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BOARD BILL # 365 INTRODUCED BY ALDERMEN PHYLLIS YOUNG,
KENNETH ORTMANN, STEPHEN GREGALLI,

DOROTHY KIRNER AND JOSEPH VOLLMER

AN ORDINANCE DESIGNATING A PORTION OF THE CITY OF ST. LOUIS, MISSOURI
GENERALLY BOUNDED BY EIGHTH STREET ON THE WEST, WALNUT STREET ON
THE NORTH, SOUTH BROADWAY ON THE EAST, AND CLARK STREET ON THE
SOUTH (THE “DEVELOPMENT AREA”), AS A DEVELOPMENT AREA UNDER THE
AUTHORITY OF THE MISSOURI DOWNTOWN AND RURAL ECONOMIC STIMULUS
ACT, SECTIONS 99.915 TO 99.1060 OF THE REVISED STATUTES OF MISSOURI, AS
AMENDED (THE “ACT”); APPROVING A DEVELOPMENT PLAN FOR THE
DEVELOPMENT AREA, AND A DEVELOPMENT PROJECT THEREIN AND MAKING
FINDINGS RELATING THERETO; ADOPTING DEVELOPMENT FINANCING WITHIN
THE DEVELOPMENT AREA; ESTABLISHING A 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, the Missouri Downtown and Rural Economic Stimulus Act, Sections 99.915
to 99.1060 of the Revised Statutes of Missouri, as amended (the “Act”), authorizes cities to
undertake development projects in development areas, as defined in the Act; and

WHEREAS, the Board of Aldermen of the City created the Downtown Economic
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Stimulus Authority of the City of St. Louis (the “Authority”) pursuant to Ordinance No. 67097;
and

WHEREAS, the Act authorizes the Authority to hold hearings with respect to proposed
development areas, plans and projects and to make recommendations thereon to the Board of
Aldermen; and

WHEREAS, the Authority has reviewed a plan for development titled “MODESA
Development Plan: Ballpark Village Development Area” dated October 22, 2008, as revised
November 6, 2008, as may be amended from time to time (the “Development Plan”), for an area
generally bounded by Eighth Street on the west, Walnut Street on the north, South Broadway on
the east, and Clark Street on the south (the “Development Area”), as more fully described in the
Development Plan attached hereto as Exhibit A and incorporated herein; and

WHEREAS, the Development Plan contemplates the remediation of blighting conditions
within the Development Area through a mix of commercial development, parking and
infrastructure improvements, with potential additional commercial and residential development,
in one or more phases, as more fully described therein (the “Development Project”); and

WHEREAS, the Authority held a public hearing in conformance with the Act on
November 6, 2008, and received comments from all interested persons and taxing districts
relative to the Development Plan, the designation of the Development Area and the adoption and
approval of the Development Project; and

WHEREAS, on November 6, 2008, after due deliberation, the Authority adopted a
resolution recommending, among other matters, that the Board of Aldermen designate the
Development Area as a “development area” pursuant to the Act, adopt the Development Plan

and the Development Project, and adopt development financing within the Development Area;
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and

WHEREAS, the Board of Aldermen hereby determines that the Development Area
qualifies for the use of development financing to alleviate the conditions that qualify it as a
“development area” as provided in the Act and that it is necessary and desirable and in the best
interest of the City to adopt development financing within the Development Area;

WHEREAS, it is necessary and desirable and in the best interest of the City to adopt
development financing within the Development Area and to establish a special allocation fund
for the Development Area in order to provide for the promotion of the general welfare through
development of the Development Area in accordance with the Development Plan which
development includes, but it not limited to, the elimination of blighting conditions within the
Development Area, assistance in the physical, economic, and social development of the City,
enhancing the City’s status as a convention and tourism destination, encouragement of a sense of
community identity, safety and civic pride, and generating new direct and indirect tax revenues
for the City and other taxing jurisdictions.

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

SECTION ONE. The Board of Aldermen finds that a reasonable person would
believe:

A. The Development Area on the whole is a blighted area, as defined in

Section 99.918(3) of the Act. This finding includes, and the Development Plan sets forth

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

description of the factors that qualify the Development Area as a blighted area and
qualify the Development Project as a development project pursuant to the Act as set forth

in the blighting studies included in the Development Plan, and (ii) a written statement
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signed by the members of the Authority’s governing body, that the information in the
Development Plan has been independently reviewed by such members with due diligence
to confirm its accuracy, truthfulness and completeness, which statement is attached
hereto as Exhibit B and incorporated herein by this reference.

B. The Development Area has not been subject to growth and development
through investment by private enterprise and would not reasonably be anticipated to be
developed without the implementation of one or more development projects and the
adoption of local and state development financing.

C. The Development Plan conforms to the comprehensive plan for the
development of the City as a whole.

D. The estimated dates of completion of the Development Project and
retirement of obligations incurred to finance Development Project costs have been stated
in the Development Plan, and these dates are 25 years or less from the date of approval of
the Development Project.

E. The City has developed a plan for relocation assistance for businesses and
residences in conformity with the requirements of Sections 523.200 through 523.215 of
the Revised Statutes of Missouri, as amended, in the event any business or residence is to
be relocated as a direct result of the implementation of the Development Plan.

F. A cost-benefit analysis showing the economic impact of the Development
Plan on the City and school district, as well as each other taxing district which is at least
partially within the boundaries of the Development Area, is on file with the St. Louis
Development Corporation, which cost-benefit analysis shows the impact on the economy

if the Development Project is not built and is built pursuant to the Development Plan.
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The cost-benefit analysis also includes a fiscal impact study on the City and the school
district as well as each taxing district which is at least partially within the boundaries of
the Development Area. The cost-benefit analysis also includes sufficient information
from the Authority to evaluate whether the Development Project as proposed is
financially feasible, and the Authority found that the Development Project as proposed is
financially feasible.

G. The Development Plan does not include the initial development or
redevelopment of any gambling establishment.

H. An economic feasibility analysis is on file with the St. Louis Development
Corporation, which economic feasibility analysis includes the information required by
Section 99.942.3(8) of the Act.

l. The Development Area: (i) includes only parcels of real property directly
and substantially benefited by the proposed Development Plan; (ii) can be renovated
through the Development Project; (iii) is located in the “central business district,” as
defined in Section 99.918(4) of the Act, of the City, which has a median household
income of less than $62,000 according to the last decennial census; (iv) has structures in
the area fifty percent or more of which have an age of thirty-five years or more; (v) is
contiguous; (vi) does not exceed ten percent of the entire area of the City; and (vii) does
not include any property that is located within the one hundred year flood plain, as
designated by the Federal Emergency Management Agency flood delineation maps.

J. The Development Project constitutes a “major initiative,” as defined in
Section 99.918(14) of the Act, in furtherance of the objectives of the Development Plan.

The Development Plan includes a legal description of the area selected for the
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Development Project, which is coterminous with the Development Area.
SECTION TWO. The Development Area is hereby designated as a “development
area” as defined in Section 99.918(7) of the Act.
SECTION THREE. The Development Plan is hereby adopted and approved. A copy of
the Development Plan is attached hereto as Exhibit A and incorporated herein by reference.
SECTION FOUR. The Development Project as set forth in the Development Plan is
hereby adopted and approved. The Board of Aldermen finds that the area selected for the
Development Project includes only those parcels of real property and improvements thereon
directly and substantially benefited by the proposed Development Project. The term
“development project area,” and similar terms and phrases used in the Act, as used herein, shall
be comprised of the Development Area in its entirety, including all phases or portions of the
Development Project which may be developed within the Development Area.
SECTION FIVE.  Development financing is hereby adopted within the Development
Area (as legally described in the Development Plan). After the total equalized assessed
valuation of the taxable real property in the Development Area exceeds the certified total initial
equalized assessed value of all taxable real property in the Development Area, the ad valorem
taxes and payments in lieu of taxes, if any, arising from the levies upon taxable real property in
the Development Area by taxing districts at the tax rates determined in the manner provided in
Section 99.968 of the Act each year after the effective date of this Ordinance until the payment
in full of all Development Project costs shall be divided as follows:
A. That portion of taxes, penalties, and interest levied upon each taxable lot,
block, tract, or parcel of real property in such development project area which is

attributable to the initial equalized assessed value of each such taxable lot, block, tract, or
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parcel of real property in the Development Area 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 development financing; and

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 Development Area and any applicable penalty and interest over and above the initial

equalized assessed value of each such unit of property in the Development Area shall be

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

such payments in lieu of taxes into a special fund called the “City of St. Louis, Missouri,

2009 Ballpark Village Special Allocation Fund for the 2009 Ballpark Village Development

Area” (the “Ballpark Village Special Allocation Fund” or “Special Allocation Fund”) for

the purpose of paying development 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 Development Area 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 paragraph

A of Section 5 of this Ordinance, fifty percent (50%) of the economic activity taxes generated

within the Development Area shall be allocated to, and paid by the collecting officer to the City

Treasurer, who shall deposit such funds into a separate segregated account within the Special

Allocation Fund. However, the City shall not collect and deposit any economic activity taxes in

the Special Allocation Fund unless the Development Project has been approved for state

supplemental development financing pursuant to Section 99.960 of the Act.
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SECTION SEVEN. The Special Allocation Fund is hereby established. The Special
Allocation Fund shall consist of at least four separate accounts into which payments in lieu of
taxes (“PILOTs”) are deposited in one account (the “PILOTs” Account”), economic activity
taxes (“EATS”) are deposited in a second account (the “EATs Account”), other net new revenues
(*NNRs”) are deposited in a third account (the “NNR Account”) and other revenues, if any,
received by the Authority or the City for the purpose of implementing the Development Plan or
Development Project are deposited in a fourth account (the “Miscellaneous Account”). The
Board of Aldermen may establish such additional accounts, sub-accounts, funds or sub-funds
within the Special Allocation Fund as it determines appropriate. All moneys deposited in the
Special Allocation Fund shall be applied in such manner consistent with the Development Plan
as determined by the Board of Aldermen.

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 Development Area as of the date of adoption 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 Development Area, and shall certify
such amount as the total initial equalized assessed value of the taxable real property within the
Development Area.

SECTION NINE.  The Comptroller is hereby authorized and directed to enter into
agreements or contracts with other taxing districts as are necessary to ensure the allocation and
collection of the taxes and payments in lieu of taxes described in Sections 5 and 6 of this
Ordinance, and the deposit of said taxes or payments in lieu of taxes into the Special Allocation

Fund for the purpose of payment of Development Project costs and obligations incurred in the
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SECTION TEN. The Mayor is hereby authorized to submit a State Supplemental
Downtown Development Financing Program Application to the Missouri Department of
Economic Development pursuant to Section 99.960 of the Act, and to take such further action as
may be required so as to enable the Department of Economic Development to make its
recommendation to the Missouri Development Finance Board for a determination as to approval
of the disbursement of project costs of the Development Project from the state supplemental
downtown development fund.

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.
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STATEMENT REGARDING BLIGHT FINDING

I am a member of the Board of Commissioners of the Downtown Economic Stimulus
Authority of the City of St. Louis (the “Authority”), created by the Board of Aldermen of the
City of St Louis, Missouri to exercise the powers set forth in the Missouri Downtown and Rural
Economic Stimulus Act, Sections 99.915 to 99.980 of the Revised Statutes of Missouri, as
amended (the “Act”). In accordance with Section 99.942.3(1) of the Act, 1 hereby certify that the
information in the MODESA Development Plan: Ballpark Village Development Area, pertaining
to the Authority’s finding that the Development Area 1s a “blighted area,” has been
independently reviewed by me with due diligence to confirm its accuracy, truthfulness and
completeness. 1 further certify that such information is of sufficient specificity to allow me to
conduct investigations necessary in order to confirm the Authority’s finding.

Dated: November 6, 2008.

Comaissioner

Commlssmner

i

Commissioner

e O Q@M«m

JI’HI sioner
Commis: /
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Ballpark Village Development Plan
City of St. Louis, Missouri

SECTION |
INTRODUCTION

A. PURPOSE OF DEVELOPMENT PLAN

One of the most important goals of the City of St. Louis (City) is to make downtown St.
Louis a thriving place to live, work and play, while maximizing the production of tax
revenues for both the City and the State of Missouri (State). Ballpark Village represents
a tremendous opportunity for the City and the State to generate new direct tax revenues
and enhance the City’s status as a convention and tourism destination, which would
generate even more indirect tax revenues. The City has proposed to use “MoDESA” to
eliminate blight to the north of Busch Stadium with the development of Ballpark Village.
This Development Plan (Plan) is designed to describe the proposed development and to
provide the Downtown Economic Stimulus Authority with a reasonable basis on which to
make certain findings and determinations required by state law and to grant the
economic incentives described herein.

B. THE MISSOURI DOWNTOWN AND RURAL ECONOMIC STIMULUS ACT

MoDESA is a statutory economic development tool that is administered by the Missouri
Department of Economic Development (DED) and the Missouri Development Finance
Board (MDFB). The purpose of MODESA is to facilitate the redevelopment of downtown
areas and the creation of jobs by financing the construction of essential public
infrastructure. MoODESA is similar to other economic development tools such as tax
increment financing in that it utilizes local incremental tax revenue to induce private
development. But MODESA also captures certain incremental State tax revenues. Per
the MoDESA Act, 50% of the new local economic activity taxes and 100% of the new
local property taxes must be used to finance private redevelopment projects. In
addition, MODESA can capture up to 50% of the State sales taxes from sales new to the
State and 50% of the State income taxes generated by jobs that are new to the State.
The incremental State tax revenue may be used to fund certain public improvements in
the Development Area.

The revenues that MODESA generates are based on the value of real property and level
of economic activity within a geographic boundary called the “development area.”
Sections 99.915 to 99.1060 of the Revised Statutes of Missouri, as amended (MoDESA
Act) define a “development area”:

“(7) ‘Development area’, an area designated by a municipality in respect to
which the municipality has made a finding that there exist conditions which
cause the area to be classified as a blighted area or a conservation area,
which area shall have the following characteristics:

(a) It includes only those parcels of real property directly and substantially
benefited by the proposed development plan;

(b) It can be renovated through one or more development projects;
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(c) Itis located in the central business district;

(d) It has generally suffered from declining population or property taxes for
the twenty-year period immediately preceding the area's designation as a
development area or has structures in the area fifty percent or more of
which have an age of thirty-five years or more;

(e) It is contiguous, provided, however that a development area may
include up to three noncontiguous areas selected for development
projects, provided that each noncontiguous area meets the requirements
of paragraphs (a) to (g) herein;

(f) The development area shall not exceed ten percent of the entire area of
the municipality; and

(9) The development area shall not include any property that is located
within the one hundred year flood plain, as designated by the Federal
Emergency Management Agency flood delineation maps, unless such
property is protected by a structure that is inspected and certified by the
United States Army Corps of Engineers”

To qualify as a development area, the territory to be designated must exhibit certain
characteristics that meet the criteria of a “blighted area” or “conservation area”. The
MoDESA Act defines a “blighted area” as:

“an area which, by reason of the predominance of defective or inadequate
street layout, unsanitary or unsafe conditions, deterioration of site
improvements, improper subdivision or obsolete platting, or the existence
of conditions which endanger life or property by fire and other causes, or
any combination of such factors, retards the provision of housing
accommodations or constitutes an economic or social liability or a menace
to the public health, safety, morals, or welfare in its present condition and
use”

The development area must also be located in the “central business district” of the
municipality. The MoDESA Act defines “central business district” as:

“the area at or near the historic core that is locally known as the
"downtown" of a municipality that has a median household income of
sixty-two thousand dollars or less, according to the last decennial census.
In addition, at least fifty percent of existing buildings in this area will have
been built in excess of thirty-five years prior or vacant lots that had prior
structures built in excess of thirty-five years prior to the adoption of the
ordinance approving the redevelopment plan. The historical land use
emphasis of a central business district prior to redevelopment will have
been a mixed use of business, commercial, financial, transportation,
government, and multifamily residential uses”
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In addition, according to Section 99.942 of the MODESA Act, for a municipality to adopt
a development plan concerning the development area, it must find that:

“The development area has not been subject to growth and development
through investment by private enterprise and would not reasonably be
anticipated to be developed without the implementation of one or more
development projects and the adoption of local and state
development financing.”

This Plan establishes the Ballpark Village area as a development area, provides
evidence sufficient to support a finding that the development area, as a whole, is a
blighted area, describes the development project proposed for the development area,
and provides such other information required by the MoDESA Act.

C. CHIEF ELECTED OFFICER CONTACT INFORMATION

Francis G. Slay

Mayor of the City of St. Louis
Mayor’s Office

City Hall, Room 200

1200 Market Street

St. Louis, MO 63103

Tel: (314) 622-3201
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SECTION I
AREA DESCRIPTION AND BACKGROUND

A. LOCATION OF DEVELOPMENT AREA

The Ballpark Village Development Area (Development Area) is located in the City’s
historic downtown, as indicated on the map included in this Development Plan as
Appendix A-1. The Development Area includes real property to the north of Busch
Stadium (which has been vacant and underutilized since the demolition of “old” Busch
Stadium) and the International Bowling Museum & Hall of Fame property (Bowling Hall
of Fame). The boundaries of the Development Area are Eighth Street on the west,
Walnut Street on the north, South Broadway on the east, and Clark Street on the south.
The street address of the development site, a list of the parcels included in the
Development Area, legal descriptions for these parcels, and the City Assessor’s Parcel
Locator Numbers are provided in Appendix B.

The Development Area consists of approximately ten (10) contiguous acres including
certain public rights-of-way. The boundaries of the Development Area are shown on
Appendix A-2. The majority of the Development Area is currently unoccupied; the
Bowling Hall of Fame occupies the northwest corner of the Development Area, as
shown on Appendix A-3.

From 1966 to 2005, the majority of the Development Area was occupied by the “old”
Busch Stadium. The old stadium was associated with historic downtown St. Louis for
more than four decades and served as the core of the City’s central business district. In
2006, a new ballpark was constructed on the southern portion of the “old” stadium site,
leaving the northern portion available for Ballpark Village. Current and future land uses
in the Development Area are shown on maps attached as Appendices A-3 and A-5.
The location of the Development Area with respect to the historic core of St. Louis is
shown on the map attached as Appendix A-1. The Development Area does not
exceed 10% of the entire area of the municipality and is not located within a 100-year
flood plain. A letter from the City official responsible for verifying that the Development
Area is not within a flood plain is attached as Appendix C.

B. HISTORIC BACKGROUND OF THE DEVELOPMENT AREA AND BUILDING AGE

At present, there is one existing building in the Development Area, the Bowling Hall of
Fame, which was constructed in 1982. Until 2005, approximately 80% of the
Development Area was occupied by “old” Busch Stadium, which opened in 1966. That
parcel is now vacant. Before “old” Busch stadium was built in the early 1960s, the site
was occupied by structures that dated back to the 1800s and early 1900s.

In addition to the Bowling Hall of Fame, there are three other structures in the
Development Area: a pedestrian bridge constructed in 1966 which connected the “old”
Busch Stadium to the Stadium West parking garage to the west of the Development
Area; supporting piles and associated pile caps from the “old” Busch Stadium
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completed in 1966; and a small surface parking lot, constructed in 2006, at the
northeast corner of the Development Area.

C. MEDIAN HOUSEHOLD INCOME

According to the 2000 Census, the median household income for the “downtown” area,
which includes the Development Area (census tract 1256) was $34,826, well below the
maximum threshold of $62,000 required by the MODESA Act. According to the Missouri
Economic Research and Information Center and the 2000 Census, the median
household income for the City of St. Louis was $27,156, again well below the maximum
threshold of $62,000 required by the MoDESA Act.

