social liability to commertcial and residential districts and to the City of St. Louis as
well as a liability to the public health, safety and economic welfare of the City.

B. Existing General Land Use, Existing Zoning and Proposed Zoning

The existing land use in the Redevelopment Area includes an underutilized building, which
generally is in poor condition.

The Redevelopment Area is zoned “J” Industrial, pursuant to the Zoning Code of the City
of St. Louis which is incorporated in the Redevelopment Plan by reference and it is anticipated that
the zoning not be changed. Ex#ibit D of the Redevelopment Plan shows the Existing Zoning in the
Redevelopment Area, which is also the Proposed Zoning.

C. Proposed General Land Use and Proposed Zoning

The primary objectives of the Redevelopment Plan are to encourage the renovation of the
2300 Locust Building as office and commercial facilities and to enhance and revitalize the existing
commercial and residential uses that are adjacent to the Redevelopment Area and thereby eliminate
blighted conditions in the Redevelopment Area. Exhibit A shows the Proposed General Land Use
plan for the Redevelopment Area.

Developer(s) selected by the City for Redevelopment Project(s) within the Redevelopment
Area shall be required to develop property in accordance with the Redevelopment Plan. Property to
be developed within the Redevelopment Area under the Redevelopment Plan shall not be permitted





the following uses: pawn shops, adult bookstores, x-rated movie houses, massage patlors or health
spas, auto and truck dealers (new or used), storefront churches, pinball arcades, pool halls,
secondhand or junk shops, tattoo parlors, truck or other equipment tentals requiring outside storage,
blood donor facilities, package liquor stores, check cashing centers, automobile service or stations,
or storage facilities.

D. Proposed Employment

Approximately 410 new permanent full- and part-time jobs will be created in the City of St.
Louis over the next six years if the Redevelopment Area is developed in accordance with the
Redevelopment Plan. A significant portion of the employment created in the Redevelopment Area
will provide skilled job opportunities with advanced potential. Many of the employees will holds a
bachelor’s degree or higher.

Developet(s) selected for Redevelopment Projects within the Redevelopment Area will be
required to enter into a First Source Employment Agreement with the St. Louis Agency for
Employment and Training for entry-level jobs, if any, to promote the hiring of City residents,
patticularly those living in neighborhoods near the Redevelopment Area.

E. Circulation

The Proposed General Land Use Plan, shown as Ex#kibit A to the Redevelopment Plan,
indicates the proposed circulation system around the Redevelopment Area. The layouts, levels and
grades of all public rights of way will remain unchanged, except with respect to certain infrastructure
improvements described in the Redevelopment Plan.

F. Buildings and Site Regulations

The Redevelopment Area shall be subject to all applicable federal, state and local laws,
otdinances, regulations and codes, including, but not limited to, the City Building Code, Zoning
District Regulations, and stipulations of the Cultural Resource Office and/or Preservation
Commission (the “Preservation Commission”) of the City. The population densities, land coverage
and building intensities of the Redevelopment Area shall be governed by the Zoning Code. No
changes in the building codes or ordinances are required. When developed in accordance with the
Redevelopment Plan, the Redevelopment Area will comprise a coordinated, adjusted and
harmonious development that promotes the health, safety, morals, order, convenience, prosperity,
general welfare, efficiency and economy of the City.

G. Design Standards

1. Urban Design Objectives: The intent is to create a distinctive, inviting, highly
attractive, renovated building accented by external landscaping,

2. Utrban Design Regulations: The existing structure in the Redevelopment Area will
be rehabilitated in a manner consistent with its historic character.





3. Landscaping: The property shall be tastefully landscaped. In addition, the
Developer will be making certain improvements to the lighting and sidewalk areas
adjacent to the building.

4. Parking:  Parking shall be provided on parking lots to be located in the
Redevelopment Area in accordance with the applicable zoning and building code
requirements of the City.

5. Fencing: Any decorative fencing facing public streets shall be distinctive consisting
of decorative metal, brick, or similar masonty ot a combination of decorative metal
and masonty.

6. Maintenance: The Developers shall maintain all structures, equipment, paved areas,
and landscaped areas in good and safe order both inside and outside, structurally and
otherwise, including necessary and proper painting.

H. Sign Regulations

All new signs shall be limited as set forth in the City Code, Presetrvation Commission
stipulations, the Redevelopment Plan and contracts between Developer and the City and its
agencies. A uniform and comprehensive sign plan must be prepared by Developer for projects
within the Redevelopment Area.

I Land Acquisition and Eminent Domain

The City may acquire any property in the Redevelopment Area; however this
Redevelopment Plan does not authorize the City to acquire such property by eminent domain.

J Property Disposition

If the City, ot its agent, acquires property in the Redevelopment Area, it may sell or lease the
property to Developer which shall agree to develop such property in accordance with this
Redevelopment Plan and any contracts between Developer and the City. The City may, subject to
any constitutional limitations and this Redevelopment Plan, acquire by purchase, donation, lease or
eminent domain, own, convey, lease, mortgage, or dispose of, land and other property, real or
petsonal, or rights or interests therein, and grant or acquire licenses, easements and options with
respect thereto, all in the manner and at such price the City determines is reasonably necessary to
achieve the objectives of the Redevelopment Plan.

Furthermore, no conveyance, lease, mortgage or other disposition of land or agreement
relating to the development of publicly acquired property shall be made without public disclosure of
the terms of the disposition and all bids and proposals made in response to a request for proposals
issued by the City pursuant to the Redevelopment Plan. The procedures for obtaining such bids and
proposals shall provide reasonable opportunity for any person to submit proposals or bids.

The City may vacate any portion of its right of way in the Redevelopment Area, including
but not limited to, streets, alleys and sidewalks areas.





III. REDEVELOPMENT PROJECT
A, Redevelopment Project Description

The 2300 Locust Building contains approximately 141,177 squate feet. Tax increment
revenues generated within the Redevelopment Area will be used to pay for eligible Redevelopment
Project Costs. The Redevelopment Project Costs will include repayment of the TIF Obligations
(hereinafter defined) to be issued by the City for eligible redevelopment costs within the
Redevelopment Area.

The Redevelopment Project will be constructed of high quality materials with an attractive
design. It is anticipated that approximately 410 new full- and part-time jobs will be created in the
City of St. Louis over the next six years by the project, with an annual payroll increasing from
approximately $10,000,000 in 2005 to almost $35,000,000 by 2011. The Redevelopment Project is
subject to tax abatement and that abatement and level of real property taxation will continue for the
balance of its remaining term. The total development cost of the Project within the Redevelopment
Area is estimated to be approximately $12,300,000. As a result of the project, tax increment
revenues from the Redevelopment Area are expected to finance TIF bonds and/or TIF notes (the
“TTF Obligatdons™) in the amount of $1,800,000 plus Issuance Costs (to the extent described in
Section IILB. of this Redevelopment Plan), to be repaid solely from incremental economic activity
taxes. The TIF Obligations represent approximately 14.6% of the total project costs within the
Redevelopment Area.  Exhibit E of the Redevelopment Plan describes the FEstimated
Redevelopment Project Costs.