D. SUMMARY—AREA ELIGIBILITY FOR MODESA

As demonstrated by the above information, the Development Area satisfies the
definition of “development area” as defined in the MODESA Act, and is therefore eligible
for public assistance because:

. The Development Area includes only those parcels of real property
directly and substantially benefited by this Plan;

. The Development Area can be renovated through one or more
development projects;

o The Development Area is within the City’'s “central business district”
because: (i) itis located within the area at or near the historic core that is
locally known as the “downtown” of the City (“Downtown St. Louis”), which
has been wused historically for business, commercial, financial,
transportation, government, and multi-family residential purposes, (ii) at
least fifty percent (50%) of the existing buildings within Downtown St.
Louis were built at least thirty-five years ago, and (iii) the City has a
median household income (according to the 2000 Census) of less than
$62,000;

. At least fifty percent (50%) of the structures within the Development Area
were built at least thirty-five years ago;

o The Development Area consists of two contiguous parcels;

. The Development Area does not exceed ten percent of the entire area of
the City; and

. The Development Area does not include any property that is located within

the one hundred year flood plain.
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E. THE DEVELOPMENT AREA WouLD NoOT BE DEVELOPED OR CONTINUE TO BE
DEVELOPED ABSENT MODESA FINANCING

The Development Area has not been subject to growth and development through
investment by private enterprise and would not be developed without the
implementation of one or more development projects and the adoption of local and
State development financing. The Development Area will not be developed on the
scale contemplated and desired absent MODESA financing.
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SECTION IlI
BLIGHTED AREA QUALIFICATION ANALYSIS

The following narrative and the Blighting Analysis attached as Appendix D describe the
blighting conditions in the Development Area. Additional information on these
conditions can be found in Appendix D. At present, approximately 80% of the
Development Area is vacant. The Development Area is located within an area that has
been determined to be a blighted area by the City’s Land Clearance for Redevelopment
Authority (LCRA) and the City of St Louis and the blighting conditions have not been
remedied.

A. DEFECTIVE OR INADEQUATE STREET LAYOUT

Prior to 1963, the Development Area contained six city blocks that followed the typical
grid system. But when construction on “old” Busch Stadium began, several of the
streets within the Development Area were vacated or reconfigured. With the opening of
“new” Busch Stadium, the number and configuration of the existing streets are
insufficient to support the proposed Development Project. New streets that conform to
the City’s grid pattern system are required.

B. IMPROPER SUBDIVISION OR OBSOLETE PLATTING

The two parcels within the Development Area have been improperly sized and
configured for redevelopment since the construction of “new” Busch Stadium. The
larger parcel is irregularly shaped and needs to be replatted and the street grid
reintroduced to facilitate the construction of the Development Project. The smaller
parcel is also irregularly shaped and is not conducive to typical commercial or
residential development.

C. UNSANITARY OR UNSAFE CONDITIONS

The Development Area consists of two primary unsanitary or unsafe conditions:
environmental concerns and lack of adequate sidewalks. Based on environmental site
assessments conducted during the construction of “new” Busch Stadium, the
Development Area is contaminated with petroleum products, mercury and lead, which
will need to be removed or mitigated to enable future development. The site also
contains debris from the demolition of “old” Busch Stadium, which will require
subsurface and soil cleanup.

The existing curbs and sidewalks within the Development Area are cracked and
deteriorated, forcing pedestrians to walk in the streets. This causes hazardous
conditions for employees and visitors, and is not compliant with the Americans with
Disabilities Act.

D. DETERIORATION OF SITE IMPROVEMENTS

The site conditions are deteriorated and exhibit significant impediments that are costly
to address, including piles and associated pile caps from the “old” Busch Stadium that
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will require removal. The rights-of-way in the Development Area are also deteriorated,
especially with respect to the curbs and sidewalks. There are numerous cases of
ragged and deteriorating concrete, as well as deteriorating pedestrian plazas and
abandoned former planting areas. Former building components, foundations and other
debris have been buried throughout the Development Area. The Development Area
experiences a large amount of tourism traffic; however, deterioration in the public rights-
of-way leaves visitors to the City with a negative impression that adversely influences
their desire to return. A quality streetscape is needed to integrate these uses into a
cohesive downtown environment.

E. CoONDITIONS WHICH ENDANGER LIFE OR PROPERTY BY FIRE OR OTHER CAUSES

The Development Area exhibits several conditions that endanger life or property by fire
or other causes, including but not limited to, vacant property with dangerous conditions.
When “old” Busch Stadium was demolished, many of the site improvements were only
partially removed. As a result, the Development Area has jagged exposed concrete,
exposed steel reinforcement bars and building materials and other loose debris that,
unprotected, create dangerous site conditions. A fence has been placed around the
vacant property as a result.

F. EcoNOMIC OR SOCIAL LIABILITY

The MoDESA Act requires that the blighted conditions within the Development Area
constitute an economic liability or a social liability. The aforementioned conditions
constitute both.

The majority of the Development Area is underutilized and currently vacant, and as a
result, the real property within the area has decreased in value over time. The property
generates lower property tax revenues for the taxing districts within the boundaries of
the Development Area, including the school district and the City itself, resulting in a pure
economic liability.

Economic liability also arises from the inhibition of pedestrian movement through
downtown, due to the condition of the public rights-of-way. In particular, it is challenging
for pedestrians to move from the central and northern portions of downtown to the
ballpark in the southern part of downtown, which limits their ability to visit other shops
and restaurants in the central business district. As a result, these establishments are
underutilized, and sales tax revenues are lower than they are expected to be if they
were more accessible. This also creates an economic liability for the taxing districts in
the Development Area that levy sales taxes.

The hazardous conditions on the site, outdated and inadequate lighting around the site,
poor circulation, unsanitary and unsafe conditions, vacancy and site deterioration all
result in social liability in the Development Area in that they detract from tourism and
potential future business opportunities. As downtown’s residential, business and tourist
populations grow, safe and pleasant pedestrian movement will be increasingly essential
to downtown’s success. The Development Area in its current condition also impedes
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the delivery of critical public services and capital investments required to enhance the
quality of life, welfare, and safety of the city’s residents and other constituencies, adding
to the social liability of the Development Area.

St. Louis is the public face for much of the State of Missouri, and downtown St. Louis is
the public face for the St. Louis region. Many people form their impressions about
Missouri based on their experiences in downtown St. Louis. Missouri's ability to attract
new residents, new businesses, new tourists, and many other potential contributors to
the State’s economy is intrinsically tied to how these people experience Missouri
through their time in downtown St. Louis. This investment is of crucial importance to
Missouri’s perceived status in the nation and in the world.

G. MENACE TO THE PUBLIC HEALTH, SAFETY, OR WELFARE

The aforementioned conditions that endanger life or property also constitute a menace
to the public health, safety or welfare. These conditions affect not only the owners of
the properties within the Development Area, but also the general public as they use the
public rights-of-way to travel between the ballpark and the remainder of downtown St.
Louis.

H. SUMMARY OF BLIGHTED AREA FINDINGS

As indicated in Section lll, the Development Area, as a whole, is an area which, by
reason of the predominance of defective or inadequate street layout, unsanitary or
unsafe conditions, deterioration of site improvements, improper subdivision or obsolete
platting, or the existence of conditions which endanger life or property by fire and other
causes, or any combination of such factors, retards the provision of housing
accommodations or constitutes an economic or social liability or a menace to the public
health, safety, morals, or welfare in its present condition and use, and is therefore
eligible for the incentives contemplated by the MODESA Act.
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SECTION IV
DEVELOPMENT PROJECT

A. PROJECT DESCRIPTION

Ballpark Village, a development to be undertaken by Ballpark Village Development
Corporation (Developer), will be the country’s first fully integrated mixed-use
development oriented around the game day experience while creating a unique urban
style. Ballpark Village spans approximately six city blocks which are primarily vacant,
undeveloped and blighted in a general area that needs redevelopment. In light of this,
Ballpark Village is uniquely located to act as a catalyst that expands the revitalization of
downtown St. Louis. Ballpark Village will feature a dynamic mix of unique
retail/entertainment concepts and a distinct architectural sense of place that will draw
new visitors to St Louis regionally and nationally and provide new amenities that were
not previously available to City residents. For the business and personal visitors, and
the 1.2 million people who come to St. Louis from outside the State to visit Busch
Stadium, Ballpark Village gives an incentive to spend more time in the region and in the
State.

The Developer may elect to develop the Ballpark Village project (Development Project)
in multiple stages by initiating one or more of the “Phases” identified on Appendix E
(each a Development Project Phase). The initial portion of the Development Project to
be constructed by the Developer (Initial Development Project Phase) will include, at a
minimum, the components of “Phase I” identified on Appendix E: 325,000 square feet
of commercial space (consisting of office, retail, entertainment and restaurant space),
1,200 structured parking spaces (which number of spaces is subject to reduction at the
discretion of the Developer, as site or financing conditions may dictate) (estimated cost
of approximately $31.4 million) and $15.1 million of related streetscape and site
infrastructure improvements. However, as part of the Initial Development Project
Phase, the Developer may, depending on market demand, also include one or more
retail/entertainment/restaurant, office and/or residential components identified as
additional Development Project Phases on Appendix E. If the Developer elects to
complete all of the Development Project Phases, the Development Project will include
up to 1,110,000 square feet of commercial space (consisting of office, retail,
entertainment and restaurant space), and up to 250 residential units. The estimated
costs for each Development Project Phase are set forth in Appendix E. The estimated
development budget for Ballpark Village, assuming all Development Project Phases are
completed, is approximately $550 million. It is expected that the Development Project
will be constructed within the Development Area, including the property currently owned
by the Bowling Hall of Fame.

B. MAJOR INITIATIVE

All MODESA projects must qualify as “Major Initiatives” per Section 99.918(14) of the
MoDESA Act. In order for a project to qualify as a “Major Initiative”, it must be within the
central business district and either:
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(a) Promote tourism, cultural activities, arts, entertainment, education,
research, arenas, multipurpose facilities, libraries, ports, mass transit,
museums, or conventions, the estimated cost of which exceeds
$10,000,000; or

(b) Promote business location or expansion, the estimated cost of which
exceeds $10,000,000, and which is estimated to create at least 100 jobs
within three years,

The Development Project satisfies both of the “Major Initiative” categories because:

. The Development Project is expected to include at least $15 million of
streetscape and other site improvements and at least 1,200 new
structured parking spaces at a cost of approximately $31 million, which
improvements will facilitate access to Ballpark Village, new Busch Stadium
and other central business district activities, and, ultimately, such
improvements will promote tourism for the City;

. The Development Project is expected to include the construction of at
least $229 million in office, retail and entertainment space and other
related improvements, which will promote business location and
expansion, and is expected to create at least approximately 1,156 new
permanent jobs.

Downtown St. Louis is the region’s hub for tourism and culture. The new ballpark is one
of the major nodes of activity in this hub, as was the “old” ballpark before it. Located
between the Arch grounds, the northern and central portions of downtown, and the new
baseball stadium, Ballpark Village presents a significant opportunity to link all of these
destinations with new attractive and exciting activities. The Development Project will
enhance and promote activities at all of these venues. The Development Project will
make downtown St. Louis even more attractive by providing more high-quality shopping,
dining and entertainment experiences, and its unique, large-scale entertainment
offerings adjacent to the Arch and the new ballpark will enhance the City’s appeal as a
“destination” location. Since Busch Stadium and the St. Louis Arch each attract over 3
million national and international visitors annually, the development of Ballpark Village
will provide better resources to the current visitors while attracting a new group of
consumers to the area.

C. NORTH AMERICA INDUSTRY CLASSIFICATION SYSTEM (NAICS)

The North American Industry Classification System (NAICS) Classification Codes that
are expected to apply to this project are as follows:

. 236116 New Multi-Family Housing Construction;

. 236220 New Commercial and Institutional Building Construction;
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. 238 Specialty Trade Contractors;

. 442-448 and 451-454 Retail Trade;

. 481-493 Transportation and Warehousing;

° 511-519 Information;

. 521-525 Finance and Insurance

o 531-533 Real Estate and Rental and Leasing;

J 541 Professional, Scientific, and Technical Services;
. 551 Management of Companies and Enterprises;

. 561-562 Administrative and Support and Waste Management and
Remediation Services;

. 611 Educational Services;

. 621-624 Health Care and Social Assistance;

. 711-713 Arts, Entertainment, and Recreation;

J 721-722 Accommodation and Food Services; and

. 811-814 Other Services (except Public Administration).
D. GAMBLING ESTABLISHMENTS

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

E. ESTIMATED DEVELOPMENT PROJECT COSTS

The Developer has provided certain information to determine the estimated
Development Project costs based on preliminary architectural and engineering
renderings. The Developer has also provided cost estimates for the construction of the
site infrastructure and parking improvements based on the preliminary site design plan.
Estimated Development Project Costs, as well as those costs which constitute
maximum reimbursable project costs pursuant to this Development Plan (Maximum
Reimbursable Development Project Costs), are described in more detail in Appendix E,
which identifies the potential overall costs of implementing the Development Project
described above. These costs are estimated based on knowledge of the Development
Project at this time. The actual cost of implementing the Development Plan and the
Development Project is expected to vary from these estimates. Additional costs related
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to the financing of the Development Project are described in Paragraph H of this
Section IV.

The MoODESA Act allows the City and/or its designated developer(s) to incur
Development Project Costs associated with the implementation of an approved
Development Plan. These costs include all reasonable or necessary costs incurred,
and any costs incidental to a Development Project.

The MoDESA Act provides that the costs of the Development Project be paid for by
incremental revenues. The MoDESA Act distinguishes between those Development
Costs which are eligible to be paid for by local incremental revenues and those which
are eligible for State incremental revenues. It is anticipated that local incremental
revenues will be used to partially fund the private components of the Development
Project while state incremental revenues will partially fund the public infrastructure
components such as the street and other site improvements, public spaces and a
portion of the parking structure. It is also anticipated that a transportation development
district and/or a community improvement district will be used to subsidize some of the
public infrastructure costs.

F. ANTICIPATED SOURCES OF FUNDS TO PAY COSTS

It is anticipated that there will be several public and private sources of funds available to
pay the estimated Development Project costs. The private sources include private
capital that is available to the Developer through its own cash reserves, equity partners,
other financing entities, and/or mortgage-based and/or other debt, and funds available
to third party tenants and/or their lenders for tenant-related improvements. The State
may also offer Brownfield Tax Credits and other tax credits to help finance eligible
portions of the Development Project. The Developer may also pursue other private,
Federal and State-sponsored funding sources to assist in the payment of eligible
Development Project costs, including, but not limited to, New Market Tax Credits.

In addition to the private, Federal and State-sponsored programs described above, the
City and the Developer expect that a substantial portion of the eligible Development
Project costs will be financed with three sources: (a) state and local MODESA revenues
(described further below), and (b) additional sales taxes, special assessments and/or
other revenue (District Revenues) imposed by a transportation development district
and/or a community improvement district for a period of not more than thirty-five years
and pledged to the repayment of the obligations described below (generically referred to
as the District).

Under the MoDESA Act, municipalities can agree to use the following sources of
revenue to pay for eligible Development Project costs:

. Incremental local payments in lieu of taxes (PILOTS), defined in the
MoDESA Act as:
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...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 development project area ...

. Incremental local economic activity taxes (EATS), defined in the MODESA
Act as:

...the total additional revenue from taxes which are imposed by the
municipality and other taxing districts, and which are generated by
economic activities within each development project area...

° Incremental state income taxes, defined in the MoODESA Act as:

...fifty percent of the estimate of the income tax due the state for salaries
or wages paid to new employees in new jobs at a business located in the
development project area and created by the development project...

. Incremental state sales taxes, defined in the MoODESA Act as:

... up to one-half the incremental increase in the state sales tax revenue in
the development project area...

The sources of revenue described above are collectively referred to as “MoDESA
Revenues.” MoDESA Revenues and District Revenues are collectively referred to as
“Available Revenues.”

The District Revenues are imposed in addition to existing sales taxes, property taxes
and special assessments existing within the Development Area. 100% of the District
Revenues will be used to pay eligible Development Project costs.

In addition to the statutory MODESA Revenues, it is expected that the City will pledge,
subject to annual appropriation, certain other available revenues to facilitate the
remediation of blight and the construction of the Development Project.

It is expected that the City, or one of its authorized agencies, will issue revenue bonds
(Obligations) to finance the Development Project and certain related costs. The
Obligations will be secured by the MODESA Revenues, the District Revenues and any
additional revenues that the City may make available to finance the Development
Project and certain related costs. The Obligations will be marketed in accordance with
the program developed by the City’s finance team, within the limitations set forth under
State law.

The District may also collect additional sources of revenue, including user charges and
rents, attributable to the operation, repair and maintenance of the structured parking
facility. These costs are exclusive of the District Revenues, and are not expected to be
pledged to pay debt service on the Obligations.
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The Development Project is expected to fully alleviate the blighting conditions present in
the Development Area and accomplish the objectives of this Development Plan.

The amounts in Appendix E are based on the conceptual Development Project, as
outlined in this Plan, and the Development Project costs shown in Appendix E are
based on the Developer’s estimates. The actual cost of implementing the Development
Plan and the Development Project will vary from these estimates.

G. EVIDENCE OF COMMITMENT TO FINANCE PROJECT Co0OSTS AND DEVELOPER'S
AFFIDAVIT

Appendix F contains (1) documentation from the Developer’s financial institution stating
its commitment to finance the Development Project, (2) a letter from Stifel, Nicolaus &
Company, Incorporated, stating its commitment to underwrite or privately place the
Obligations, and (3) an affidavit from the Developer stating that the Development
Project would not reasonably be anticipated to be developed without the adoption of
MoDESA financing.

H. ANTICIPATED TYPE AND TERM OF THE SOURCES OF FUNDS AND THE TYPES AND TERMS
OF THE OBLIGATIONS TO BE ISSUED

It is anticipated that the City or its designated agency or authority will issue bonds or
other obligations in an aggregate amount that is sufficient to finance the total amount
shown as “Public Sources” in Appendix E, including: 1) the cost of professional fees
(planning, City staff time, legal fees and other costs) incurred by the City and either
reimbursed or paid directly by the Developer pursuant to funding agreements or
development agreements between the City and the Developer; 2) amounts needed to
establish one or more reserve funds, to pay costs of issuance, to pay capitalized and
accrued interest, and to pay other eligible financing costs; and 3) fees charged to the
Developer by the City to defer the costs of administering the financings. These
obligations will be secured by MoDESA Revenues, District Revenues, and other
revenues that the City may contribute toward the payment of such obligations.

Obligations may be issued in one or more series of varying degrees of priority and may
include bonds, notes, temporary notes, or other financial obligations to be redeemed by
bonds.

That portion of any obligations that are issued by the City or one of its related agencies
to finance the Development Project will be payable within twenty-five years from the
date of adoption of the ordinance approving the Development Plan. The City’s
obligation to pay for the principal and interest on these obligations in any year shall be
limited to monies expressly and legally available for such purpose in the special
allocation fund and other revenues that the City may contribute toward the payment of
such obligations.

Construction of the initial phase of the Development Project is expected to commence in
2009 with a projected completion of the initial phase in 2010; provided, however, that
the anticipated completion date may fluctuate based on the timing of the issuance of the
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obligations described above and other unforeseen events that may adversely impact the
preliminary construction schedule. Construction of all phases of the Development
Project initiated by the Developer is expected within 10 years from the date of adoption
of the ordinance approving the Development Plan.

l. EQUALIZED ASSESSED VALUATION

The most recent equalized assessed valuation (EAV) is set forth below and in the cost-
benefit analysis prepared in conjunction with this Plan.

EQUALIZED ASSESSED VALUE—MOST RECENT BEFORE DEVELOPMENT
Parcel Address Owner 2008 EAV Size Class
64660000350 329 S. Broadway Gateway Stadium LLC  $5,360,000 8.55 Acres Commercial
64650000100 111 Stadium Nat'l| Bowling Hall of $96,000 0.55 Acres Tax-Exempt
Plaza Fame & Museum
TOTALS: $5,456,600 9.10 Acres

The EAV listed above was obtained from the St. Louis City Assessor and represent the
City’s assessed value for each parcel of real estate within the Development Area that is
not public rights-of-way as of January 1, 2008.

The after-development EAV of the initial phase of the Development Project is based on
the concept described in this Plan. Assuming construction is complete and the initial
phase of the Development Project has stabilized as of January 1, 2011, the expected
after-development EAV of the initial phase of the Development Project, is $23,624,002.
The future estimated EAV is further provided in the Cost-Benefit Analysis that
accompanies this Plan and is based on valuation estimates and methodologies
prepared by Development Strategies. The privately owned properties that comprise the
Development Area currently have assessed valuations based on both commercial and
exempt uses and will be assessed as a combination of residential and commercial uses
after development.

Because the market value will be determined by the St. Louis City Assessor after
construction and is adjusted over time based on the tenant mix and market conditions,
the amount of incremental property tax revenue generated from year to year may vary.

J. GENERAL LAND USES TO APPLY

The land uses to apply to the Development Area are depicted on the Future Land Use
Map, included in Appendix A-5. It is anticipated that the principal uses will include
commercial office, commercial retail and entertainment and multi-family residential, as
well as associated parking and public open space and right-of-way uses, which qualify
as “specialty mixed uses” in conformance with the City’s 2005 Strategic Land Use Plan.
Appendix A-6 shows the section of the Strategic Land Use Plan that includes the
Development Area.

A certification prepared by the City’s Director of Planning and Urban Design stating that
this Plan is in compliance with the City’s most recent comprehensive plan is attached as
Appendix G.
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K. EMPLOYMENT IMPACT

The MoDESA Act allows the incremental revenues generated from income taxes within
the Development Area, called “the State income tax increment,” to be used to leverage
investments in public infrastructure associated with the Development Project. The Act
requires that the level of employment and wages within the Development Area be
documented before the Development Project takes place in order to establish a
baseline for the purposes of calculating the State incremental revenues. The
Employment Before Development table shows the current estimated number of full-
time, part-time, full-time equivalent and temporary positions within the Development
Area. The Employment Anticipated After Development table estimates those same
employment figures after stabilization. Since the majority of the Development Area is
vacant, the only employment existing on the site before development is at the Bowling
Hall of Fame. Additional detail on after-development employment is provided in the
cost-benefit analysis.

WAGES AND EMPLOYMENT BEFORE DEVELOPMENT

No. of Positions Average Hourly

Cateqgory Wage
Full-Time 19 $9.67
Part-Time 8 $7.96
Full-Time Equivalent (Full- 23 $9.38
Time + Part-Time)
Temporary 0 0
TOTALS: 27 $9.38

The estimated total current average hourly wages for non-managerial employees is
$9.38.

WAGES AND EMPLOYMENT ANTICIPATED AFTER DEVELOPMENT

Minimum Average Hourly Maximum Average Hourly

Cateqgory No. of Positions Wage No. of Positions Wage
Full-Time 977 $17.93 3,776 $21.82
Part-Time 261 $8.46 1,010 $8.46
Full-Time 1,156 $15.99 4,469 $20.35
Equivalent (Full-
Time + Part-
Time)
Temporary 97 $7.50 375 $7.50
TOTALS: 1,253 $15.33 4,844 $19.36

The estimated total future average hourly wages for non-managerial employees is
$10.38_.

The following table, Wages and Withholdings Before Development, shows estimates of
the current gross wages, state income tax withholdings and federal income tax
withholdings for individuals employed in the Development Area:
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WAGES AND WITHHOLDINGS BEFORE DEVELOPMENT

Cateqgory Annual Income
Current Gross Wages $448,500
State Income Tax Withholdings $8,232

Federal Income Tax Withholdings $20,788

The following table, US Bureau of Labor Statistics Average Wages in the St. Louis
Metropolitan Statistical Area, depicts the average wages associated with each United
States Bureau of Labor Statistics occupational category involved with the Development
Project.

AVERAGE WAGES IN ST. LOUIS METROPOLITAN STATISTICAL AREA

Mean Hourly

Category Wage
Management (11) $46.34
Business and Financial Operations (13) 27.81
Computers and Mathematical Science (15) 32.08
Architectural and Engineering (17) 33.03
Community and Social Services (21) 18.70
Legal (23) 41.26
Arts, Design, Entertainment, Sports and Media (27) 23.29
Healthcare Practitioner and Technical (29) 28.86
Food Preparation and Servicing (35) 9.14
Building and Grounds Cleaning and Maintenance (37) 11.42
Sales (41) 17.44
Office and Administrative Support (43) 15.15
Construction and Extraction (47) 24.36
Installation, Maintenance and Repair (49) 20.08

* Based on the May 2007 Metropolitan and Nonmetropolitan Area Occupational Employment
and Wage Estimates for the St. Louis, MO-IL metropolitan statistical area, updated April 2008,
U.S. Bureau of Labor Statistics, http://www.bls.gov/oes/current/oes_41180.htm#b11-0000.

Additional detail on anticipated employment in the Development Area is provided in the
cost-benefit analysis.

L. BENEFIT TO BUSINESSES IN THE DEVELOPMENT AREA

The Development Project will result in space available for market-rate rent or sale.
Therefore, the only business that will receive a direct benefit from public expenditures in
the Development Area is the Developer.

M. OTHER COMMUNITY AND ECONOMIC BENEFITS FROM PROJECT

This Project will benefit the central business district of the City by providing a new
development of exceptional quality that will bridge the northern and southern parts of
downtown. The quality and extensiveness of the development will help attract
conventions to the City's downtown area, promote tourism, and make the central
business district a favorable destination for companies. The public component of the
Development Project will provide the infrastructure and other components that will
enable private businesses in the Development Area to succeed. Further, the
Development Project will benefit both the City, as a whole, and the State by filling
vacant property with businesses, workers and residents that pay taxes and contribute to
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the goal of achieving a “24/7 environment” in downtown St. Louis. Existing downtown
service, restaurant and retail businesses will benefit from the increase in downtown
population as well, and City and State convention and tourism industries will benefit
from the creation of an environment that is both attractive and teeming with life.

N. LIST OF PuBLIC SUBSIDIES & PUBLIC INVESTMENT

Owners of property within the Development Area previously received transportation
development tax credits for improvements to portions of Clark Street (within the
Development Area) and Brownfield Tax Credits for environmental remediation on the
new Busch Stadium site. In conjunction with the “new” Busch Stadium project, the
Missouri Department of Transportation also demolished, at its own expense, an access
ramp to 1-64 that was adjacent to the “new” Busch Stadium site.

After the Development Area is approved, the only business that is expected to receive a
direct benefit from public expenditures in the Development Area is the Developer. The
Developer will receive public subsidies as a result of the MODESA financing, the District
financing and other funds contributed by the City in support of the project. The
Developer may also, at its option, pursue the use of additional Brownfield Tax Credits to
fund additional environmental remediation projects within the Development Area.

O. EMPLOYMENT REDUCTION AND EMPLOYMENT RELOCATION STATEMENTS

The Development Project may reduce employment at sites within or outside of the State
resulting from automation, merger, acquisition, corporate restructuring, relocation, or
other business activity.

P. COMPETING BUSINESSES

Since the tenant mix for the retail and office components of the Development Project is
as yet undefined, it is difficult to establish a comprehensive list of competing
businesses. Based on the information currently available regarding anticipated tenant
types, potential competing businesses fall into the following retail categories:

o Restaurants;

o Entertainment Venues;
. Groceries; and

J Apparel.

In addition, the Development Project may compete with other office buildings located in
downtown St. Louis.

Q. RELOCATION PLANS

-19-





Ballpark Village Development Plan
City of St. Louis, Missouri

As the Development Area is primarily vacant, it is not expected that there will be any
involuntary relocation of residents or businesses. As the Bowling Hall of Fame has
announced its plans to relocate to a newly constructed facility in Arlington, Texas (along
with the United States Bowling Congress and other bowling organizations) in the late
winter or early spring of 2009, such relocation will be entirely voluntary. To the extent
any relocation becomes necessary, this Development Plan adopts the City St. Louis
Relocation Policy (Ordinance No. 62481) as the relocation policy for this Development
Plan, and any relocation that becomes necessary will also comply with applicable state
statutes.
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SECTION V
OTHER STUDIES

A. MARKET STUDY

A market study has been performed and is included in this Plan in Appendix H. The
market study evaluates the potential office and residential absorption rates and potential
retail sales for the different components of the Development Project.

B. EcoNoOMIC FEASIBILITY ANALYSIS

An economic feasibility analysis will be presented prior to the approval of this
Development Plan. The analysis will describe the return on investment that may be
expected with and without public assistance, detail any assumptions made, and provide
pro forma financial statements demonstrating the amount of assistance required to bring
the return into a range deemed attractive to private investors, which amount will not
exceed the estimated reimbursable project costs.

C. CoOST-BENEFIT ANALYSIS

A cost-benefit analysis will be presented prior to the approval of this Development Plan.
The cost-benefit analysis will show the economic impact of the Development Plan on
the municipality and school districts that are at least partially within the boundaries of
the Development Area. The analysis also will show the economic impact if the
Development Project is not built pursuant to this Development Plan.

D. SHIFT-SHARE (“NET NEW” REVENUES) MEMORANDUM

A memorandum summarizing the “net new” tax and related revenues to the State
generated by the commercial and residential components of the proposed Development
Project will be presented prior to the approval of this Development Plan.
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SECTION VI
SUMMARY AND CONCLUSIONS

The contents of this Development Plan and related documents to be submitted prior to
the approval of this Development Plan will substantiate the following findings:

The Development Area on the whole is a blighted area;

The Development Area has not been subject to growth and development
through investment by private enterprise and would not reasonably be
anticipated to be developed without the implementation of one or more
development projects and the adoption of local and state development
financing;

The Development Plan conforms to the comprehensive plan for the
development of the municipality as a whole;

The obligations issued for the Development Project that are paid with
MoDESA Revenues will be retired or refunded within 25 years of the date
of the approval of this Plan by ordinance;

A plan has been developed for relocation assistance for businesses and
residents;

A cost-benefit analysis showing the economic impact of the Development
Plan on the municipality and school district and an economic feasibility
analysis have been prepared which include sufficient information to
evaluate whether the Development Project is financially feasible;

The Development Plan does not include any gaming establishment;

An economic feasibility analysis has been prepared in conjunction with
this Development Plan and includes a pro forma financial statement
indicating the return on investment that may be expected without public
assistance;

The Development Area: (i) includes only parcels of real property directly
and substantially benefited by the Development Plan; (ii) can be renovated
through the Development Project; (iii) is located in a “central business
district,” as defined in Section 99.918(4) of the MoDESA Act; (iv) has
structures fifty percent or more of which have an age of thirty-five years or
more; (V) is contiguous; (vi) does not exceed ten percent of the entire area
of the municipality; and (vii) does not include any property that is located
within the one hundred year flood plain;

The Development Project constitutes a “major initiative,” as defined in
Section 99.918(14) of the MODESA Act, in furtherance of the objectives of
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the Development Plan, and the Development Plan includes a legal
description of the Development Area selected for the Development
Project, which is coterminous with the Development Area; and

A letter signed by the Chief Elected Official of the City of St. Louis
certifying that the contents of the Development Plan are accurate and can
be found in Appendix I.
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APPENDIX A-1 — LOCATION IN CORE OF HISTORIC DOWNTOWN ST. LOUIS
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APPENDIX A-2 - PROJECT AREA AND DEVELOPMENT AREA BOUNDARY MAP
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APPENDIX A-3 — EXISTING LAND USE
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APPENDIX A-4 — BUILDING AGE
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APPENDIX A-5 - FUTURE LAND USE
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APPENDIX A-6 — CITY OF ST. LOUIS STRATEGIC LAND USE PLAN
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APPENDIX B — LEGAL DESCRIPTION OF THE BOUNDARIES OF THE
DEVELOPMENT AREA

Developer Controlled Site (329 S. Broadway):

Parcel 1:

Lot 3 of "South Downtown Plaza", in City Block 6466 of the City of St. Louis, Missouri, according
to plat thereof recorded in Plat Book 12232003 Page 0248 of the Office of the Recorder of
Deeds of the City of St. Louis. Including also part of vacated Broadway, Walnut Street and
Stadium Plaza, adjacent to Lot 3, according to plat thereof recorded in Plat Book 09272005
Page 696 of the St. Louis City Records. EXCEPTING THEREFROM, that portion of Clark Street
Dedicated by instrument recorded in Plat Book 12062006 Page 322 and by Ordinance No.
67243 of the City of St. Louis Records. (Note: To be known as Amended Lot 3 of "South
Downtown Plaza").

City Assessor’s Parcel Locator Number 64660000350

Parcel 2:

Appurtenant easement rights as set forth in that certain "Stadium West Pedestrian Bridge
Agreement" dated as of March 21, 1996, by and between Gateway Stadium, L.L.C., a Missouri
limited liability company and Civic Parking, L.L.C., a Missouri limited liability company, as

recorded March 21, 1996 in Book M1194 Page 1117.

International Bowling Museum & Hall of Fame Site (111 Stadium Plaza):

Parcel 3:

Tract 5 of CIVIC CENTER SUBDIVISION PLAT 3 according to the plat thereof recorded in Plat
Book 37, Page 28, of the City of St. Louis Recorder’s Office and being also Block 6466 of the
City of St. Louis.

City Assessor’s Parcel Locator Number 64650000100

The Development Area further includes the public rights-of-way adjacent to the Developer
Controlled Site and International Bowling Museum & Hall of Fame Site described above.
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@ity of St. Wouis
DEPARTMENT OF PUBLIC SAFETY

DIVISION OF BUILDING AND INSPECTION

FRANCIS G. SLAY

YOR '
CHARLES BRYSON MA FRANK OSWALD

DIRECTOR OF PUBLIC SAFETY ACTING BUILDING COMMISSIONER
DEPUTY BUILDING COMMISSIONER

October 15, 2008

MODESA

c/o Rodney Crim -- Executive Director
Saint Louis Development Corporation -
1015 Locust — 12th Floor

Saint Louis, MO 6310

Re: Area bounded by Clark, Walnut, S. Broadway and 8" streets.
Panel Number: 290385-0010.

CERTIFICATE OF FLOOD PLAIN STATUS

A Special Inspection of our records indicate the property as addressed above is in the “C”
FIRM zone. The property is not located within the flood plain area as designated by the Official
Flood Plain Maps provided by FEMA (Federal Emergency Management Agency) to the City of
St. Louis. This letter does not imply that the referenced property will or will not be free from
flooding or damage. A property not in a Special Flood Hazard Arca may be damaged by a flood
greater than that predicted on the FIRM or {rom a local drainage problem not shown on the map.
This letter does not create liability on the part of the City, or any officer or employee thereof, for
any damage that results from reliance on this determination.

For: THE DIVISION OF

Note: This certificate shall not be construed to certify compliance with the National
Housing/Property Maintenance Code of the City of Saint Louis. The National Housing/ Property
Maintenance Code, City of Saint Louis, prohibits occupancy of or rental to another for the
putpose of occupancy of any non-complying structure.

For turther information, please call the Permit Section at 622-3313.

cc:  Central File
Barbara Geisman, Executive Director for Development
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REPRESENTING A “BLIGHTED AREA”
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. DEVELOPMENT STRATEGIES®

oguiding effective decisions in
real estate, community, and economic cevelopment

Qctober 22, 2008

To Whom Tt May Concern:

Reference is made to the accompanying “Data and Analysis of Conditions Representing a ‘Blighted
Arex’ for the Ballpark Village Development Area in St. Louis, Missouri” prepared by the
undersigned. Please be advised that, based upon the results of the above referenced study, the
undersigned has determined that the area described in the study is a “blighted area” as such term is

defined in Scction 99.918 (3) of the Missouri Revised Statutes, 2000, as amended.

This report describes and documents those conditions that will continue to hamper the
Development Area’s overall viability and causc it to continue to be an economic or social liability for

the City of St. T.ouis, its residents, and the taxing districts that depend upon it as a revenue source.

The Ballpark Village Development Area suffers from a multitude of physical and economic
deficiencies including defective and inadequate strects, unsanitary and unsafe conditions,
detetiorating and inadequate site improvements, and improper subdivision and obsolete platting, all
of which contribute to the area’s position today as an economic ot social liability to the City of St.

Louis.

Respectfully submitted and approved on behalf of
DEVELOPMENT STRATEGIES, INC.

A - :
(/l)d/t/uj & Mades
Larry I&arks

Principal

I b Bracviay, Sudis B0 ST b auls, MO ARIOT - p 3114717800 1 www.DEVELOPMENT-STRATEGIES.COM
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INTRODUCTION

OVERVIEW OF DEVELOPMENT AREA

The subject arca of this blight analysis is referred o as the Ballpark Village Devclopment Area (the
Development Arca) and is bounded by Walnut Street to the north, Broadway to the east, Clark Avenue on
the south, and Fighth Strect on the west (see Aerial Photograph of Development Area on following page).
The Development Area consists of 2 parecls containing approximately 9.1 acres (excluding public tights-of-
way). The first parcel (6466 00 00350), which is approximatcly 8.55 acres in size, is located between Walnut
Street, Broadway, Clark Avenue, and Stadium Plaza and contains the remnants of the demolished Busch
Stadiurn. The sccond parcel (6465 00 00100) is approximately 0.55 actes in size and is located in a triangular
area between Stadium Plaza, Eighth Street and Walnut Street. ‘Lhe International Bowling Muscum & Hall of
Fame was constructed on this site in 1982, When the existing Stadium Plaza right-of-way is included, the

Development Arca contains a total of approximately 10.0 acres.

The Development Area is part of the larger South Downtown Redevelopment Area (sec Appendix A), which
was found in October 2002 (Ordinance 65668) to be a “blighted atea” as defined in Section 99.320.3, RSMo.,

as amended, by the Board of Aldermen of the City of St. Touis.

HISTORICAL DEVELOPMENT

Following the founding of the Village of St. Louis in 1764 by Pierre Laclede, two large tracts of land were
platted west of Fourth Street. To the north of today’s Market Street wete the farming fields held in common.
To the south lay Laclede’s personal holdings. This tract, which today contains the Development Area, was
later known as the Chouteau Mill Tract due to the gristmill and dam constructed on Mill Creek, which was
located south of the Development Arca. In 18106, the Town of St. Louis annexed the greater portion of the
area as the Lucas Addition on the Hill west to Scventh Strect and south to Spruce Street. The area underwent
a gradual transformation from rural to residential, while the commercial downtown developed primarily north

from the county courthousc at Fourth and Chestnut Streets.

The Development Arca was Initially occupicd with residential units. Shortly after the Civil War, it was fully
developed with high density, three to five story residential structures, Duting the 1890°s the city’s theater
district was centered on the corner of Sixth and Walnut Streets, adjacent to the Development Area. Vestiges

of the district remained until the 195(s.

DEVELOPMENT STRATEGIES
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After 1900, the Development Area was populated by small service commercial uses, taverns and cafes on the
street floor and apartments or small hotels — such as the Shamrock Hotel at 106 South Sixth Street — on
upper floors. An exception to this pattern was the concentration of printing houses along Seventh Street.
Comfort Printing was located at 200 South Seventh Street and the Seven-Clask Building next door at 216
South Seventh Street housed a number of such firms, Blanke Coffee Co. was located at 218 South Seventh
and the Jack Daniels Distillery was at 117 South Broadway prior to Prohibition. Although commonly
thought to have been occupied primarily by Chinese immigrants in the early to mid 20* Centuty, the 1920
Haines City Directory indicates a large number of Greek surnames as upper story occupants as well. The
same directory lists two Chinese laundries in the area — Lee Hop at 507 Clark Avenue and Sing Hop at 520

Elm Street.

By 1940, with the advent of automobile commuting, a number of structures had been removed to provide
sutface patking. The Famous Barr Department Store had a customer lot at 612 Walnut Street that extended
south to Elm Street. The Union Bus Terminal was located at 101 South Sixth Street during the Second World
War. By 1960 parking lots or small garages were located at 511 Elm Street, 500 Walnut Street, 514 Walnut
and a Wayco lot at 600 Walnut Street. Service stations were located at 211 and 217 South Sixth Street and the

6t & Elm Service at 524 Elm Street.

When redevelopment for “old” Busch Stadium began in the early 1960°s it was estimated that 87% of the
structures were built prior to 1920 and that no significant investment had taken place since that time. The
area was determined to be one of the most decrepit in the city and the few remaining residents were living in
places of last resort. The old Busch Stadium included Stadium Plaza connecting Eighth Street to Seventh
Street to the north of Walnut Street. The triangular area that was created remained open space until 1982

when the International Bowling Museum & Hall of Fame was constructed.

The 1960s era structure that was the old Busch stadium was found to be blighted per Section 99.320(3),
RSMo., as amended. In 2005, old Busch Stadium was demolished and a new stadium was constructed south

of Clark Avenue.

EXISTING LAND USE

Vacant land represents the predominant condition and land use in the Development Area. The vacant land

was created when the old Busch Stadium was demolished in 2005 and a new stadium was

DEVELOPMENT STRATEGIES 3
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constructed to the south of Clark Avenue. A portion of the vacant land containing approximately 1.9 acres is

now being used for parking on a temporary basis. The [nternational Bowling Museum & Hall of

Fame/Cardinals Hall of Fame, which is located at 111 Stadium Plaza, occupies approximately 0.55 acre of land

in the northwest corner of the Development Area. The Stadium Plaza right-of-way to be vacated contains

approximatcly (.80 acre.