B. Eligible Redevelopment Project Costs

The TIF Act provides for the use of tax increment revenues generated by a designated
redevelopment project area within a TIF redevelopment area to pay all reasonable or necessary costs
incutred, estimated to be incurred, or incidental to a redevelopment plan or redevelopment project
within a TIF redevelopment area. A municipality may pledge all or any part of the funds in and to
be deposited in the special allocation fund established for a redevelopment project area to the
payment of redevelopment project costs and obligations within the redevelopment area, including
the retention of funds for the payment of future redevelopment project costs. To the extent that tax
increment revenues are deposited or are to be deposited in the special allocation fund, the
redevelopment project costs may be paid directly in the year they are incurred or financed through
special obligations, provided that such obligations ate repaid within twenty-three years. Pursuant to
Section 99.805(14) of the TIF Act, eligible redevelopment project costs include, but are not limited
to, the following:

1. Costs of studies, surveys, plans and specifications;

2. Professional service costs, including but not limited to, architectural, engineering,
environmental, legal, planning, marketing, financing, placement, and special services;

3. Land acquisition, demolition, and site preparation costs including but not limited to,
demolition of buildings, and the remediation, clearing and grading of land;





4, Costs of rehabilitation, reconstruction, or repair or remodeling of existing buildings
and fixtures;

5. Initial costs for an economic development area;

6. Costs of constructing public works or public infrastructure improvements, including,
without limitation, street lighting, street and alley construction or repairs, and parking;

7. Financing costs, including but not limited to, all necessary incidental expenses related
to the issuance of obligations, and which may include payment of interest on any obligations
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;

8. 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 redevelopment plan and project,
to the extent the City by written agreement accepts and approves such costs;

9. Relocation costs, to the extent that the City determines that relocation costs shall be
paid or are required to be paid by federal, state, or local law; and

10. Payments in lieu of taxes.
C. Estimated Redevelopment Project Costs

Estimated Redevelopment Project Costs of the Redevelopment Project, including the use of
TIF Obligations proceeds to be paid by tax increment revenues from the Redevelopment Area, ate
described below.

The proceeds from the sale of the TIF Obligations shall be limited to $1,800,000 plus
Issuance Costs and shall be repaid with semi-annual payments of the incremental economic activity
taxes; the proceeds shall be applied for a portion of the eligible Redevelopment Project Costs
incutred or estimated to be incurred within the Redevelopment Area. Eligible Redevelopment
Project Costs may include, but not be limited to, all uses described in Section IIL.B. of this
Redevelopment Plan (the “Eligible Redevelopment Project Costs”) and as more particularly
described on Exhibit E of this Redevelopment Plan (the “Estimated Redevelopment Area Project
Costs”). Such costs are anticipated to include professional services, property assembly, site
prepatation, public works and infrastructure improvements, financing costs, rehabilitation and repait
costs and other related development costs of the Redevelopment Project.

Final estimated Redevelopment Project Costs may depend upon qualified third party
appraisals and final analyses. The costs identified herein, together with the private redevelopment
project activities, are deemed adequate for the fulfillment of the Redevelopment Project.

In addition, other sources of financing for Estimated Redevelopment Project Area Costs
may include developer financing, bank loans, and state and federal historic tax credits. First Bank
has agreed to provide private financing for the Redevelopment Project and acquisition of the TIF





Obligations. Correspondence evidencing First Bank’s commitment to provide such financing is
attached as Exhibit | hereto.

D. Present and Futute Equalized Assessed Valuations of Real Property in the
Redevelopment Area

The total 2004 Equalized Assessed Valuation (the “EAV™) of all taxable real property in the
Redevelopment Area is $111,600. The Redevelopment Area will be designated the Redevelopment
Area pursuant to the TIF Act. The City intends to pledge the incremental economic activity taxes
from all of the Redevelopment Area for the Estimated Redevelopment Project Costs and is not
pledging any incremental real property tax from the Redevelopment Area.

E. Project Finance and Nature of Obligations

Tax increment revenues generated by economic activity taxes from the Redevelopment Area
and other public and private funds will be used in a variety of ways for redevelopment activities
within the Redevelopment Area. In particular, such incremental revenues from the Redevelopment
Area will be pledged for repayment of special obligations to finance Eligible Redevelopment Project
Costs in the Redevelopment Area, i.e., the TIF Obligations.