EXISTING LAND USE
Land Use Acres % Total Acres Cumulative %
Vacant Land 6.65 66.8% 66.8%
Temporary Parking Lot 1.90 19.1% 85.9%
wIEH!;\;s/‘Ii‘r;g/Cardinals Hall of Fame 0.55 5.5% 91.4%
Stadium Plaza Right-of-way 0.86 8.6% 100.0%
Total 9.96 100.0%

Source: City of St. Louis and Development Strategies

EXISTING ZONING

The entire Development Area is currently zoned I — Central Business District

DATA GATHERING METHODOLOGY

‘T'his study has been designed and conducted to comply with the specific requirements of Section 99.918(3),
RSMo. ‘The study and the tequisite ficldwork were performed during the months of August and Scptember
2008. Tiach parcel and building was inspected from the exterior and rated by Development Strategies’
personnel experienced in such evaluations (see Appendix B Physical Conditions Survey of Propetties). Also,

a visual inspection was made of all strcets, curbs, and sidewalks in the Development Area, as well as the

surface conditions of the vacant land, 1n addidon, data regarding ownership, parcel size, building size, date of

construction, and real estate tax assessments were obtained {from information available from the City of St.

Louls.
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CONCLUSION REGARDING BLIGHTING
The Development Arca is a “Blighted Arca” ag defined in Chapter 99.918 (3), RSMo.

“Blighted Area” — an area which, by reason of the predominance of defective or inadeguate sireet layout, unsamtary or
unsafe conditions, detevioration of site improvements, improper subdivision or ohsolete plutting, or the existence of
conditions which endanger life or property by fire and other canses, or any combination of such factors, relards the
provision of housing accommodations or constitutes an economic or social liability or a menace to the public health,
safety, movals, or welfare in its present condition and use.

Under this definition, the Development Area constitutes on the whole an cconomic or social liability in its

present condition and use because the Development Area exhibits a predominance of the combination of the
following conditdons:
1) Defective or inadequate street layout
2y Unsanitary and unsafe conditions:
®  The presence of envitonmental contaminants
e Tack of adequate sidewalks
3y Deteriorated site improvements:
e Deteriorating curbs and guttets
¢ Deteriorating public sidewalks

*  Portions of obsolete foundations and building materials and debris from structure(s) that
previously existed in the area but have since been demolished

¢  Busch Stadium subsurface conditions

¢ Other deteriorating and dangerous site improvements
4)  Improper subdivision or obsolete platting

® ‘T'he large “super block™ in need of resubdivision and reintroduction of street grid
5) Conditions which endanger life or propetty by fire or other causes

e Vacant property with dangerous site conditions
The above blighting factors create an economic of social liability as reflected in:
¢ EBxcessive vacant property, which is cquivalent to six typical downtown city blocks represents a

significant cconomic liability and by extension provides a lost opportunity to generate taxes that

could provide needed social services,

¢ Negative impact on and deterrent to tourism, which is vital to the economic well being of the

City of St. Louis and the services it can provide
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* Downward change in the assessed value of property within the Development Arca reflects an

cconomic liability

o [nability to pay teasonable taxes Is an economic liability resulting in a diminished capacity to

provide needed social services

The data and analysis presented in this report examine the conditions confirming that the Development Area
as a whole is a4 “blighted area” from physical, social, and economic perspectives, taking into consideration
each individual parecl of property in the Development Area. The amount of vacant space and the
deteriorated site conditions and improvements are of particular negative impact and contribute most heavily
to the overall blighted condition. However, the full array of conditions outlined above and described in

greater detall to follow, cleatly demonstrate a predominance of blight within the Development Area.

‘I'his predominance of blighted conditions results in the Development Area on the whole being a hlighted
area which in turn constitutes an economic or social liability in its present condition and use. "The absence of
significant new development, redevelopment, or other investment is a further indication of decline. In sum,
this analysis clearly documents the fact that the Development Area is, on the whole, a blighted area under

Scetion 99.918(3), RSMa.

BEVELOPMENT STRATEGIES 7





Ballpark Village Blight Analysis

BLIGHTING FACTORS

As desctibed below, the Development Area suffers from a vatiety of blighting factors including defective and
inadequatc strect layout, unsanitary, and unsafe conditions, deteriorated and inadequate site improvements,
improper subdivision and obsolete platting, and conditions that endanger life or propetty. ltis important to
note that even though the site has been recently graded, that significant blighting conditions exist below the
surface of the Redevelopment Area. Appendix C provides photographs of blighting conditions in the

Development Area.

DEFECTIVE AND INADEQUATE STREET LAYOUT

The Development Arca originally contained the equivalent of six city blocks defined by the typical street
pattern found in the vast majority of downtown St. Louis (see former street layout of Development Arcain
Appendix D). However, construction of the old Busch Stadium in 1963 obliterated the area’s grid pattern of
streets, Hlm Street between Broadway and Seventh Street was vacated, as were Sixth Street and Seventh
Street between Clark Avenue and Walnut Street. In addition, all the alleys between Walnut Street, Broadway,
Clark Avenuc, and Eighth Street were vacated. Now that the new stadium has been constructed south of
Clark Avenue, the number and configuration of streets which remain in the Development Area are clearly
insufficient to support the type of new commercial development which is desirable. New streets must be
added to reintroduce the block size and grid pattern of streets typical throughout the rest of downtown St.

l.ouis,

UNSANITARY OR UNSAFE CONDITIONS

Environmental Concerns — Between December 2004 and February 2005, Envitonmental Operations, Inc.
conducted a series of test borings in the atea occupied by the pedestrian plazas that surrounded Busch
Stadium along Stadium Plaza, Walnut Street, and Broadway. No botings were taken under the area occupied
by Busch Stadium at that time. However, the study identified contamination from petroleum products,
mereury, and lead (see report by Environmental Operations, Inc. in Appendix ). This contamination will
neced to be removed or mitigated to enable future redevelopment action including new building construction

and site improvements,

Furthermore, when old Busch Stadium was demolished, building materials and debtis were buried under the
Devclopment Area, In addition, the construction of new Busch Stadium was faced with scvere time
constraints to avoid the loss of a baseball scason in St. Touis. Now that mote extensive development is

planned than was originally anticipated, deeper foundations and additional below-grade construction will be
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trequired along with a far higher degree of subsurface and soil cleanup for the portion of the property where

old Busch Stadium was formetly located.

Lack of Adequate Sidewalks —'The sidewalks along the east side of Stadium Plaza are cracked and
deteriorating. Similar problems exist along the south side of Walnut Street. The problems along Walnut
Street are further cxacetbated by the lack of any sidewalks for a significant portion of the Walnut Street
frontage, which forces pedestrians to walk in the street. This creates a hazardous condition for employees and

visitors, and docs not comply with the Americans with Disabilities Act (ADA).

DETERIORATED SITE IMPROVEMENTS

Deteriorating Cutbs — Significant portions of the curbs along the cast side of Stadium Plaza, the south side

of Walnut Street and the west side of Broadway are badly deteriorated or even missing.

Detetiorating Sidewalks — Significant portions of the sidewalks along the east side of Stadium Plaza and the

south side of Walput Street are badly deteriorated.

0Old Foundations and Building Matetials — The Development Area has been occupied by a variety of uscs
for over two hundred years. As redevelopment occurred at different times, former building components and
foundations were simply pushed into the basements of demolished buildings, rather than removed.
Excavation for the new stadium frequently encountered obstacles from these past practices. Construction of
Ballpark Village will require that these buried building materials and debris be removed to permit proper

below-grade construction to proceed.

Busch Stadium Pile Caps — When old Busch Stadium was demolished, the supporting piles and associated
piles caps were allowed to remain, The caps, which vary in depth from less than one foot to over 26 feet
below grade, represent a significant obstacle to future development. Fhe caps ate densely packed in a 125-
foot wide semi-circular band extending from the corner of Broadway and Clark Avenue, to Walaut Street and
back to the comer of Seventh Street and Clark Avenue (sce drawing of pile caps location in Appendix T).
Approximately 50 percent of the Development Area is directly impacted by the presence of the old pile caps.
Some of the i)ilc caps were temoved as part of the recent grading effort, but others remain, as well as the

piles.

Other Site Improvements — When old Busch Stadium was demolished, not all of the existing site
improvements were removed. ‘There are numerous cases of ragged and deteriorating concrete, as well as
deteriorating pedestrian plazas and abandoned former planting areas remaining. These conditions will need

to be addressed to enable construction of Ballpark Village,
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IMPROPER SUBDIVISION AND OBSOLETE PLATTING

‘The two parcels which remain between the new Clark Avenue and Walnut Street, now that the stadium has
been constructed south of Clark Avenue, are impropetly sized and configured for current development
patterns and clearly represent obsolete platting. The large 8.5-acre parcel (6466 00 00350) is irregularly
shaped and has a width of up to 865 fect and a depth of up to 550 feet. The area within this parcel is
approximately equal to six typical blocks in the downtown area. The parcel needs to be replatted and the

street grid reintroduced to promote new commercial and residential development.

The approximate (.55-acte irregularly shaped trangular parcel (6465 00 00100) was created when Stadium
Plaza was constructed to provide a new connection to Seventh Strect when old Busch Stadium was
constructed. ‘Lhe irregularly shaped parcel was simply a leftover landscaped area for nearly two decades until
the International Bowling Museum and Hall of Fame was constructed in 1982, However, the size and

configaration of the site is clearly not conducive to typical commercial or residential development.

CONDITIONS WHICH ENDANGER LIFE OR PROPERTY BY FIRE OR OTHER CAUSES

Vacant Property with Dangerous Conditions — When the old Busch Stadium was demolished, many of
the site improvements were only pattially removed. As a result, portions of the property that were occupied
by the stadium and pedestrian plazas contain jagged exposed and deteriorating conerete, exposed steel
reinforcing bats that project out of the ground, and building materials and debris are lying loose on the sitc.

Because of the danger to the public, a fence has been placed around the entire property.
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ECONOMIC OR SOCIAL LIABILITY

The City of St. Touis is a mature city with boundaries set in 1879, It is surrounded by other cities, leaving no
opportunities to expand its corporate limits. As a result, the only possible opportunity for economic growth
is through redevelopment of existing sites and buildings. Given its proximity to the new stadium, the core of
downtown St. Louis, the Jefferson National Expansion Memorial, the Mississippi River, and other tourist
attractions, the Development Area presents an important opportunity for the City of St. Louis to create a
national tourist attraction and attract other private investment to capitalize on and complement the major
public and private investment that has been made in the construction of new Busch Stadium. This objective is
clearly reflected in the City’s 2005 Strategic Land Use Plan. Given the predominantly vacant conditions of
the Development Arca, it is clearly underutilized and falls significantly short of yielding the economic benefits
it could provide for the City of St. Louis and other taxing jurisdictions. The Development Arca in its current
condition thereby impedes the delivery of critical public services and capital investments required to enhance

the quality of life, welfare, and safety of the city’s residents and other constituencies.

Excessive Vacant Propetty — Over 90% of the land in the Development Area is either vacant, a temporaty
parking lot, or the Stadium Plaza right-of-way. 'This gives a strong sense of abandonment to the area, which

contributes to the blighted condition of the Development Area as a whole.

In addition, the one remaining building will be largely vacant with the scheduled relocation of the
International Bowling Muscum & Hall of TFame to Atlington, T'exas in February 2009. The International
Bowling Museum & 1all of Fame currently occupics approximately 86% of the building and the Cardinals

Hall of Fame occupies the remainder of the building,

Necgative Impact on Toutism — Tourism and the revenuc it generates is very important to the ability of the
City of St. Louis to provide needed services to its residents and businesses. New Busch Stadium is a
significant tourist attraction, drawing over 3 million visitors annually, with a high proportion coming from
outside the city as well as from beyond the region. The Development Arca in its present condition is a visual
blight due to the lack of adequate site improvements and overall lack of development, which creates 2
negative impression that can deter visitors to the new stadium and surrounding arcas, as well prospective
employers, employees and investors in these arcas. The large fenced portion of the Development Area,
because of lack of adequatc sidewalks or the presence of a street grid, also creates a physical bartier between
the new stadium and the core of downtown St. Louis to the north, which hampers the desirable casy flow of

visitors and others between various destinations within downtown.
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Change in Assessed Value of Property — With the demolition of the old Busch Stadium, the total assessed
value (land and improvements) for the large parcel (6466 00 00350) was reduced from $6,958,100 in 2003 to
$5,360,000 in 2008, resulting in a decline of neady 23%. By contrast, the assessed value for commercial

property in the City of 5t. Louis increased by 33% duting the same five-year period.

Social Liability — As a result of the previously discussed blighting factors, the Development Area is also a
social liability, since the inability of this key property in downtown St. Louis to produce nceded taxes hampers

the ability of the City of St. T.ouis to provide badly needed social services for its residents.
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APPENDIX A

Downtown South Redevelopment Area
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PHYSICAL CONDITION SURVEY
Ballpark Village Development Area
Survey Date: September 16, 2008

GENERAL INFORMATION

Address: 329 S Broadway

Owner: Gateway Stadium, LLC

Parcel Number: 644 00 00350

Parcel Size: 8.55 Acres

Use: Vacant Land and Parking

Building Name/Designation: Not applicable
Building Size: Not applicable

General Condition: Poor to Deteriorated
2008 Assessed Value: $5,360,000






STRUCTURAL CONDITION OF BUILDING(S) -~ Not Applicable

Roof:

Walls:

Painted Surfaces:
Gutters:
Windows:

Doors:

ADA Accessibility:
Other:

SITE CONDITIONS

Fencing: Fair

Landscaping: Poor

Driveway(s): Good

Parking Area(s): Fair to poor and deteriorating

Public Sidewalks: Good (Broadway and Clark) to poor and deteriorating (Stadium
Plaza and Walnut)

Special Features: Not applicable

Other: Pedestrian bridge to Stadium West Garage is in poor condition

COMMENTS

. Former pedestrian plaza is badly deteriorated

. Irregular changes in grade.

. Ponding in vacant portion of property, as well as ponding in parking area

e Concrete, steel reinforcing bars and other building materials sticking out of

ground or lying loose on property
o  Deteriorating storm sewer inlet along south side of Stadium Plaza






PHYSICAL CONDITION SURVEY
Ballpark Village Development Area
Survey Date: September 16, 2008

GENERAL INFORMATION

Address: 111 Stadium Plaza

Owner: National Bowling Hall of Fame & Museum, Inc

Parcel Number: 6465 00 00100

Parcel Size: .55 Acre

Use: Museum

Building Name/Designation: International Bowling Museum & Hall of Fame
and Cardinals Hall of Fame

Building Size:

General Condition: Good

2008 Assessed Value: $96,000 (Exempt)






STRUCTURAL CONDITIONS

Roof: Good

Walls: Good

Painted Surfaces: Fair
Gutters: Not applicable
Windows: Good
Doors: Good

ADA Accessibility: Yes
Other:

SITE CONDITIONS

Fencing: Not Applicable
Landscaping: Fair

Driveway(s): Not applicable
Parking Area(s): Not applicable
Public Sidewalks: Good/Fair
Special Features: Good (fountain)
Other:

COMMENTS

Building is to be vacated in February of 2009
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Photographs of Blighting Conditions
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APPENDIX D

Former Street Layout of Development Area
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APPENDIX E

Environmental Operations, Inc. Report

DEVELOPMENT STRATEGIES





Pl AU

pnossy Sae¥ IS
wnpels §rEng

BR4Y 434

supipeso] Guydwesg

UCRARDKT SREW

eu; egng sienesddy

il 4% 4 Q
1 :
[ ——

UDHBAEDXY STER

es
H L 3

sl 200 1 ST 55

o) T 1% s
SRR dPUEG L Y SUNIETS MO.BY

sl 1% Wad BF 23T FINMISRIGG PRl ¥ OUNHASE WOy
TReg29a0 drure i v OHCBOIE SHEITKT

sapesen Sty pog

ey I 30 PO ATMT

s N
uigs i HEST T

= s PoE
88 g SoHE

tI8s

ey

-

CRLLTE]

ZIEES
&

UoRRARSNT SEBW

%

UDHEBAEIXY SEEW

L]
i
Y
LY
Y
%
[
3
Y
]
L

-
md
¥
A |
3
g
Lk
i1
[]
i
.
3 i
: b 5
ol 1 ’
- L3
W4.
i
£l
1
¥
1
: 1
: i
1
J... m
=a:t . _.
rd
i
1
]
L3
1
»
i
1
1
E
i
x
i
»
PO ——

£04 Lt 338000 w—

=

i

T

¢4 Ceeutaet AR T LKA






g | aink g

WRGSSIW 'SIN0T IS
WCEIS Yasng
BRIV jo8fcig
ueld 8lE

188 '9|805 9JBWIXCIOHy
Q0 J0L 0%
T

— I
1 1

YUON

Lo

R

1 M1y swojuadp _meE:EmeQ

pe?
\]
-
"

wed
.’
-

P
oy ebejp yedjeg—

.

QL ETAPt S L o) Ly TN Y TG RO R

ANA R
,/M [\ \

...-.----q-\-_-—-’_

e
o

il
[ n X M T W

«.

n

-

£05 14 198000 vt






March 23, 2005
Project #1103

CONCLUSIONS

Based on the results of this investigation, there are a number of borings in the Project Area that
contain soil contamination in excess of site remedial objectives. No groundwater contamination
in excess of remedial objectives was detected onsite in the Ballpark Village. Previous
groundwater testing in the VCP Area also identified no groundwater contamination.

The findings of this investigation were used to provide cost estimates likely to be associated with
addressing environmental issues during future development of the VCP' Area and Ballpark
Village. These costs are outlined in EOI’s letter dated March 2, 2005.

If you need additional information or have questions, you can reach me by phone at (314) 241-
" 0900.

Respectfully submitted,

Clel ol

Charles S. Munroe
Environmental Scientist

Appendix A Figures

Appendix B Analytical Summary Tables
Appendix C  Soil Boring Logs

Appendix D Laboratory Analytical Reports
Appendix E Abandonment Registration Records
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Ballpark Village

Soil Investigation

The majority of the soil samples in the Ballpark Village were selected from near-surface fill
material. However, due to indications of contamination at depth, samples were collected from
native so0il in borings SB-71, $B-89, 5B-109 and SB-110.

Laboratory results detected soil contamination above ROs in 31 of the 53 soil borings in the
Ballpatk Village. The 31 borings with soil contamination exceeding site-specific ROs (200
mg/kg TPH) are noted in orange on Figure 3 located in Appendix A. Other than varying metals
and hydrocarbon contamination in the near-surface fill material, native soil in the area of SB-71
also confains significant petroleum contamination. SB-71 is located in the area of a former
filling station.

[L.aboratory results of soil samples from the Ballpark Village detected hydrocarbon contamination
below ROs (200 mg/kg) but above clean offsite reuse criteria (50 mg/kg) in § of the 53 soil
borings. These S borings are noted in blue on Figure 3 located in Appendix A. While soil
remediation in the area of the “blue” borings would not be required under these site-specific
ROs, should future development necessitate soil excavation in the area of the “blue” s0il borings,
this material would either have to be re-used onsite or disposcd offsite at an approved solid waste
managewment facility.

Due to the significanily elevated lead concentration in SB-83, 1-8 feet (4,820 mg/kg) and
mercury concentrations in SB-74, 1-3 fect (8.83 mg/kg), these samples were also analyzed for
TCLP analysis to determine if material in these areas is likely a hazardous waste. The results of
these two TCLP analyses indicate that this material is not a hazardous waste.

A summary of the soil analytical results from the VCP Area are included in Table 2 located in
Appendix B. The TCLP results are summarized in Table 3 located in Appendix B. The
complete laboratory data reports and chain of custody forms from the Ballpark Village are
included in Appendix D.

Groundwater Investigation

Laboratory analytical results from the groundwater samples are compared to Groundwater Target
Concentrations (GTARC) noted in the CALM document (Scptember 2001). Benzene was
detected in groundwater from SB-85, but at a concentration below the GTARC RO for the site.
No other contaminants of concern were detected in groundwater sampled during this
investigation.

The results of the laboratory analyses for the groundwater samples are summarized in Table 4
located in Appendix B. The complete laboratory data report and chain of custody form is located
in Appendix D.
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¢ SB-70 -- Soil discoloration, petrolenm odors and elevated PID scan results (up to 230 ppimn) in
native soil between 12 and 16 feet bgs

¢ SB-71 - Discoloration and petroleum odors in the near surface {ill material.  Soil
discoloration, petroleum odors and elevated PID scan results (up to 1,798 ppm) in native soil
between 4 and 17 feet bgs

¢ SB-85 -- Soil discoloration, petroleum odors and low PID scan results (up to 3.6 ppm) in
native soil near the groundwater table (between 9 and 14 feet bgs)

¢ SB-89 — Soil discoloration, faint petroleum odor and low PIT) scan results (3.6 ppm) in native
soil near the groundwater table (between 10.5 and 16 feet bgs)

s SB-94 — Black roofing felt with creosote odor was observed in the near surface fill material
SB-109 — Soil discoloration and faint petroleum odor in native soil between 10.5 and 12 feet

bgs

A description of the soils encountered and PID scan results are recorded on soil boring logs
located in Appendix C.

Groundwater sampled from piczometer SB-85 had a slight sewer odor. Other than the this slight
sewer odor, there were no field indications of groundwater contamination in any of the
piezometers installed onsite.

ANALYTICAL RESULTS

Analytical resuits from this investigation were compared to site-specific Remedial Objectives
(ROs). The site ROs for soil are defined in the December 12, 2003 Remedial Action Plan (RAP)
approved by the MDNR and include 0.6 mg/kg for mercury, 260 mg/kg for lead, and 200 mg/kg
for TPH. These RO are based on Tier 1 Scenario A (unrestricted use) outlined in the MNDR s
Cleanup Levels for Missouri (CALM) guidance document (revised September 2001).

An exception to these site-specific ROs relates the current classification of clean offsite re-use of
petroleum contaminated soil. Currently, the MDNR requires that soil hauled offsite for re-use
must not exceed 50 mg/kg for TPH. However, soil excavated from the site containing between
50 mg/kg and 200 mg/kg TPH can be re-used in another area of the site needing fill.

VCP Area

Soil contamination was primarily detected in the surficial fill material across the sile. An
exception to this includes petroleum contamination at depth in the area of SB-06, SB-30, and SB-
55, A summary of the analytical results from thc VCP Area are included in Table 1 located in
Appendix B. Borings with soil contamination exceeding site-specific ROs (200 mg/kg TPH) are
noted in orange on Figure 2 located in Appendix A. Borings noted in blue on this figure detected
petroleum contamination between 50 mg/kg and 200 mg/kg. Upon cxcavation, soil in the area of
the blue borings must either be re-used on another portion of the VCP site or disposed offsite at
an approved solid waste management facility.

The complete laboratory data reports and chain of custody forms from the VCP Area are located
in Appendix D.
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Immediately following soil sample collection, six of the soil borings (SB-62, SB-68, SB-70, SB-
85, SB-89 and SB-113) werc converted into temporary piezometers for groundwater evaluation.
Borings for piezometer installation were selected based on apparent contamination, historic area
of concern and/or to provide a wide groundwater contour profile of the site.

Temporary piezometers were constructed using one-inch diameter PVC sumps, screens and
risers. All six piczometers were level surveyed with depth to groundwater measurcd in each.
Using this information, a groundwater contour map of the site was created (Figure 4). Based on
this groundwater survey, the calculated proundwater flow direction in the area of the subject site
is to the south southwest.

Groundwater was sampled from the four most likely contaminated piezometers (SB-70, SB-85,
SB-89 and SB-113) based on field observations, soil laboratory results and/or historic operations
of concern. Prior to sample collection, groundwater from the temporary piezometers was purged
and sampled using dedicated disposable bailers. Groundwater samples were then placed in pre-
cleaned and properly preserved glassware, labeled, and retained on ice as preservation for
transport under chain of custody procedures to Teklab, Inc. for chemical analysis. At the time of
sample collection, groundwater collected for metals analysis were filtered using dedicated 0.45u
ficld filters,

Groundwater samples were retained on ice and transported under proper chain of custody
procedures to Teklab, Inc. located in Collinsville, Illinois for one or more of the following
laboratory analyses:

¢ VOCs using USEPA Mcthod 8260

BTEX, MTBE and TPH (GRO) using USEPA Method 8015 (OA-1)

TPH (DRO} using USEPA Method 8015 (OA-2)

Dissolved RCRA 8 Metals using USEPA Method 6010/7471

Dissolved lead and mercury using USEPA Method 6010/7471

* o & »

Laboratory analyses selected were based on COCs from the VCP Area and/or suspected COCs
based on historic operations. Due to very poor recharge in the SB-85 piezometer, groundwater
was only sampled for OA-1 analysis. Following groundwater sample collection, all temporary
piezometers were removed and the boreholes properly abandoned according to MDNR regulation
10 CSR 23-4.080. Monitoring well construction diagrams are shown on soil boring logs located
in Appendix C. The abandonment registration record for the soil borings is located in Appendix
E.

Field Observations

Field observations of soil in the Ballpark Village include surficial concrete, near-surface fill
material (building remnants and foundations) followed by native soil. Fill material encountered
within these soil borings typically included soil, brick, concrete, rock, cinders, sand and wood up
to 14 feet bgs. Some of the borings in the VCP Area encountered refusal on the fill material
prior to cncountering groundwater and/or native soil. Native soil observed included varying
amounts of silty clay, sandy clay, clayey silt, sandy silt, silt, silty sand and/or sand. Specific field
observations of note in these soil borings include the following:
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*  SB-45 - Soil discoloration and faint petroleum odors in native soil between 15 and 18.5 feet
bgs

* SB-54 - Soil discoloration, petroleum odors and elevated PID scan results (up to 109 ppm) tn
native soil between 17.5 and 24 feet bgs

¢ SB-55 — Soil discoloration, petroleum odors and elevated PID scan results (up to 282 ppm) in
native soil beiween 7.5 and 24 feet bgs

* SB-55.01 — Soil discoloration, petroleum odors and elevated PID scan results (up to 209
ppm) in native soil between 8.5 and 24 feet bes

e SB-55.02 - Soil discoloration, petroleum odors and elevated PID scan results (up to 596
ppm) in native soil between 10.5 and 24 feet bgs

¢ SB-55.03 - Soil discoloration, petroleum odors and elevated PIL scan results (up to 355
ppm) in native soil between 10 and 24 feet bgs

A description of the soils encountered and PID scan results arc recorded on soil boring logs
located in Appendix C.

Ballpark Village

Sampling Procedures

Fifty three (53) soil borings were advanced on an approximate 50-{foot grid system throughout
the Ballpark Village. Soil samples from borings in the Ballpark Village were collected from the
most likely contaminated zone of contamination based on field observations. For soil borings
with no indications of contamination, composite samples were sclected from near surface fill
material (if apparent). In arcas of no apparent fill material, a soil sample was collected from near
surface native soil of each boring.

Selected soil samples were retained on ice and transported under proper chain of custody
procedures to Teklab, Inc. located in Collinsville, Iliinois for one or more of the following
laboratory analyses:

* Volatile Organic Compounds (VOC) using USEPA Mecthod 8260

BTEX, MTBE and TPH (GRO) using USEPA Method 8015 (OA-1)

TPH (DRO) using USEPA Method 8015 (OA-2)

Total RCRA 8 Metals using USEPA Method 6010/7471

Total lead and mercury using USEPA Method 6010/7471

In general, laboratory analyses were selected based on contaminants of concern (COC) from the
VCP Area. llowever, additional COCs were analyzed in select borings from suspected historic
areas of concern based on a cursory review of Sanborn Fire Insurance Maps for the site. Specific
historic areas of concem identificd during this Sanborn Map review include the following:

« Machine Shop — $B-68 and SB-69

« Filling Station — SB-70 and SB-71

« Printing — SB-87 and SB-89

+ Oil Warehouse — SB-105
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arcas of no apparent fill material or suspected soil contamination, only one soil sample was
collected per boring from near surface native soil.

Rased on mass excavation results to the south, there were no indications of contamination in the
remaining unexcavated postions of the VCP Area (i.e., the triangle of land located to the
southwest of the existing Busch Stadium). Thus, in a later phase of the VCP Area investigation,
nine soil borings (SB-53 through SB-61) were initially advanced in the remaining VCP Area to
evaluate potential issues during mass excavation. One soil sample per boring (from the zone of
apparent contamination or from near surface fill material) was selected from these initial nine
soil borings. Based on the results of these nine soil samples, 16 offset borings (SB-xx.01, SB-
xx.02, etc.) were subsequently advanced in the remaining VCP Area for delineation purposes.
Soil from these 16 offset borings was collected using sampling methods similar to the Spruce
Strect borings.

Selected soil samples were retained on ice and transported under proper chain of custody

procedures to Teklab, Inc. located in Collinsville, Illinois for the following laboratory analyses:

* Benzene, toluene, ethylbenzene, xylenes (BTEX), methyl tert-butyl ether (MTBE) and total
petroleum hydrocarbons (TPH) in the gasoline range of organics (GRO) using USEPA
Method 8015 (OA-1)

e TPH in the diesel range of organics (DRO) using USEPA Mcthod 8015 (OA-2)

Total lead and mercury using USEPA Method 6010/7471

Field Observations

Field observations of soil in the VCP Area include surficial pavement (i.e., asphalt, concrete,

gravel), near-surface fill material (building remnants and foundations) followed by native soil.

Fill material encountered within these soil borings typically included soil, brick, concrete, rock,

cinders, sand and wood up to 15 feet bgs. Some of the borings in the VCP Area encountered

refusal on the fill material above the proposed maximum excavation depth and/or prior to

encountering native soil. Native soil observed included varying amounts of silty clay, sandy clay,

clayey silt, sandy silt, silt, silty sand and/or sand. Specific field observations of note in these soil

borings include the following:

¢ 5B-02 - Black roofing felt with creosote odor in the near surface fill material

¢ S5B-03 - Wood (“trash") was observed in the upper fill material

* 5B-05 - Slight petroleum odor in near surface fill material

* 5B-17 — Soil discoloration and petroleum odors in native soil at 4 to 9 feet bgs and 17 to 20

feet bys

SB-20 — Soil discoloration and slight petroleum odors in native soil between 7 and 9 feet bgs

¢ 5B-21 — Soil discoloration and slight petroleum odors in native soil between 8.5 and 13 feet
bgs

* SB-17 - Soil discoloration and creosole odor in native soil between 8 and 13 fect bgs. In
addition, a PID scan result of 0.8 parts per million (ppm) was detected at 10 feet bgs.

* SB-30 — Wood (“trash”) was observed in the upper fill material.  Soil discoloration,
petroleum odors and elevated PID scan results (up to 196 ppm) in native soil between 11 and
19 feet bgs
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Ballpark Village

The remainder of the Project Area is referred to as Ballpark Village and includes property
between the existing Busch Stadium and 7" Street/Stadium Plaza Drive to the west, Walnut
Street to the north, Broadway to the east, and the VCP Area to the south. This evaluation does
not include or address environmental issues within or subsurface issues below the existing Busch
Stadium.

The results of the subsurface investigation in the Ballpark Village were evaluated to determine
the environmental status of subsurface soil and groundwater potentially encountered during
development of this area of the site.

SITE ACTIVITY

In December 2004 and January and February 2005, EOI conducted the subsurface investigation
throughout the Project Area. This investigation included the advancement of 130 soil borings,
subsurface soil sample collection, temporary piczometer installation, groundwater sample
collection and laboratory analysis. The location of the soil borings in the VCP Area (SB-01
through SB-61 and 16 offset borings) are shown on Figure 2 located in Appendix A. The
location of the soil borings in the Ballpark Village (SB-62 through SB-114) are shown on Figure
3 located in Appendix A.

All soil borings were advanced using a truck mounted, dircet push soil probe type system.
Continuous soil samples were collected using a two-inch diameter stainless steel core barrel on
four-foot intervals. All soil borings in the VCP Area were advanced to depths of proposed
excavation (up to 24 feet below ground surface; bgs). Soil borings in the Ballpark Village were
advanced to depths of apparent groundwater (up to 40 fect bgs).

Soil samples were field scanned for volatile organic compounds using a photoionization detector
(PID). Ficld logs were maintained in order to record the type of material encountered as well as
any indications of contamination such as discoloration, odor, and PID readings. The soil boring
logs are included as Appendix C.

VCP Area

Sampling Procedures

Results from the mass excavation Lo the south indicate that soil contamination extends into the
unexcavated portion of Spruce Street. Thus, to delineate this area of contamination, 52 soil
borings (SB-01 through SB-52) were advanced on an approximate 20-foot grid system
throughout Spruce Street.

In general, two soil samples were sclecied from each boring in the Spruce Street area. The first
sample was collected as a composite from near surface fill material. The second sample was
collected from native soil below the fill material for vertical delineation. Additional soil samples
were selected for laboratory analysis from zones of apparent soil contamination, if observed. In
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Mr. John Loyd

Gateway Parking, LLC
327 South 8" Street

St. Louis, Missouri 63102

RE:  Subsurface Investigation
VCP* Area and Ballpark Village
Busch Stadium
St. Louis, Missouri

Dear Mr. Loyd:

The following serves as Environmental Operations, Inc's (EOI) report for a Subsurface
Investigation performed at the above referenced subject site. This investigation was conducted in
accordance with ASTM E1903-97, “Standard Guide for Environmental Site Assessments: Phase
T Environmental Site Assessment Process” and EQI’s proposal dated November 23, 2004,

PROJECT DESCRIPTION

For the purposes of this evaluation, the subject site (Project Area) is considered to consist of two
sub areas, referred to as the VCP Area and Ballpark Village (Figure 1). The purpose of this
investigation was to provide cost estimates likely to be associated with addressing environmental
issues during future development of the entire Project Area.

VCP Area

The VCP Area refers to the portion of the site currently under development and is bounded by
the former Poplar Street to the south, Broadway to the east, the existing Busch Stadium to the
north, and relocated 7 Street to the west. Most of the mass and environmental excavation of the
VCP area has been completed. The exception o this 1s a portion of Spruce Street and a triangle
of land located to the southwest of the existing Busch Stadium. The VCP Area has been entered
into the Missouri Departiment of Natural Resources (MDNR) Voluntary Remediation Program
(VCP), and the corrective action is being conducted in accordance with a VCP-approved
Remedial Action Plan (RAP).

The results of the subsurface investigation in the VCP Area were evaluated to delineate arcas of
soil contamination that will be encountered during mass excavation of this area of the site during
the remainder of the ballpark construction.

Envirenmentat Consultting & Remediation
1530 South Second Street » Suite 200 « Saint Louis, Missouri 63104-4500 « 314-241-0900 « 314--436—2900 Fax

www.anvironmentalops.com
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Ballpark Village Blight Analysis

APPENDIX F

Location of Piles and Caps

DEVELOPMENT STRATEGIES






Pile Cap Depth Below Grade
o-5
8- 10°
1'-15

1. 400 41368 10 PLE CAP ELEVATIONS FOR USGS ELEVATY N 16'-20
. 2125

3. LOCATION OF PILE CAPS APPROXIMATE ONLY

T [(Note: A number of caps were removed with recent grading). | I 26" and up
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APPENDIX E

DEVELOPMENT PROJECT PHASES

Phase |- 325,000 Commercial (retail and/or office)

Public Sources Total
Commercial 325,000 100-130 - - - 39,250,000
Parking Garage 1,200 26,160 - - - 31,392,177
Infrastructure 15,103,077 - - - - 15,103,077
Total Public Sources - - - 85,745,254
Private Sources

Commercial 325,000 - - - - 135,797,745
Infrastructure 7,950,123 - - - - 7,950,123
Total Private

Sources - 143,747,868
Project Uses* ul DFUI DCC Other Total
Commercial 325,000 49,000,000 27,500,000 66,047,745 32,500,000 175,047,745
Parking Garage 1,200 - - 8,500,000 22,892,177 31,392,177
Infrastructure - - 8,652,000 14,401,200 23,053,200
Total Uses 229,493,122
Max. RDPC 167,028,750

Phase II- 100,000sf Office

Public Sources Total
Office 100,000 100 - - - 10,000,000
Total Public Sources - - - 10,000,000

Private Sources

Office 100,000 - - - - 16,808,586
Total Private

Sources 16,808,586
Project Uses* ul DFUI DCC Other Total
Office 100,000 4,000,000 4,700,000 8,708,586 9,400,000 26,808,586
Total Uses 26,808,586

Phase lll- 100,000sf Office

Public Sources Total
Office 100,000 100 - - - 10,000,000
Total Public Sources - - - 10,000,000

Private Sources

Office 100,000 - - - - 16,808,586
Total Private

Sources 16,808,586
Project Uses* ul DFUI DCC Other Total
Office 100,000 4,000,000 4,700,000 8,708,586 9,400,000 26,808,586

Total Uses 26,808,586






Phase V- 100,000sf Office

Public Sources Total
Office 100,000 100 - - - 10,000,000
Total Public Sources - - - 10,000,000
Private Sources

Office 100,000 - - - - 16,808,586
Total Private

Sources 16,808,586
Project Uses* ul DFUI DCC Other Total
Office 100,000 4,000,000 4,700,000 8,708,586 9,400,000 26,808,586
Total Uses 26,808,586
Phase V- 100,000sf Office

Public Sources Total
Office 100,000 100 - - - 10,000,000
Total Public Sources - - - 10,000,000
Private Sources

Office 100,000 - - - - 16,808,586
Total Private

Sources 16,808,586
Project Uses* ul DFUI DCC Other Total
Office 100,000 4,000,000 4,700,000 8,708,586 9,400,000 26,808,586
Total Uses 26,808,586
Phase VI- 100,000sf Office

Public Sources Total
Office 100,000 100 - - - 10,000,000
Total Public Sources - - - 10,000,000
Private Sources

Office 100,000 - - - - 16,808,586
Total Private

Sources 16,808,586
Project Uses* ul DFUI DCC Other Total
Office 100,000 4,000,000 4,700,000 8,708,586 9,400,000 26,808,586
Total Uses 26,808,586
Phase VII- 25,000sf Office

Public Sources Total
Office 25,000 100 - - - 2,500,000
Total Public Sources - - - 2,500,000
Private Sources

Office 25,000 - - - - 4,202,147
Total Private

Sources 4,202,147
Project Uses* ul DFUI DCC Other Total
Office 25,000 1,000,000 1,175,000 2,177,147 2,350,000 6,702,147
Total Uses 6,702,147






Phase VIII- 25,000sf Office

Public Sources Total
Office 25,000 100 - - - 2,500,000
Total Public Sources - - - 2,500,000
Private Sources

Office 25,000 - - - - 4,202,147
Total Private

Sources 4,202,147
Project Uses* ul DFUI DCC Other Total
Office 25,000 1,000,000 1,175,000 2,177,147 2,350,000 6,702,147
Total Uses 6,702,147
Phase IX- 25,000sf Office

Public Sources Total
Office 25,000 100 - - - 2,500,000
Total Public Sources - - - 2,500,000
Private Sources

Office 25,000 - - - - 4,202,147
Total Private

Sources 4,202,147
Project Uses* ul DFUI DCC Other Total
Office 25,000 1,000,000 1,175,000 2,177,147 2,350,000 6,702,147
Total Uses 6,702,147
Phase X- 25,000sf Office

Public Sources Total
Office 25,000 100 - - - 2,500,000
Total Public Sources - - - 2,500,000
Private Sources

Office 25,000 - - - - 4,202,147
Total Private

Sources 4,202,147
Project Uses* ul DFUI DCC Other Total
Office 25,000 1,000,000 1,175,000 2,177,147 2,350,000 6,702,147
Total Uses 6,702,147






Phase XI- 25,000sf Office

Public Sources Total
Office 25,000 100 - - - 2,500,000
Total Public Sources - - - 2,500,000
Private Sources

Office 25,000 - - - - 4,202,147
Total Private

Sources 4,202,147
Project Uses* ul DFUI DCC Other Total
Office 25,000 1,000,000 1,175,000 2,177,147 2,350,000 6,702,147
Total Uses 6,702,147
Phase XIlI- 25,000sf Office

Public Sources Total
Office 25,000 100 - - - 2,500,000
Total Public Sources - - - 2,500,000
Private Sources