A portion of the funds to be utilized to finance Eligible Redevelopment Project Costs will be
generated through the sale by the City of its obligations to be repaid solely from moneys to be
deposited in the 2300 Locust Street Redevelopment Area Special Allocation Fund (the “Special
Allocation Fund”) to be established for the Redevelopment Project. For this purpose, it is proposed
that TIF Obligations not in excess of $1,800,000 plus Issuance Costs be sold in a private sale to the
Developet. The maximum interest rate to be borne by the TIF Obligations is estimated to be 7%;
with the final rate to be determined by the City by ordinance. The proposed final maturity date of
the TIF Obligations is twenty-three years, with semi-annual payments of interest and semi-annual
payments of principal based upon an approximately level debt service schedule. Subject to final
review by bond counsel, it is anticipated that some or all of the interest on the TIF Obligations will
be excludable from gross income of the holders thereof for the purposes of federal income taxation,
either under Section 103 of the Internal Revenue Code of 1986 (the “Code”), as amended, because
the proceeds of the obligations will be used for a governmental purpose, or, alternatively, under
Section 141 of the Code, because the proceeds will be used for a qualified private activity.

After the payment of scheduled debt service of the TIF Obligations, the remaining portion
of tax increment revenues generated by the Redevelopment Area, if any, may be used during the
twenty three year period of the Redevelopment Plan for payment of Eligible Redevelopment Project
Costs incurred or estimated to be incurred in the Redevelopment Area. Redevelopment Project
Costs may include, but not be limited to, all uses as described in Section IILB. of this
Redevelopment Plan and as more particularly described on Exhibit E of this Redevelopment Plan.
Funds on deposit and accumulated in the Special Allocation Fund may be pledged for payment of
present and future Redevelopment Project Costs in the Redevelopment Area as such costs are
incurred and/or for repayment of the TIF Obligations.

The Redevelopment Project Costs, including the TIF Obligations, will be paid solely from
the moneys on deposit in the Special Allocation Fund. The Special Allocation Fund will contain the
“Economic Activity Taxes (“EATS”)” and there will be deposited in such fund fifty percent of the





total funds from taxes imposed by the City and other taxing districts (as defined in Section 99.805
(16) of the TIF Act) including, without limitation, utility taxes, sales taxes and City earnings and
payroll taxes, which are generated by the operations and activities within the Redevelopment Area,
as such property is described in Ex#éibit B to the Redevelopment Plan, excluding the Transitioned
School District Sales Tax, personal propetty taxes, any taxes imposed on sales or chatges for
sleeping rooms paid by transient guests of hotels and motels, taxes levied pursuant to Section 70.500
of the Revised Statutes of Missouri, taxes levied pursuant to Section 94.660 of the Revised Statutes
of Missouri license, fees or special assessments.

Funds on deposit in the Special Allocation Fund Account will be subject to annual
appropriation by the City for payment of the Redevelopment Project Costs, including the TIF
Obligations.

The TIF Obligations will constitute special obligations of the City payable solely, and
secured as to the payment of principal and interest to the extent appropriated by the City on an
annual basis, from funds derived from other taxes deposited into the Special Allocation Fund, and
from no other revenue or property of the City, the State of Missouri, or any political subdivision
thereof. The TIF Obligations shall not constitute debts or liabilities of the City, the State of
Missouti, 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 Missouti shall be liable thereon
except to the extent appropriated by the City on an annual basis, from funds derived from other
taxes deposited into the Special Allocation Fund.

IV. BASIS OF FINDINGS FOR TAX INCREMENT FINANCING PLAN
ADOPTION

A. Lack of Growth and Redevelopment

The Redevelopment Area is qualified as a Blighted Area under the TIF Act, as described in
Section LB. of this Redevelopment Plan. The Redevelopment Area on the whole has not been
subject to growth and development through investment by private enterprise, as evidenced by its
present condition. Furthermore, the Redevelopment Area would not reasonably be anticipated to
be developed without the adoption of the Redevelopment Plan. Development of the
Redevelopment Area, as proposed in the Redevelopment Plan, would not occur but for the public
financing from tax increment revenues.