Office 25,000 - - - - 4,202,147
Total Private

Sources 4,202,147
Project Uses* ul DFUI DCC Other Total
Office 25,000 1,000,000 1,175,000 2,177,147 2,350,000 6,702,147
Total Uses 6,702,147
Phase XIlI- 25,000sf Retail

Public Sources Total
Retail/ Entertainment 25,000 130 - - - 3,250,000
Total Public Sources - - - 3,250,000
Private Sources

Retail/ Entertainment 25,000 - - - - 9,175,127
Total Private

Sources 9,175,127
Project Uses* ul DFUI DCC Other Total
Retail/ Entertainment 25,000 5,000,000 1,900,000 3,600,127 1,925,000 12,425,127
Total Uses 12,425,127






Phase XIV- 25,000sf Retail

Public Sources Total
Retail/ Entertainment 25,000 130 - - - 3,250,000
Total Public Sources - - - 3,250,000
Private Sources

Retail/ Entertainment 25,000 - - - - 9,175,127
Total Private

Sources 9,175,127
Project Uses* ul DFUI DCC Other Total
Retail/ Entertainment 25,000 5,000,000 1,900,000 3,600,127 1,925,000 12,425,127
Total Uses 12,425,127
Phase XV- 25,000sf Retail

Public Sources Total
Retail/ Entertainment 25,000 130 - - - 3,250,000
Total Public Sources - - - 3,250,000
Private Sources

Retail/ Entertainment 25,000 - - - - 9,175,127
Total Private

Sources 9,175,127
Project Uses* ul DFUI DCC Other Total
Retail/ Entertainment 25,000 5,000,000 1,900,000 3,600,127 1,925,000 12,425,127
Total Uses 12,425,127
Phase XVI- 25,000sf Retail

Public Sources Total
Retail/ Entertainment 25,000 130 - - - 3,250,000
Total Public Sources - - - 3,250,000
Private Sources

Retail/ Entertainment 25,000 - - - - 9,175,127
Total Private

Sources 9,175,127
Project Uses* ul DFUI DCC Other Total
Retail/ Entertainment 25,000 5,000,000 1,900,000 3,600,127 1,925,000 12,425,127
Total Uses 12,425,127






Phase XVII- 35,000 Retail

Public Sources Total
Retail/ Entertainment 35,000 130 - - - 4,550,000
Total Public Sources - - - 4,550,000
Private Sources

Retail/ Entertainment 35,000 - - - - 12,845,177
Total Private

Sources 12,845,177
Project Uses* ul DFUI DCC Other Total
Retail/ Entertainment 35,000 7,000,000 2,660,000 5,040,177 2,695,000 17,395,177
Total Uses 17,395,177
Phase XVIII- 100 Residential

Public Sources Total
Residential 100 50,000 - - - 5,000,000
Total Public Sources - - - 5,000,000
Private Sources

Residential 100 - - - - 27,050,403
Total Private

Sources 27,050,403
Project Uses* ul DFUI DCC Other Total
Residential 100 - 2,000,000 10,000,000 20,050,403 32,050,403
Total Uses 32,050,403
Phase- XIX- 150 Residential

Public Sources Total
Residential 150 50,000 - - - 7,500,000
Total Public Sources - - - 7,500,000
Private Sources

Residential 150 - - - - 40,575,605
Total Private

Sources 40,575,605
Project Uses* ul DFUI DCC Other Total
Residential 150 - 3,000,000 15,000,000 30,075,605 48,075,605
Total Uses 48,075,605






Phases XX- Additional Use

Public Sources Total
Additional Use - - - - - -
Infrastructure - - 7,900,000 - - 7,900,000
Total Public Sources 7,900,000 - - 7,900,000
Private Sources

Additional Use - - 62,500,000 - - 62,500,000
Infrastructure - - - - - -
Total Private

Sources 62,500,000 - - 62,500,000
Project Uses* ul DFUI DCC Other Total
Additional Use - 7,500,000 12,500,000 27,500,000 15,000,000 62,500,000
Infrastructure - - 2,600,000 5,300,000 7,900,000
Total Uses 70,400,000
Phase XXI- 25,000sf Office

Public Sources Total
Office 25,000 100 - - - 2,500,000
Total Public Sources - - - 2,500,000
Private Sources

Office 25,000 - - - - 4,202,147
Total Private

Sources 4,202,147
Project Uses* ul DFUI DCC Other Total
Office 25,000 1,000,000 1,175,000 2,177,147 2,350,000 6,702,147
Total Uses 6,702,147
Phase XXII- 25,000sf Office

Public Sources Total
Office 25,000 100 - - - 2,500,000
Total Public Sources - - - 2,500,000
Private Sources

Office 25,000 - - - - 4,202,147
Total Private

Sources 4,202,147
Project Uses* ul DFUI DCC Other Total
Office 25,000 1,000,000 1,175,000 2,177,147 2,350,000 6,702,147
Total Uses 6,702,147
Phase XXIlI- 25,000sf Office

Public Sources Total
Office 25,000 100 - - - 2,500,000
Total Public Sources - - - 2,500,000
Private Sources

Office 25,000 - - - - 4,202,147
Total Private

Sources 4,202,147
Project Uses* ul DFUI DCC Other Total
Office 25,000 1,000,000 1,175,000 2,177,147 2,350,000 6,702,147
Total Uses 6,702,147






Phase XXIV- 25,000sf Office

Public Sources Total
Office 25,000 100 - - - 2,500,000
Total Public Sources - - - 2,500,000
Private Sources

Office 25,000 - - - - 4,202,147
Total Private

Sources 4,202,147
Project Uses* ul DFUI DCC Other Total
Office 25,000 1,000,000 1,175,000 2,177,147 2,350,000 6,702,147
Total Uses 6,702,147
Phase XXV- 25,000sf Retail

Public Sources Total
Retail/ Entertainment 25,000 130 - - - 3,250,000
Total Public Sources - - - 3,250,000
Private Sources

Retail/ Entertainment 25,000 - - - - 9,175,127
Total Private

Sources 9,175,127
Project Uses* ul DFUI DCC Other Total
Retail/ Entertainment 25,000 5,000,000 1,900,000 3,600,127 1,925,000 12,425,127
Total Uses 12,425,127
Phase XXVI- 25,000sf Retail

Public Sources Total
Retail/ Entertainment 25,000 130 - - - 3,250,000
Total Public Sources - - - 3,250,000
Private Sources

Retail/ Entertainment 25,000 - - - - 9,175,127
Total Private

Sources 9,175,127
Project Uses* ul DFUI DCC Other Total
Retail/ Entertainment 25,000 5,000,000 1,900,000 3,600,127 1,925,000 12,425,127
Total Uses 12,425,127
Phase XXVII- 25,000sf Retail

Public Sources Total
Retail/ Entertainment 25,000 130 - - - 3,250,000
Total Public Sources - - - 3,250,000
Private Sources

Retail/ Entertainment 25,000 - - - - 9,175,127
Total Private

Sources 9,175,127
Project Uses* ul DFUI DCC Other Total
Retail/ Entertainment 25,000 5,000,000 1,900,000 3,600,127 1,925,000 12,425,127
Total Uses 12,425,127






Phase XXVIII- 25,000sf Retail

Public Sources Total
Retail/ Entertainment 25,000 130 3,250,000
Total Public Sources 3,250,000
Private Sources

Retail/ Entertainment 25,000 - 9,175,127
Total Private

Sources 9,175,127
Project Uses* ul Total
Retail/ Entertainment 25,000 5,000,000 12,425,127
Total Uses 12,425,127
Phase XXIX- 25,000sf Retail

Public Sources Total
Retail/ Entertainment 25,000 130 3,250,000
Total Public Sources 3,250,000
Private Sources

Retail/ Entertainment 25,000 - 9,175,127
Total Private

Sources 9,175,127
Project Uses* ul Total
Retail/ Entertainment 25,000 5,000,000 12,425,127
Total Uses 12,425,127
Phase XXX- 25,000sf Retail

Public Sources Total
Retail/ Entertainment 25,000 130 3,250,000
Total Public Sources 3,250,000
Private Sources

Retail/ Entertainment 25,000 - 9,175,127
Total Private

Sources 9,175,127
Project Uses* ul Total
Retail/ Entertainment 25,000 5,000,000 12,425,127
Total Uses 12,425,127






Phase XXXI- 25,000sf Retail

Public Sources Total
Retail/ Entertainment 25,000 130 - - - 3,250,000
Total Public Sources - - - 3,250,000
Private Sources

Retail/ Entertainment 25,000 - - - - 9,175,127
Total Private

Sources 9,175,127
Project Uses* ul DFUI DCC Other Total
Retail/ Entertainment 25,000 5,000,000 1,900,000 3,600,127 1,925,000 12,425,127
Total Uses 12,425,127
Phase XXXII- 25,000sf Retail

Public Sources Total
Retail/ Entertainment 25,000 130 - - - 3,250,000
Total Public Sources - - - 3,250,000
Private Sources

Retail/ Entertainment 25,000 - - - - 9,175,127
Total Private

Sources 9,175,127
Project Uses* ul DFUI DCC Other Total
Retail/ Entertainment 25,000 5,000,000 1,900,000 3,600,127 1,925,000 12,425,127
Total Uses 12,425,127
Phase XXXIII- 25,000sf Retail

Public Sources Total
Retail/ Entertainment 25,000 130 - - - 3,250,000
Total Public Sources - - - 3,250,000
Private Sources

Retail/ Entertainment 25,000 - - - - 9,175,127
Total Private

Sources 9,175,127
Project Uses* ul DFUI DCC Other Total
Retail/ Entertainment 25,000 5,000,000 1,900,000 3,600,127 1,925,000 12,425,127
Total Uses 12,425,127
"Max. RDPC" means maximum reimbursable development project costs.

In no event shall the Development Project to be financed pursuant to the terms of this Development Plan exceed
1,100,000 square feet of commercial space or 250 residential units in the aggregate; certain phases may be
mutually exclusive if they would cause the overall Development Project to exceed 1,100,000 square feet of
commercial space in the aggregate.

“UI" refers to User Improvements, which include tenant improvements, buyer selections or other work done by or on behalf of an unrelated

user to prepare its space for occupancy, excluding Developer-Funded User Inducements.

“DFUI" refers to Developer-Funded User Inducements, which includes improvements the developer is required to perform and/or pay for as

part of the lease (i.e. tenant allowances), excluding User Improvements.

“DCC" refers to Developer-Controlled Costs, which include those acquisition costs (except for property not currently owned by the Developer,

including BHOF), developer overhead costs, developer fees, and contingencies not included in the User Improvements or Developer-Funded

User Inducements.

“Other” refers to other hard and soft construction costs related to the construction of the Development Project that do not constitute User
Improvements, Developer-Funded User Inducements or Developer-Controlled Costs.
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APPENDIX F — EVIDENCE OF FINANCIAL COMMITMENT AND DEVELOPER'’S
AFFIDAVIT
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25 South Charles Street, 17% Floor
Balimore, MD 21301

Pom¥: 4105452003
Faclt: 410-545-285

Emei:  gammonatimid com
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October 17, 2008 .

Ballpark Village Investors, LLC

Clo The Cordish Company/Blake Cordish
601 E. Pratt Street, 69 Floor

Baltimore, MD 21202

Re: Ballpark Village—St. Louis, MO

Dear Blake:

As you know, M&T Bank Corporation ("M&T”) is intimately familiar with The Cordish Company and
its affiliates ("Cordish”) and has had a decades-long relationship with Cordish. M&T and its predecessors are
proud to have provided hundreds of millions of doflars of financing to Cordish for its developments, and
Cordish's record for success on these developments and our loans to them has been extraordinary.

Based upon our successful track record with Cordish, our familiarity with the financial resources of
The Cordish Family {, LLC and our review of the proposal for the development of Ballpark Village, we are
fully committed to providing construction financing for Ballpark Village, subject o our standard underwriting
criteria, pricing, loan committees and other policies.

We look forward to working with you on this exciting, world-class project.
Sincerely,

M Assans

Adele Ammons
Vice President





STIFEL
NICOLAUS

Qctober 22, 2008

Mayor and Board of Aldermen
St. Lous, Missour]

RE: Downtown St. Louis Ballpark Village Development Area, St. Louis,
Missouri

Ladies and Gentlemen:

We have reviewed the draft Development Plan for the Downtown St. Louis
Ballpark Village Development Area, City of St. Louis, Missouri. We have also examined
the projected revenues to be generated within the Development Area. We also have had
conversations with representatives of the City and representatives of the Cordish
Company and related entities (collectively, the “Developers”) regarding the proposed
development project within the Development Area, as well as the financing resources that
the City and the Developers arc willing to commit toward those projects.

Having reviewed thosc materials, we commit to you that, following further due
diligence, the completion of an appropriate offering document, our approval of terms,
conditions and documentation, and the successful marketing of bonds under then current
market conditions, we will underwrite or privately place bonds or other debt instruments
to finance that portion of the project costs for the Development Area that are payable
from revenues available pursuant to the Missouri Downtown and Rural Economic
Stimulus Act.

We look forward to working with you and the Downtown Economic Stimulus
Authority of the City of St. Louis regarding this project.

Very truly yours,

; )A /ES(L«//&CJ L‘*-';

Peter J. Czajkowski
Sentor Vice President

PJC/ksw

STIFEL, NICOLAUS & COMPANY, INCORPORATED

ONE FIRASEHAC PLAZA | 501 NORTH BROADWAY | ST. LOULS. MISSOUR! 63102 | (314) 3422000 | WWW.STIFELCOM
MEMBER SIPC AN NYSE





AFFIDAVIT

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

The undersigned swears, affirms and certifies the following to be truc to induce the
approval of financing described in the “MoDESA Development Plan: Ballpark Village
Development Area” dated on or about October 22, 2008 (the “Development Plan™) pursuant to
the Missouri Downtown and Rural Economic Stimulus Act, Sections 99.915 to 99.980 of the
Revised Statutes of Missouri, as amended (“MoDESA”).

1. I am a duly authorized representative of Ballpark Village Development

Corporation (the “Developer”) and am authorized by the Developer to attest to the matters set
forth herein.

2, I am familiar with the Development Area described in the Development Plan. To
the best of my knowledge, based upon the information available to me, including the report
provided by Development Strategies in the Development Plan and the factors set forth therein,
the Development Area: (a) on the whole, qualifies as a “blighted area” as defined in Section
99.918(3) of MoDESA; and (b) has not been subject to growth and development through
investment by private enterprise and would not reasonably be anticipated to bec dcveloped
without the implementation of one or more development projects and the adoption of local and

state development financing, including the appropriation of “other net new revenues” pursuant to
MoDESA.

Further Affiant Sayeth Not.

Ballpark Village,Development Corporation

o F A

Name: L/ ,{}zgg{/ {M,..,.r/r
Tlt16 Authorized Person

Su scnbe and sworn befo/ﬁ me thlsz‘irz day ofﬂmf 2008,
Mwé{ ﬂiz%/(/f/éf

——re

N tary Publi W,
otary Public 7 // i / @&2} ONA'S'”‘Z"I,,
My Commission Expires: 7 5: £ i / Lose Cg} ‘\ OTAg "-,(ﬂ'%
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APPENDIX G — COMPREHENSIVE PLAN CERTIFICATION





Comprehensive Plan Certification

Certification of Consistency with Consolidated Plan
I, Don Roe, authorized to act on behalf of the City of St. Louis, do hereby certify that the

City is following and that the proposed Ballpark Village MoDESA conforms to the
Strategic Land Use Plan for the City of St. Louis.

7ze %ﬂ/ of &5/ 10D

D6n Roé ¥ Date =
Acting Executive Director

Planning and Urban Design Agency
City of St. Louis

SLC-3118753-1
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APPENDIX H — MARKET STUDY





MARKET STUDY FOR

BALLPARK VILLAGE

SAINT LOUIS, MISSOURI

OCTOBER 22, 2008

PREPARED FOR

BALLPARK VILLAGE DEVELOPMENT
CORPORTATION





MARKET STUDY

FOR

BALLPARK VILLAGE

ST. LOUIS, MISSOURI

OCTOBER 22, 2008

PREPARED FOR

BALLPARK VILLAGE DEVELOPMENT CORPORTATION

ERR A IATE IS M

( DEVELOPMENT STRATEGIES

- St P T o R PETI
PR ASTOI, O T Ty ] S0 G e s e





ur‘(ﬁ;' '%J%’
E

DEVELOPMENTSTRATEGIES®

auithing effeutive decisions in
real estate, community, and economic developmen

Octobet 22, 2008

Mt. W. Chase Martin

Ballpark Village Development Corporation
601 F. Pratt Street, 6™ Floor

Baltimore, MDD 21202

Re: Market Study for Ballpark Village
Dear Mr. Martin:

Development Strategies is pleased o present the attached market study for Ballpark Village in the
City of St. Louis as it is being submitted for funding support through the Missouri Downtown
Lconomic Stimulus Act (MODDESA).

We have examined the relevant market conditions in metropolitan and downtown St. Touis in the
residential, specialty retail and entertainment, and office real estate sectors, and compared these
conditions to the proposed development. In addition, we have cvaluated the performance of
comparable urhan entettainment districts in other cities. This allowed us to determine timelines for
the projected absorption of various units and space as well as to arrive at conclusions regarding
achicvable prices and rents,

We have determined that there is sufficient demand for each of the proposed market components to
be developed successfully. Anticipated absorption of the initial development phase of up to 325,000
square feet of office space and 250,000 square feet of retail, restaurant and entertainment space can
occur within 24 months. Additional phases increasing the size of Ballpark Village to a total of
1,100,000 square feet of commercial space (including office, restaurant, shopping, muscum and
entertainment space), 250 tesidential units could be supported in multiple phases over a period of
five o six years.

It has been a pleasure working with vou and your colleagues on this project. We look forward to
discussing our findings with you and stand ready to be of further assistance as requested.

Respectfully submitted and approved on behalf of
DEVELOPMENT STRATEGIES, INC.

(el [ Yt B

Robert M. Lewis, CEcID, AICP Matthew Bauer

Princpal & President Senior Real Vistute ~natyst
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EXECUTIVE SUMMARY

SCOPE OF WORK

Development Strategics has been engaged to research and assess the scale and quality of the regional and down-
town St. Touis market for the various project components of the propescd Ballpark Village, including specialty
retail, restaurant/entertainment, office space and potentially residential units. T'hese findings are used to determinc
timelines for absorbing the various components along with conclusions regarding achievable prices and rents. We
have included relevant demographic information such as houschold sizes, incomes and earnings, and other rele-

vant socio-cconomic characteristics to help frame the regional potential for each component.

DESCRIPTION OF PROJECT

Ballpark Village will be a mixed-usc development located on the 9.8 acte site of the formet Busch Stadium,
adjacent to the new Busch Stadium and on. the southeastern edge of the Downtown Central Business District.
‘I'he development arca will also include the current site of the International Bowling Museum and Hall of
Fame on the southeast corner of the intersection of Walnut Street and 8% Sereet. The development area is
hounded on the north by Walnut Street, on the east by Broadway, on the south by Clark Street and on the

west by #th Street.

Ballpark Village will fully capitalize on its proximity to and affiliation with Busch Stadium and the Cardinals,
which will be a tremendous advantage in terms of visibility and traffic while creating a very high profile for
the project. Because the Cardinals draw their fans from a large, multi-state area, Ballpark Village will serve as
something of a “gateway” to downtown for individuals who normally do not spend time in downtown before
and aftcr games; this fan hase substantially expands the mazket reach for the development to include individ-
uals from both suburban St. Louis, who would not otherwise be aware of or patronize a new downtown de-

velopment, and out-of-town visitors traveling to St. Louis to attend Cardinals games.

The Development will consist of at least 325,000 square feet of commercial space (incdluding office, restau-
rant, shopping, museum and entertainment space) and 1,200 parking spaces. Additional phases of the project
could total up to a maximum of 1,110,000 square feet of commercial space (including office, restaurant,
shopping, museum and entertainment space), 250 residential units, and 1,200 parking spaces over a petiod of
five to six years. We anticipate the initial development phase will include 325,000 square feet of office space,
250,000 square {eet of restaurant, shopping, museum and entertainment space, and 1,200 parking spaces.
This initial phase is expected to be complete in late 2010 or early 2011, with construction underway in eatly to

mid 2009.
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SITE ANALYSIS

Despite being one of the most visited locations in downtown, the development arca today has no commercial
ot residential development. The immediate surrounding arca is also lacking in commercial options support-

ing cameday crowds, and the area lacks commercial and residential activity on non-game days.
g ’ g

The proposed buildings in Ballpark Village will offer premium views of the stadium, downtown and the Arch
from many levels, thereby enhancing marketability. Automobile and public transit access is excellent, and a
MetroLink station located adjacent to the development area is likely to become an increasingly attractive

amenity over time.