B. Conformance with the Comprehensive Plan of the City of St. Louis

The proposed land uses, zoning, public facilities and utility plans are appropriate and
consistent with local objectives as defined by the General Plan of the City of St. Louis which
includes the “Comprehensive City Plan” (1947), the “St. Louis Development Program™ (1973), and
the “Economic Development Strategy” (1978).

C. Estimated Dates for Implementation

The estimated date for completion of the Redevelopment Plan is June, 2028 for a total
development schedule of 23 years as permitted by the TIF Act. Special obligations issued by the





City to finance the Redevelopment Project Costs within the Redevelopment Area will be retired
over a time petiod not to exceed twenty-three years.

D. Relocation Plan

A portion of the 2300 Locust Building currently is partially occupied and is scheduled to be
vacated on or before April 30, 2005. Relocation activities are not anticipated, since the current
tenant’s lease will dictate the terms of the building being vacated. While not currently allowed,
should eminent domain be utilized, any eligible owners, businesses, and residential occupants within
the Redevelopment Area displaced as a result of the implementation of the Redevelopment Plan
shall be provided relocation assistance in accordance with all federal, state and local laws,
ordinances, regulations and policies, including the federal Uniform Relocation Procedures Act, as
amended, and the Revised Relocation Policy of the City of St. Louis which are incorporated into the
Redevelopment Plan by reference.

V. ADMINISTRATIVE ISSUES
A. Plan Administration

The City, acting primarily through the St. Louis Development Corporation (“SLDC”) and
the City’s development agencies, will administer the Redevelopment Plan and undertake the public
activities as desctibed in the Redevelopment Plan. The City and SLDC recognize that there are
various City departments and officials charged with specific responsibilities pursuant to the TIF Act.
Notwithstanding the above, SLDC is authorized to coordinate the implementation of the
Redevelopment Plan with said City departments and officials under state and local statutes and
procedures.

B. Dutation of Regulations and Controls

The regulations and controls set forth in the Redevelopment Plan shall be in full force and
effect for twenty three years, commencing with the effective date of approval of the Redevelopment
Plan by ordinance, or untl the TIF Obligations are repaid and all obligations to reimburse
Redevelopment Project Costs have been satisfied.

C. Procedures for Changes in Redevelopment Plan

Procedures for amending the Redevelopment Plan are set forth in Section 99.825(1) of the
TIF Act, which is hereby incorporated by reference to the Redevelopment Plan.

D. Compliance with Affirmative Action, Equal Opportunity and Non-
Discrimination Laws and Regulations

1. Land Use: The Developer(s) shall not discriminate on the basis of race, color,
religion, national origin, matital status, sex, age, or physical handicap in the lease, sale or occupancy
of the Redevelopment Area.

2. Construction and Operations: The Developer(s) shall not discriminate on the basis
of race, color, religion, national origin, marital status, sex, age, or physical handicap in the





construction and operation of any project in the Redevelopment Area and shall take such affirmative
action as may be appropriate and required by the City to afford opportunities to all persons in all
activities of the project, including enforcement, contracting, operating and purchasing.

3. Laws and Regulations: The Developer(s) shall comply with all applicable federal,
state and local laws, ordinances, executive orders and regulations regarding nondiscrimination and
affirmative action, including the “Community Development Agency Guidelines for Maximum
Utilization of Minority Enterprises” dated January 1, 1981, as may be amended, and the “Equal
Opportunity and Nondiscrimination Guidelines”.

E. Developer Selection

The Redevelopment Project anticipates the use of tax increment financing for payment of
Redevelopment Project Costs, including the conveyance to a designated Developer of certain
property acquited pursuant to the Redevelopment Plan. As required by state law and upon
authorization of the Tax Increment Finance Commission of the City of St. Louis, the City or its
agent shall request proposals for a developer to carry out the activities contemplated by the
Redevelopment Plan. The City or its agent shall establish procedures to provide a reasonable
opportunity for any person to submit proposals for developer of the Redevelopment Area. The City
shall make available to the public the terms of all proposals made in response to its request for
proposals, including the terms of agreements with the City for any proposed conveyance, lease,
mortgage, or other disposition of land or redevelopment of property in a Redevelopment Area. In
general, proposals shall be evaluated upon the extent to which they may achieve the objectives of the
Redevelopment Plan. The City may resetve the right to reject any and all proposals, to negotiate
with proponents, and to waive any informality in submissions whenever same is in the interest of the

City.
F. Severability

The elements of the Redevelopment Plan satisfy all requirements of state and local laws.
Should any provisions of the Redevelopment Plan be held invalid by a final determination of a court
of law, the remainder of the provisions thereof shall not be affected thereby, and shall remain in full
force and effect.

VI. EXHIBITS

All attached exhibits are hereby incorporated by reference into the Redevelopment Plan and
made a part hereof.
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EXHIBIT B: LEGAL DESCRIPTION OF REDEVELOPMENT AREA

Parcel 1 — Owned Real Estate at 2300 Locust Street

A tract of land being that property conveyed to SJI Properties, L.L.C. by Deed recorded in Deed Book
1491M, Page 1159, of the St. Louis City Records situated in City Block 920 of the City of St. Louis, being more
particularly described as follows:

Beginning at a point on the Southern Right-Of-Way Line of Locust Street, 72’ wide, at its inters ection
with a point on the Western Right-Of-Way Line of 23rd Street, 60 feet wide; thence Southwesterly, along the
Western Right-Of-Way Line of said 23rd Street, having an interior angle of 89 degrees 57 minutes 20 seconds
with the Southern Right-Of-Way Line of said Locust Street, 155.00 feet to the Northern Line of an Alley; thence
Northwesterly, along the Northern Line thereof, having an interior angle 0of 90 degrees 02 minutes 40 seconds
with the Western Right-Of-Way Line of said 23rd Street, 300.00 feet to the Southeastern Corner of property
conveyed to Hudson Chemical Company by Deed recorded in Deed Book 957M, Page 1923, of the St. Louis City
Records; thence Northeasterly, along the Eastern Line of said property conveyed to Hudson Chemical Company,
having an interior angle of 89 degrees 57 minutes 20 seconds with the Northern Line of said Alley, 155.00 feet to
the Northeastern Corner thereof, being a point on the Southern Right-Of-Way Line of Locust Street, as
aforementioned; thence Southeasterly, along the Southern Right-Of-Way Line of said Locust Street, having an
interior angle of 90 degrees 02 minutes 40 seconds with the Eastern Line of said property conveyed to Hudson
Chemical Company, 300.00 feet to the point of beginning, containing 1.067 acres, more or less according to a
survey by Volz Inc., during the month of January, 2005.

Parcel 2 — Leased Real Estate at 2301 and 2313 Olive Street

Lots #E10, 11, 12, 13, 14, 15, 16, 17, 18 and 19 of City Block 920 in the City of St. Louis, State of
Missouri, bounded on the East by 23rd Street, North by an alley and South by Olive Street, numbered as
2301 and 2313 Olive Street and measuring approximately 107°4” x 235°0”.
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EXHIBIT E: ESTIMATED REDEVELOPMENT AREA PROJECT COSTS

Acquisition $6,800,000
Prof. Fees and Soft Costs
Atchitectural $75,000
Engineering $25,000
Interim /Financing Costs
Relocation Costs' $150,000
Financing Costs $150,000
Construction Costs
Building Renovation $3,550,000
Futniture $1,000,000
Exterior Renovation® $225,000
Voice/Data/AV $150,000
Equipment $125,000
Parking Lot Renovation $50,000
Total $12,300,000

Costs of relocating new occupant from current location.
2 Includes costs of public infrastructure improvements such as increased exterior lighting, repaired sidewalks,
landscaping and other improvements to the surrounding area.