Unerades to public spaces within and surrounding the development atea are needed to maximize the project’s
Pg =) Proj
potential. The market assumptions in this report assumc the streetscape, public space, parking, and other
infrastructure improvements funded through MoDLESA will be implemented as part of the Ballpark Village

C] CVC_‘.] (_)p ment p f(_)l%l"dl'l'l.

DEMOGRAPHICS, ECONOMY, AND EMPLOYMENT

Since 2000, the dramatic increase in market-rate housing has changed the demographic composition of down-
town. ‘Lhe Pattnership for Downtown St. Louis (P8I reports that over 4,200 housing units have been
added since 2000, resulting in a residential population of over 10,000, and a total of over 8,000 housing units
(from 4,425 in 2000). This has created a new dynamic as new downtown residents tend to be more affluent
and more likely to work in an office or own a business. Coupled with an increasc in the volume of down-
town residents, downtown is becoming more of a 24-hour destination to live, work, and play. Over the long-
term, the improved perception and desirability of dowantown will likely drive up demand for 4 variety of uses,

including office space.

The $t. Louis cconomy is stable and diversified, creating opportunities for growth in some of the competing
employment centers in the region. With 20,000 new jobs since 1998, metro St. Louis has a steadily-growing
labor foree, and an unemployment rate that follows national trends, The downtown labor force, which
dropped substantially during the previous decade, appears to have stabilized. Downtown has made great
strides toward tevitalization, especially with growth in the tesidential market, Downtown appears poised to

reasscrt itself in the regional cconomy, and perhaps claim some future demand for office and retail space.

THE RETAIL AND ENTERTAINMENT MARKET

There are several signs indicating that the downtown retail market has stabilized over the past several years
and Is now showing improvement. Washington Avenue once had almost no retail store fronts occupied, but

now has over 40 new retail and restaurant establishments. Lease and vacaney rates are stable and cleven new

DEVELOPMENT STRATEGIES z





Ballpark Village Market Study

businesses are currently under construction and slated for opening through the end of 2008, adding over
30,000 square feet of rctail space. Twelve additional merchants have signed leascs or have announced plans
to open in downtown for an additional 83,000 squarc feet of retail space. "There is a growing concentration of
businesses opening in the blocks surrounding the Old Post Office, including a new supermarket. Tn addition,
new doctors, dentists and pet services ate entering the downtown market to scrve downtown residents and

waorkers.

The empty and blighted St. Louis Centre mall has closed and has been proposed for redevelopment as a

mixed-use residential and retail development.

Ballpark Village will provide downtown with a landmark shopping and entertainment destination that has
been missing for many years. ‘The project’s design, mix of retail and entertainment venues unique to the re-
gion, and location next to Busch Stadium, will make this 2 “must see” destination for tourists and visitors to
downtown. We expect that over half of the Ballpark Village traffic will come from out-of-town tourists and
daytrip visitors from the lasger region. Busch Stadium itself will bring over three million potential customers
to the development’s doorstep cach April through October. Other programmed events will keep the Ballpark

Village active throughout the yeat.

Due to the large number of regional shopping clusters located in the surrounding area and the proposcd mix
of unique shops, restaurants and entertainment venues, the proposed space will not dtaw from a traditional
matket areq, and instcad will draw mainly from business and leisute visitors to the region, workers and resi-
dents. We expect this high-profile project will generate spending demand beyond what currenty cxists in the
downtown area by increasing the number of visitors from throughout the region, and increasing the level of
spending by visitors and downtown workers. The number of high-end shopping, dining and cntertainment
opportunities in the arca immediately surrounding the ballpatk s limited, yet this section of downtown js one
of the most popular destinations for tourists in the region. Visitor and other spending downtown can sup-
pozt the Ballpark Village and other proposed tetail space, without affecting overall retail occupancy in down-

town,

We expect the upgraded shopping envitonment and new spending options provided by the project will signif-
icantly improve downtown’s ability to draw consumers from a wider area, and the residential population is
expected to conlinuc growing at a steady pace. QOur five-year projections show there will be sufficient de-
mand to support the new proposed space in Ballpark Village along with additional retail projects and cxisting
vacant space that is currently on the market. There is alrcady a significant amount of interest for the office
and retail space in Ballpark Village. Neatly all of the major anchor spaces have signed letters of intent, and
the developer is in discussions with potential tenants for most of the remaining space. Based on information

provided by the developer and looking at similar large-scale retall and entertainment developments in the
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Midwest, we anticipate the initial development phase of Ballpark Village with up to 250,000 square feet of
retail and entertainment space will be 90 to 100 percent leased by the anticipated completion date in late 2010
or early 2011. Additional phases totaling up to 110,000 square feet could be added and absorbed over the

next five to six years.

THE OFFICE MARKET
The primary factors impacting new, Class A space in downtown St. Louis are these:

o Downtown St Louis has a glut of relatively homogeneous “A-minus” office space, most of which

wis constructed in the mid-1980"s;

»  Because of the oversupply of A-minus office space, and the relative samencss of it, these properties
must compete at the commaodity level by underbidding the competition, leading 10 ever-dropping

lease rates;

®  There is a lack of new, high-profile space with adequate parking that offers the image and conveni-
ence that many renants throughout the region desire. These tenants are forced to move out of

downtown, whete new space 1s offered; and
» A large pool of likely tenants for Ballpark Village arc already downtown, but seck better space.

We conclude that Class A office space at Ballpark Village can achieve above average occupancy and above
average lease rates given the image, address, identity, visibility, parking, and freeway accessibility that it will
offer. Some percentage of significant downtown tenants, such as Jaw fizms, would likely shift from their cut-
rent locations and pay a few dellars more per square foot in order to reecive the added valuc of locating in

Ballpark Villagc.

Bascd on current absorption rares of Class A properties at Highlands and CityPlace, an annual absorption rate
of 75,000 square feet is reasonable, With two commitments to occupy 250,000 square feet of space already in
place, this would amount to roughly 400,000 square feet of space by 2011, 550,000 square feet of space by
2013, and 700,000 square feet of space by 2015, We estimate a stabilized occupancy of a 92 percent following

the absorption period. This assumes effective pre-leasing and good management.

The proposcd parking ratio for office space of three spaces per 1,000 square feet Is a vety attractive amenity
that typically ensures occupancies of over 90 percent. Propertics with a comparable amouant of parking typi-
cally have high occupancies — even those downtown. In the competitive market, the proposed property will
have significant advantages over properties that are older, have inadequate patking, have inferior locations,

and generally do not offer the image and convenience that Ballpark Village will offer.

We find the property could achieve annual lease rates of $26.00 to $27.00 per square foot, consistent with

other premier properties in Central St. Louis Connty. The office towets will offer modern facilities, excellent
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views, and a prestigious location within an cxciting urban district — all of which are unique and highly valued

amenities,

THE RESIDENTIAL MARKET

While the initial development phase of the Ballpatk Village project will not include a residential component,
the developer anticipates 250 units will be included in later phases to be completed by 2013, A final decision
to include residential units within the final build-out of the project will be driven by the market for luxury

housing in the downtown market.

Currently, residential development in downtown remains stable despite the downturn in the national housing
market, with continued new development and absorption of new units. While sales demand remains steady it
has not kept pace with the large increase in the supply of for-sale units. On the other hand apartment
propertics continuc to be absorbed at a reasonable pace with no oversupply in the market. The rental market
will be tested in the next couple of years as unsold blocks of condos are teleased to the rental market, and
other condo developments currently under construction or in development ate converted to luxury rental

propertics.

Developers are offering a wider array of unit types and project amenities, giving potential residents a wide
range of choices. The rapid pace of development and sluggish housing martket creates a measure of
uncertainty; the Jarge amount of inventory existing and planned in the downtown market and the lack of
comparable new construction within the downtown area suggest a somewhat cautious approach to this
development. However, Cardinals baseball and Busch Stadium offer a strong appeal to local tesidents and
some projects in close proximity to the ballpark have outperformed others in Downtown. A high-end rental
or for-sale residential building would be well positioned to capitalize on this appeal with a prominent location

in an attractive mixed-use development.

We are confident that the market for downtown housing will support residential units for later phases of the
Ballpark Village development. Due to the unique nature and high visibility of the project, we believe that the
residential component could be viewed as a premier property in the matket with units achieving sale prices
around $300 per square foot or rents ranging from 31.60 to 31.90 pet square foor. We anticipate pre-
completon absorption of the units to occur within 21 to 25 months afler sales and/ or pre-leasing is initiated,
indicadng an absorption rate of 10 to 12 units per month, with 70 percent to 90 percent of the units sold or
pre-leased before the building is ready for occupancy with an additional two to six months needed (o sell or

rent the remaining units.

DEVELOPMENT STRATEGIES
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CONCLUSION

Tn summary, we strongly support the development of Ballpark Village, and the market will support the pro-
posed mix of office, retail and cntertainment uses in the initial development phase. The market will also sup-
pott some expansion of the initial proposal with the potential for future residential development. "The project
will significantly increase downtown’s ability to capture demand within the region, and compete with other

major downtowns in the Midwest for visitors and tourist spending.
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SCOPE OF WORK

Development Strategies was cngaged to research and assess the scale and quality of the regional and down-
town St. Louis markets for the various project components of the proposed Ballpark Village, including special-
ty retail, restaurant/entertainment, office space and potentially residential units. These findings are used to de-
termine timclines for absorbing the vatious components at Ballpark Village along with conclusions regarding
achievable ptices and rents. Relevant demographic information such as household sizes, incomes and earn-
ings, and other relevant socio-cconomic characterdstics is provided to help frame the regional potential for

each component.
PROJECT OVERVIEW

DESCRIPTION OF THE DEVELOPMENT AREA

Ballpark Village will be a mixed-use development located on the 9.8 acre site of the former Busch Stadium,
adjacent to the new Busch Stadium and on the southeastern edge of the Downtown Central Business District.
The development atea will also include the current site of the Intetnational Bowling Muscum and Hall of
['ame on the southeast corner of the intersection of Walnut Street and 8% Street, The development arca is
bounded on the north by Walnut Street, on the cast by Broadway, on the south by Clark Street and on the

west by 8T Streel.

DEFINITION OF THE DEVELOPMENT

The Development will consist of at least 325,000 square feet of commercial space (including office, restau-
rant, shopping, museum and entertainment spacc) and 1,200 parking spaces. Additional phases of the project
could total up to a maximum of 1,110,000 square feet of commerdial space (including office, restaurant,
shopping, muscum and entertainment space), 250 residenual units, and 1,200 parking spaces over a period of
five to six years. We anticipate the initial development phase will include 325,000 squate feet of office space,
250,000 squate feer of restaurant, shopping, muscumn and cntertainment space, and 1,200 parking spaces.
This initial phase is expected to be complete in late 2010 or carly 2011, with construction underway in carly 1o

mid 2009.

THE URBAN ENTERTAINMENT DISTRICT

‘I'he retail entertainment destination concept for urban revitalizadon emetged during the 1990s as a successful
model for attracting visitots in increasingly competitive rerailing environments. ‘The concept emphasizes cre-
ation of a “sense of place” to disinguish these new developments from tradidonal shopping centers. A varie-

ty of entertainment venues are intended to generate traffic for the retail stores and testaurants, which often
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incorporate “destination” ot entertainment clements, such as live music, interactive venues, sports tclecasts,
and the like. Entertainment districts also frequently include tesidential and office uses along with retail and

entertainment to cteate a vibrant, 24-hour, live-work-play environment.

The trend toward entertainment retail dovetailed with the increasing revitalization of downtowns has pro-
vided a new and effective approach to reinvigorating obsolete shopping districts. A downtown location can
take advantage of extensive existing infrastructurc and simultancously serve several distinct markets, including
downtown workers and residents as well as visitors both from within the tegion and heyond the region. In
particular, proximity to convention facilities, hotels, and other visitor attractions within a relatively small area
makes downtown locations very competitive in capturing a share of the visitor dollar, as long as these attrac-

tions can provide the right kind of visitor expetience.

Ballpark Village is projected to be an urban cntettainment district and function in all of the ways described
above, An affiliate of the Cordish Companies and the St. Louis Cardinals will serve as the developer, Cor-
dish has developed several large scale urban entertainment districts over the past two decades, including Pow-
er Plant Live in Baltimote’s Inner Hatbor and most recently the Kansas City Power and Light District. ‘The
Ballpark Village development would fully capitalize on its proximity to and affiliation with Busch Stadium and
the Major League Baseball Catdinals, which will be a tremendous advantage in terms of visibility and traffic
while creating a very high profile for the project. Because the Cardinals draw their fans {from a large, multi-
state area, Ballpark Village would serve as something of a “gateway” to downtown and to the entire state of
Missouti for individuals who normally do not spend time in downtown before and after games; this fan base
substantially cxpands the market reach for the development to include individuals from both suburban St.
Louis, who would not otherwise be aware of or patronize a new downtown development, and out-of-town

visitors traveling to St. Louis to attend downtown sporting events and historic venues.

Ballpark Village will not be positioned as a regional shopping mall, but as an entertainment destination with
specialty retail merchants. It s expected that a significant share of its market basc will come {from beyond the

St. Louis region.

TENANT MIX

The design and tenant mix of Ballpark Village’s retail and entertainment offerings are planned to catet to the
various scgments that constitute the diversity of downtown markets—sports fans, tourists, conventioneers,
office workers, and residents. These groups potentially encompass almost anyone who comes to, works in,
or lives in the downtown arca. Indecd, the prospective mix and layout of venues anticipates having “some-
thing for cveryone” and offer a diverse range of experiences within the broader Ballpark Village environment:

from destination children’s retail and entertainment expetiences for families at one end, to a classic sports bar

OEVELOPMENT STRATEGIES 4
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and entcrtainment for singles and sports fans on the other. It will also include more neighborhood-otiented

stores and services to cater to downtown residents and wotkets,

‘The delineations among retail, restaugant, and entertainment arc to be blurred within Ballpark Village, as
many tenants will provide a range of experiences and opportanities for visitors — for example, retailers that
include unique restaurants within the store environment, restaurants and bars with live music and other forms

of entertainment, and museums selling specialized merchandise.
Following is an overview of the expected retail and entertainment offerings within Ballpark Village:

¢ Continuation of Current Attractions: Ballpark Village will incorporate an cxpanded and improved Car-
dinals Hall of I'ame and Museum. At present, The Cardinals Museum is housed within the same building
as the National Bowling I1all of Fame, but the latter will be relocated to Texas well in advance of the
opening of Ballpark Village.

»  Restaurants: Ballpark Village will include a varicty of distinct dining and drinking cstablishments, includ-
ing a mix of national and local restaurants and taverns. Although no details can be shared at this time,
the developer reports that intetest in leasing the Ballpark Village restaurant spaces is high.

*  Nightclubs: The development will include nightclub and other entertainment venucs, offering a range of
live music and other performances. Again, the specific tenants ate likely to include a mixture of national
and regional operators, but no details arc available as of the writing of this report.

e Shopping: The retail offerings of Ballpark Village ate expected to include boutque or specialty shopping,
and neighborhood retail and services. The boutique retailers will be clustered together within small store-
fronts (e.g., 800 to 2,000 square feet). The neighborhood-oriented retail will provide a range of products
and services to support the downtown resident and worker markets — for example, a drug store, a health
club, an office supply stote, and a bank.

A hallmark of Cordish developments in other communities is the devcloper’s active management of the te-
nant mix and programming to ensure that the businesses ate “authentic” and appropriate to the locale. The
developer’s goal in such projects is to combinc exccllent local companies with well-known national ones and,
whete the right tenants cannot be found, Cordish fills in with unique “one o market” offerings that it devel-
ops and runs itself through its operating division. The company proposes to take this same approach in Ball-
park Village, drawing upon several well-known local “brands” and pairing them with prominent national

brands, including a significant number that will be new to the St. Louis market, and then completing the mix

with original concepts that will be uniquely designed for Ballpark Village.

EVENTS AND PROGRAMMING

Each of the 81 home games of the Cardinals regular season will bring an average of more than 37,000 visitors

to Ballpark Village’s front door — at least 3 million fans over the course of the season (and even more when
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there is postscason play).! On game days, Ballpark Village will be at its most tobust. Many fans already arrive
carly on Cardinals game days, even though options for shopping, dining and entertainment in the areq are
relatively limited. Ballpark Village will capture much of this latent demand, and entice fans to stay after the
games as well. Tt will also be ideally positioned to serve the many Cardinals fans who travel 1o St. Louis from

out of town.

To generate activity and visitors during the off-season, the developer will program a seties of events intended
to appeal to different segments of the market. The following table lists sample events and projected atten-
dance associated with each, While the actual events may vary, those listed are typical of the types of pto-
gramming and attendance at similar Cordish developments and other comparable entertainment districts in

other cities.

Projected Event Attendance

Event Number/Duration  Projected Attendance
Mardis Gras* 2-3 days 60,000
St Patrick's Day* 1 day 30,000
Tourth of July* 2 days 50,000
Cingo De Mayo®* 1 day 10,000
IHalloween® 2 30,000
New Year's Hve* 2 20,000
Concerts 36 Shows 350,000
Tamily Days 50 100,000
Friday Happy Hour 28 140,000
Charity livents 10 70,000
Busch Stadium 81 3,000,000
City Hvents 30 250,000
Sports Promotions 5 75,000
Sarurday Night 35 385,000
Triday Night 35 300,000
Mavics on the Park 30 10,000

b

* example holiday events

Souree: The Cordish Conpanies
The objcctive of this programming is to make Ballpark Village “a destination unto itself,” beyond simply an

cxtension of game day shopping and entertainment.

DEVELOPMENT TIMELINE

A significant portion of the retail and entertainment proposed for Ballpark Village will be de.veloped during

the project’s initial phase, which is expected to include up 1o 325,000 square fect of office space, 250,000

! Based on projections of attendance provided by the St. Louis Cardinals.
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squate fect of restaurant, shopping, museum and entertainment space and 1,200 parking spaces. Construc-
tion is planned to statt in late spring/early summer of 2009 and be completed within 18 to 24 months. Sub-
sequent phases could include an additional 110,000 square feet of additional retail space, 425,000 square fect

of office space, and 250 residential units, depending on then-current market conditions.
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DOWNTOWN OVERVIEW

Downtown St. Louis is the largest center of commerce in the region, with over 26 million square feet of of-
fice space, 7,600 hotel rooms and 88,000 employees. Downtown development has historically occurred in

cycles, often with different segments of the market surging forward while others are stagnant ot in decline.

e The office matket has stabilized after a decrease in lease rates and occupancy levels in 2001 and 2002,
when Class B spacc was in particular decline. The downtown office market has yet to see any significant
growth over the last several years; however, this is due in patt to the lack of new Class A office buildings.

e  Downtown has also become a desirable residential address, with over 10,000 residents. This includes
aver 5,000 new residents since the beginning of 2000. Another estimated 1,(_ 00 residents are expected to
move downtown in the next two years,

*  Over the past several years, residential development has been very strong, and new and tehabilitated
market-rate units are heing added at unptecedented levels, Although the recent downturn in the national
housing market has slowed the expansion of for-sale housing in downtown, new residents continue to
buy for sale units and the rental market remains strong,

o In the early 2000’s, hotel supply increased — perhaps too rapidly — to capture increases in demand. Con-
struction has subsequently cooled to allow the market to absorb these new units, and occupancy rates are
again on the risc.

* Downtown rctail had been cool for some time, as retailers have struggled nationally to respond to the
enclosed urban shopping center’s demise. St Louis Centre has only hindered downtown’s comeback, but
its availability for wholesale rehab now appears timely. Mercantile lixchange, a multi-block retail devel-
opment, has been proposed to replace the vacant mall with active street level retail stores. This project is
cxpected to be synergistic and complementary with Ballpark Village and enhance Ballpark Village’s com-
petitive position by contributing to downtown’s overall improvement. Another bright spot for down-
town is the new wave of specialty retail stores, which have reportedly added 200,000 square fect of space
since 2003, primarily in the Washington Avenue Loft District.