2036269.3 E-1





EXHIBIT F: EQUAL OPPORTUNITY AND NONDISCRIMINATION GUIDELINES

In any contract for work in connection with the redevelopment of any property in the Atea,
the Developer (which term shall include Developer, any designees, successors and assigns thereof,
any entity formed to implement the project of which the Developer is affiliated), its contractors and
subcontractors shall comply with all federal, state and local laws, ordinances, or regulations
governing equal opportunity and nondiscrimination laws. Moreover, the Developer shall
contractually require its contractors and subcontractors to comply with such laws.

The Developer and its contractor will not contract or subcontract with any party known to
have been found in violation of any such laws, ordinances, regulations or these guidelines.

The Developer shall fully comply with Executive Order #28 dated July 24, 1997 relating to
minority and women-owned business participation in City contracts.

The Developer agrees for itself and its successors and assigns, that there shall be covenants
to ensure that there shall be no discrimination on the part of the Developer, its successors or
assigns, upon the basis of race, color, creed, national origin, sex, marital status, age, sexual
otientation or physical handicap in the sale, lease, rental, use or occupancy of any property, or any
improvements erected or to be erected in the Area or any part thereof, and those covenants shall
run with the land and shall be enforceable by the LCRA, the City, and the United States of America,
as their interests may appear in the project.

The Developer shall fully comply (and ensure compliance by “anchor tenants”) with
provisions of St. Louis City Ordinance #60275 which is codified at Chapter 3.90 of the Revised
Code of the City of St. Louis.
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EXHIBIT G: COST-BENEFIT ANALYSIS

(see assumption in Exhibit H below)

Base $18,570 $18,570
2005 $148,470 $64,950 $64,950 $0
2006 $183,546 $82,488 $82,488 $0
2007 $226,909 $104,169 $104,169 $0
2008 $280,516 $130,073 $130,973 $0
2009 $346,788 $164,109 $164,100 $0
2010 $428,717 $205,073 $205,073 $0
2011 $530,001 $255,715 $255.715 $0
2012 $569,751 $275,590 $275,590 $0
2013 $612,482 $296,956 $296,956 $0
2014 $658,418 $319,924 $319,924 $0
2015 $707,800 $344,615 $344,615 $0
2016 $760,885 $371,157 $371,157 $0
2017 $817,051 $399,691 $399,691 $0
2018 $879,297 $430,364 $430,364 $0
2019 $945,245 $463,337 $463,337 $0
2020 $1,016,138 $498,784 $498,784 $0
2021 $1,092,348 $536,889 $536,889 $0
2022 $1,174,275 $577,852 $577,852 $0
2023 $1,262,345 $621,888 $621,888 $0
2024 $1,357,021 $669,226 $669,226 $0
2025 $1,458,798 $720,114 $720,114 $0
2026 $1,568,207 $774,819 $774,819 $0
2027 $1,685,823 $833,626 $833,626 $0
2028 $1,812,960 $896,845 $896,845 $0

2036269.3
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EXHIBIT H: TIF ANALYSIS

Calculation of Project EATS

Base ' $1,238,000 $18,570

2005 182 $9,898,000 $148,470 $64,950
2006 209 $12,236,403 $183,546 $82,488
2007 240 $15,127.253 $226,909 $104,169
2008 276 $18,701,066 $280,516 $130,973
2009 318 $23,119,193 $346,788 $164,100
2010 366 $28,581,102 $428,717 $205,073
2011 420 $35,333,388 $530,001 $255,715
2012 420 $37,083,302 $569,751 $275,590
2013 420 $40,832,146 $612,482 $296,956
2014 420 $43,894,557 $658.418 $319,924
2015 420 $47,186,649 $707,800 $344.615
2016 420 $50,725,647 $760,385 $371,157
2017 420 $54,530,071 $817,951 $399,691
2018 420 $59,710.927 $879,297 $430,364
2019 420 $63,016,313 $945,245 $463,337
2020 420 $67,742,537 $1,016,138 $498,784
2021 420 $72,823,227 $1,002,348 $536,889
2022 20 $78,284,969 $1,174,275 $577,852
3023 420 $84,156,342 $1,262,345 $621,388
2024 420 $90,468,067 $1,357,021 $669,226
2025 420 $97,253,172 $1,458,798 $720,114
2026 420 $104,547,160 $1,568,207 $774,819
2027 420 $112,338,197 $1,685,823 $833,626
2028 420 $120,817,312 $1,812,060 $896,845

' Assumes 15% annual increase until 2011
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2_ Includes loss of 10 jobs that currently exist at the facility and 19 jobs that Applicant employs downtown
3 _ Assumes 7.5% annual increase in salaries
*_ Assumes 1.5% annual tax rate

>_ EATS =50% * Increase of City Earnings and Payroll Tax from Base

Net Present Value of EATS — 16 Years (2005-2021) at 7.00% = $2,383,295.75
Net Present Value of EATS — 23 Years (2005-2028) at 7.00% = $3,600,623,56
Minimum Debt-Service Ratio = 1.25

Available TIF (16-Year NPV) = $1,906,636.57

Available TIF (23-Year NPV) = $2,880,498.85

Requested TIF = $1,800,000.00

Actual Debt-Service Ratio (16-Year NPV) = 1.32
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EXHIBIT I: DEVELOPER’S AFFIDAVIT

TIF COMMISSION - CITY OF ST. LOUIS
2300 LOCUST STREET PROJECT

TO: TAXING DISTRICTS
TIF COMMISSIONERS
DATE: | 1, 2005
RE: 2300 LOCUST STREET REDEVELOPMENT AREA

The undersigned has reviewed the Tax Increment Blighting Analysis and Redevelopment Plan dated
February 25, 2005, as amended, for the 2300 Locust Street Redevelopment Area (the
“Redevelopment Plan™). [NSI Ventures, LLC, a Missouri limited liability company,] submitted an
application dated February 7, 2005, for the development of the Redevelopment Area under the
Redevelopment Plan (collectively, the “Application”).

The undersigned hereby certifies that “but for” the receipt of the benefits tax increment financing as
described in the Redevelopment Plan, the undersigned would not pursue and complete and operate
the 2300 Locust Street Project in accordance with the Application and as described in the
Redevelopment Plan.

[NSI VENTURES, LLC]

By:

[Mark P. Mantovani]
[Member]
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EXHIBIT J: FIRST BANK FINANCING COMMITMENT LETTER
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42085 15:56 FIRST BANK 314 567 7341 P.@2
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March 28, 2005

Rodney Crim

Executive Director

St. Louis Development Corporation
1015 Locust Street

St Louis, MO 63101

Dear Mr. Crim,

First Bank has been asked by The National System, Inc. (“NS!”) to provide financing for
the redevelopment of the SJl Buikding located at 2300 Locust St. (“The Building”). We
have provided initial financing for the acquisition of the property, and are confident that
this project Is soundly devised and achievable.

The success of the construction and redevelopment of the Project Is largely contingent
on NSPs ability to secure tax increment financing. First Bank has committed to NSI in

- accordance with the loan structure guidelines and terms based upon our customary
underwriting requirements. However, the full realization of the Project plans as we
understand them will require agreement of the City of St. Louis to issue the necessary
tax increment financing.

Sincerely,
S A Phr.
dsay Gerken Thomas P. Shaner
Senior Vice President Assistant Vice President

First Bank / 11901 Olive Bivd. / St. Louis, MO 63141 / 314-995-8788 / Fax 514-567-7441
TOTAL P.82