‘There have been several major investments in downtown and numerous proposals for redevelopment of new

construction projects in downtown in recent years. This furry of activity points (o the increasing confidence

in the St. Louis market. After purchasing the May Company, Federated Department Stores not only decided
to keep the downtown store open as a Macy’s, but it is investing in store upgrades and marketing to improve

the storc’s performance. As a morce viable and attractive retail space, Macy’s will serve as an anchor to cxist-

ing and future downtown shops.

Pinnacle Casinos recently completed its $507 million Tumiere Place development located adjacent to Lac-
lede's Landing, featuting a large casino, a 200-room Four Scasons hotel, spa, business center, restaurants and
12,000-square-fect of meeting and conventon space. ‘The project also includes a proposal to develop up to

$500 million in new residential, retail, and mixed-used development over the next decade.
The increased emphasis on downtown, particularly with respect to retail and residential development, has
tapidly improved the previously stugmatized image of downtown. ‘The effect can be secn in the amount of

investment slated for downtown. The resilience of 2 major downtown department store, a new casino com-
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plex and luxury hotel and mote than a half billion dollars of potential investment in the continued develop-
ment of Lumiere Place and Mercantile Exchange, signal that downtown St. Louis can become an increasingly

vibrant regional destination.

However, it is a critical time for downtown St. Louis. Much progress has been made, but more remains be-
fore downtown is perceived as a vital and attractive place at both the regional and national level. The area
stands to benefit enormously from a catalytic project like Ballpark Village, which will anchor the other down-

town investments and ensute that progress continues and is sustainable.

SITE ANALYSIS

The atea surrounding the Ball-
patk Village development area is
served by a traditional street grid
which provides excellent access
within the subject area. Access to
and from the area is very good
with surrounding interstate high-
ways including Interstates 70, 64,
44, and 55. These interstates
provide access to 1.2 million
people living within a 20-minute
drive. Looking beyond the im-

mediate area, there are 4.7 million

people within approximately two

hours of downtown St. Louis and 16.3 million within approximately four hours.

The atea immediately surrounding the new Busch Stadium and the development area has a limited amount of
commercial activity for an area that receives such a high volume of visitor traffic. The blocks surrounding the
development area include two large parking garages, Westin and Hilton hotels, a small office building, a light
industrial building, and Mike Shannon’s restaurant. Interstate 64 is immediately south of the stadium,
preventing any development in this area. The large amount of parking, lack of street-front retail and

residential development create a “dead-zone” on non-game days.

The development atea offers the only significant development opportunity in this area, Two surface lots
present opportunities for potential building sites adjacent to the stadium, but to date, no plans have been

announced for new developments on these two lots.
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Several of the subject buildings will offer excellent views of Busch Stadium (including view of the games),
downtown and the Arch, adding value and enhancing marketability. There are numerous hotels with thou-
sands of rooms and a range of rates and amenities nearby. Public parking is readily available in neatby garag-
es and at metered street parking; however, free parking is virtually non-existent during the day. Metered

street parking is free after 7:00 pm on weekdays and all day on weekends.

The development area is in a very transit-accessible location. Numerous bus lines provide access to sur-
rounding neighborhoods and other concentrations of residential, retail and employment in the metro area. A
MetroLink light rail station is located adjacent to the development area at Spruce Street and Stadium Plaza,
providing easy and fast access to Lambert International Airport, the Clayton business district, and some of

the most densely populated areas in the St. Louis region.

Downtown is the area’s most accessible destination with access to three other major interstates, MetroLink,
and bus service. Proximity to a MetroLink station is likely to become a mote attractive amenity for down-
town office buildings, retail, and residential developments if gas prices continue to increase, and more people

look for ways to cut commuting costs.

One limiting issue that may affect the subject area is the environmental debris that was left by the former
Busch Stadium. Development Strategies conducted a blight analysis of the development area and concluded
that it is functionally obsolete and showing signs of physical deterioration requiring substantial redevelopment

for the remediation of these conditions.

Improvements to the public space in and around Ballpark Village are critical to maximize the potential for the
office, retail /entertainment, and tesidential components of the project. The Washington Avenue Loft Dis-
trict streetscape improvements are a prime example of the importance of public space to successful private
development. The district’s transformation from vacant warehouses to “underground” nightclub district had
begun earlier, but the streetscape transformation accelerated residential development, which in turn attracted
the attention and spending from local, regional and national restaurants and shops. Such physical transforma-
tions are important to change the mindset of area businesses, shoppers and residents, who may fixate on pre-

vious impressions of downtown.

SITE ANALYSIS CONCLUSIONS

Despite being one of the most visited locations in downtown, the development area and surrounding blocks
have limited commercial development. The proposed buildings offer premium views of the stadium, down-
town and the Arch from many levels, thereby enhancing marketability. Automobile and public transit access
is excellent, and a MetroLink station located adjacent to the development area is likely to become an increa-

singly attractive amenity over time.
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The area is lacking in commercial options supporting gameday crowds, and the area lacks commercial and
residential activity on non-game days. Upgrades to public spaces within and sutrounding the development
area are needed to maximize the project’s potential, The market assumptions in this report assume the
streetscape, public space and othet infrastructure improvements funded through MoDESA will be imple-

mented as part of the Ballpark Village development program.

DEMOGRAPHIC ANALYSIS

Since 2000, the dramatic increase in market-rate housing has changed the demographic composition of down-
town. These changes will not be propertly documented by the U.S. Census or ESRI, a commercial provider of
demographic data and projections, until 2010. The Partnership for Downtown St. Louis (PDSL) reports that
over 4,000 housing units have been added since 2000, resulting in an estimated downtown residential popula-
tion of over 10,000 and neatly 8,000 housing units. These figures ate considerably higher than ESRI esti-
mates of 8,082 residents and 6,128 housing units, which fail to take into account more recent developments
that are a departure from longer-term trends. As a result, we rely heavily on the PDSL recent resident survey
tesults, which are the product of questionnaires distributed to over 6,000 downtown residents, to explain cut-

rent demographic trends.

PoPULATION CHARACTERISTICS

Downtown St. Louis, like the City as a whole, continued to experience significant population decline through
1990 and 2000, Since that time, however, downtown has rebounded, experiencing population gains. Popula-
tion trends as captured by the U.S. Census and ESRI are summarized in the following table but, as noted, the

table does not capture more recent documented trends:

Demographic Trends

T Cityof St St.Louis  stateoj

De._i_cri_gt."gn_ - Dawn_town Louis MSA Missouri
'.;(-qulutfon ) o T -
2013 Projection 8,495 354,746 2,962,665 6,246,818
2008 Estimate 8,082 350,436 2,856,085 5,977,318
2000 Census 7,299 348,189 2,698,687 5,595,211
1990 Census 8,384 396,685 2,580,897 5,117,073
Growth 2008-2013 5.1% 1.2% 3.7% 4.5%
Growth 2000-2008 10.7% 0.6% 5.8% 6.8%
Growth 1990-2000 -12.9% -12.2% 4.6% 9.3%
Household Size
2013 Projection 1.76 2.33 2.49 2.45
2008 Estimate 1.76 2.34 2.50 2.46
2000 Census 1.72 2.30 2.52 2.48
Growth 2008-2013 0.3% -0.4% -0.4% -0.4%
Growth 2000-2008 2.4% 1.7%

-1.0% -0.8%

Source: ESRI, 2008
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Data provided by the PDSL indicates that downtown population growth has far exceeded the ESRI projec-

tions above. PDSL cites an addition of over 4,200 housing units since 2000, versus 441 projected by ESRI.

Total Residential Units Downtown

Avg. Annual Annual %

Year Units*  Increase Increase % Increase Increase
1990 2,610

2000 3,680 1,070 107 41.0% 3.5%

2008 7,900 4,220 528 114.7% 10.0%

Total Population, Downtown Residents

Avg. Annual Annual %

Year Population* Increase Increase % Increase Increase
1990 4,960

2000 7,360 2,400 240 48.4% 4.0%

2008 10,500 3,140 393 42.7% 4.5%

* Population estimates are derived from the PDSL residential occupancy survey

The addition of thousands of new housing units has not only increased the downtown residential population,
it has changed demographic composition of the downtown. According to the PDSL, the new housing units
are largely market-rate. The share of market-rate units in the downtown has increased from 63 percent in
2000 to 72 percent in 2007. As a result, the profile of the average downtown resident has increasingly be-

come one of higher income and higher educational attainment. Homeownership has also increased consider-

ably.

Due to differences in the price and type of housing offered downtown, the contrast between new downtown
residents and existing residents during the 2000 census is striking. For example, 82 percent of residents in
market-rate housing are college graduates, with 30 percent holding post-graduate degrees. In 2000, 17 per-
cent of all downtown residents held bachelor’s degrees, with seven percent holding post-graduate degtees.

The contrasts in income are equally striking, and are presented in the following graph:
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Downtown Resident Income Comparison
Sources: Partnership for Downtown St. Louis, Development Strategies
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The graph teveals a new dynamic in the demographic composition of downtown residents. Increasingly, res-
idents choosing to live downtown are more affluent. And, based on our discussions with the PDSL, these
new residents are more likely to work in an office or own a business in downtown. Coupled with an increase
in the sheer volume of downtown residents, downtown is becoming more of a 24-hour destination to live,

wotk, and play.
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EMPLOYMENT AND ECONOMY

The St. Louis metropolitan statistic-
al area (MSA) is located near the
center of the United States in the
western portion of the Midwest.
The bi-state MSA encompasses 16
counties including Bond, Calhoun,
Clinton, Jersey, Macoupin, Madison,
Montoe, and St. Clair counties in
Illinois, and Franklin, Jefferson,
Lincoln, St. Chatles, St. Louis, War-
ren, and Washington counties, and
the City of St. Louis (which is inde-
pendent of a county) in Missouri.

The City of St. Louis, which forms

the core of the MSA, lies on the

western bank of the Mississippi River just south of its confluence with the Missouri River.

These jurisdictions have a combined population of approximately 2.9 million people, ranking St. Louis as the
18th largest MSA of almost 300 in the United States based on population. Development is concentrated in
the City of St. Louis and St. Louis County, eastern St. Chatles, western St. Clair and southwestern Madison

counties. Downtown St. Louis is located in the center of this region.

St. Louis was ranked as one of the smartest places to live on Kiplinger's Personal Finance magazine’s 2006 list of
“50 Smart Places to Live.” It ranks high in quality-of-life issues such as educational achievement, health
care, availability of cultural opportunities, and the low relative incidence of violent crime. In fact, St. Louis
enjoys the lowest cost of living among the top 20 metropolitan areas and is 10 percent below the national
average. St. Louis also ranked number 27 on Forbes magazine’s “200 Largest Metro Areas™ 2007 repott for

lowest cost of doing business, ahead of such cities as Cincinnati, Kansas City, and ladianapalis.

St. Louis has a broad economic base, with strength in both manufacturing and service employment. The
greatet St. Louis economy is strong and well diversified, reflecting an employment profile very similar to that
of the nation as a whole. The labor force averaged 1.46 million during June 2008, about 2.7 petcent higher
than in 2000. The majority of major employers in the region are located in the City of St. Louis and St. Louis
County and many residents of the St. Louis MSA commute to these areas for work, Indeed, both St, Louis

City and St. Louis County are “net gainers” of daytime population as employees commute in from other
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counties more than residents commute out to other counties in the MSA. The St. Louis region is home to

the headquarters of 21 Fortune 1000 companies, eight of which are on the list of Fortune 500 companies,

During the last decade, non-farm employment in the MSA added 71,000 jobs, an increase of 5.5 percent since
1997. With the weakened national economy in 2008, however, employment was (.5 percent lower in June
2008 compared to one year eatlier. Despite overall decline in employment, three industries continued to
grow, including the financial services sector (0.4 percent increase), the government sector (1.4 percent in-

crease), and the education and health services sector, which had the largest percentage increase of 1.5 percent.

As of June 2008, firms in the chemical and steel manufacturing industries, including U.S. Steel and Proctor
and Gamble, reported plans to open new facilities and hire additional workers in the St. Louis MSA. On the
other hand, local automotive plants, including Chrysler and GM, decreased operations at local automotive

plants as a result of declining demand for trucks and minivans,

St. Louis is the financial center of a large portion of the Midwest and serves as the headquarters of the Eighth
Federal Resetve District Bank. St. Louis is the only city with both a Federal Reserve Bank and a Federal

Land Bank, which provides long-term loans to farmets.

EMPLOYMENT BY SECTOR

Like the rest of the nation, the St. Louis MSA has experienced a dramatic shift from jobs in the manufactur-
ing sector to the services sector. Manufacturing encompassed 25 percent of all jobs in 1970 but only twelve
petrcent in 2000, while the services sector had 20 percent of all jobs in 1970 but 33 percent in 2000, We ex-

pect the employment by industry sector to remain relatively stable for the next five years, as no national shift

in employment is predicted.

St. Louis City has also seen an almost identical shift away from manufacturing, with gains occurring largely in
the service sector. While a large portion of the population is employed in the service industry, the St. Louis
region has a fairly well-diversified economy. The breakdown of employment by industrial sector for St. Louis

City, Missouri and the United States is included in the following graph.
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Employment by Industry
Source: Bureau of Economic Analysis (2006 data)
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MAJOR EMPLOYERS

The St. Louis region is home to 21 Fortune 1000 companies. The Fortune 1000 companies are listed in the

following table.

Fortune 1000 Compaines
Headquartered in the St. Louis MSA

Employer Ranking
Emerson Electric 111
Express Scripts, Inc. 135
Anheuser-Busch Companies, Inc.* 149
Monsanto Company 305
Ameren Corporation 329
Smurfit-Stone Container Corp.** 334
Charter Communications 409
Peabody Energy 432
Graybar Electric 455
Solutia, Inc. 593
Energizer Holdings, Inc. 617
Olin Corp. 649
Centene Corp. 685
Arch Coal, Inc. 790
Brown Shoe Company, Inc. 799
Ralcorp Holdings, Inc. 830
Furniture Brands International, Inc. 854
Sigma-Aldrich 882
Belden Inc. 884
Laclede Group 892
MEMC Electronic Materials 913

Source: "Fortune 500," Fortune, May 5, 2008.

* Pending merger with InBev of Belgium

** Dual headquarters in St. Louis and Chicago.
In addition to hosting several Fortune 1000 companies, St. Louis is home to other major employers. While
three of the ten largest employers in the St. Louis area are in the health care field, others are in defense manu-
facturing, military, education and telecommunications. According to St. Louis Regional Chamber and
Growth Association, this information alone shows that the St. Louis economy is well-diversified, meaning
that it does not rely upon one industry sector for the majority of its jobs. The following tables list Forbes
largest private companies and the top ten private employers found in the St. Louis MSA. The Forbes list is
different from the Fortune list because Forbes includes privately held firms while Fortune considers only

those companies whose revenue information is publically reported.
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Forbes: Largest Private Companies
Headquartered in the St. Louis MSA

Employer Ranking
Enterprise Rent-A-Car 18
Graybar Electric 55
Edward Jones 94
Schnuck Markets Inc. 162
McCarthy Building Cos. 167
UniGroup 172
World Wide Technology Inc. 199
Maritz Inc. 305
Apex Qil Co. 313

Source: Farbes, November 26, 2007.

Largest Employers in the St. Louis Region

Employer Description Local Employees
BJC Healthcare Health Care 23,378
Boeing Defense Manufacturing 16,000
Scott Airforce Base Military 13,433
Walmart Stores Retail 13,400
United States Postal Service Government 12,700
Washington University Higher Education 12,390
SSM Healthcare Health Care 12,102
Schnuck Markets Retail 11,000
ATRT Telecommunications 8,990
St. John's Mercy Health Care Health Care 8,876

Source: St. Louis Business Journal Book of Lists, 2008

UNEMPLOYMENT AND EMPLOYMENT GROWTH

The unemployment rate in the St. Louis MSA bottomed out in 1999 and 2000 at 3.5 percent, which is histori-
cally very low. Subsequently, the unemployment rate steadily grew to 6.0 percent in 2004, followed by a small

decrease. As of July 2008, the unemployment rate reached a ten year high of 7.2 percent.

Over the past ten years, the St. Louis metro area has experienced stagnant growth in the number of jobs with-
in the MSA boundaries. All areas of the metropolitan area were affected by the last recession and expe-

rienced some job losses and as seen by the recent high unemployment rate, the region is facing additional job
losses. Because of this loss, St. Louis City and St. Louis County showed slight declines in employment during
the ten year period of 1998-2008, but an overall employment growth of nearly 20,000 jobs. Employment and

unemployment rates for the St. Louis MSA are summarized in the graph below.

DEVELOPMENT STRATEGIES 22





Baflpark Village Market Study

Civilian Employment and Unemployment Rate Trends

St. Louis MSA (1998-2008)
Source: Bureau of Labor Statistics, 2008
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The unemployment rate in the St. Louis MSA was lower than in the United States as a whole between 1991
and 2003, when the rate stood at 6.0 percent for both areas. In 2006, the rate for the United States dropped
to 4.7 percent, while it only dropped to 5.3 percent in the St. Louis MSA. In July of 2008, the unemployment
rate was 5.7 percent in the United States and 7.2 percent in the St. Louis MSA. The historical unemployment

rate trends for the nation and metro area ate shown in the following graph.
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Unemployment Comparison Chart
Source: Bureau of Labor Statistics, 2008
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Generally speaking, an unemployment rate similar to the national rate suggests a strong economy able to em-
ploy its residents while attracting growth. During the late 1990s, however, the very low unemployment rates
in many metro areas, including St. Louis, were interptreted as inhibiting or limiting potential growth and con-
tributing to the tegion’s slower than average growth. This mindset was due, in part, to a relative shortage of
available workers in the labor force, so companies found it difficult to grow by means of hiring unemployed
workers. The region can also find it difficult to convince companies to locate in the area for the same reason.
The effects of the 2001 recession relieved this strain on the economy, but at the cost of several thousand local

jobs.

TRENDS IN EMPLOYMENT

Non-farm jobs in the metropolitan area increased 50 percent from 1,082,500 in 1970 to 1,622,700 in 2000.2
This seemingly strong job growth of the St. Louis area was actually far short of the rate experienced by the
U.S. economy over the same period; the national rate of employment growth during the same period was

about 75 percent. The rate in St. Louis, however, was built on a slower rate of population growth than the

national rate.

Within the bi-state region, there has been a marked shift in the location of jobs. Between 1990 and 2000 the

City of St. Louis was the only county-level jurisdiction to lose jobs, thus reducing the City’s proportion of the

2Source: U.S. Department of Commerce.
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region’s jobs from 22.1 percent to 18.3 percent. The biggest job gains in the 1990’s were in St. Charles Coun-
ty (up 43.0 percent) for a 7.7 percent share of all jobs. St. Louis County (which does not encompass St. Louis
City) is the leading job center with neatly half the region’s employment and a 14.2 percent gain between 1990
and 2000. As a whole, metro St. Louis added 12.8 percent more jobs in the 1990°s with another 9.4 percent

projected by 2008.

The St. Louis MSA generally has higher average houtly wages than the state and the nation. The following

table includes vatious wages for different occupational categoties in the St. Louis MSA and the nation.

Median Annual Wages by Occupation in the St. Louis MSA and Missouri

St. Louis Percent
Seoupption Y Me WS Differeace
Management $96,390 $91,390 5%
Business and Financial Operations $57,840 $55,740 4%
Computer and Mathematical 366,730 $63,400 5%
Architecture and Engineering $68,700 $65,320 5%
Life, Physical, and Social Science $57,040 $53,340 7%
Community and Social Services $38,900 $36,650 6%
Legal $85,820 $76,160 13%
Education, Training, and Library $46,800 $42,640 10%
Arts, Design, Entertainment, Sports, and Media $48,450 $43,660 11%
Healthcare Practitioners and Technical 560,020 $56,930 5%
Healthcare Support $24,670 $23,020 7%
Protective Service $36,800 $33,450 10%
Food Preparation and Serving Related $19,000 $18,340 4%
Building and Grounds Cleaning and Maintenance $23,750 $22,430 6%
Personal Care and Service $22,910 $21,200 8%
Sales and Related $36,280 $32,830 11%
Office and Administrative Support $31,510 $29,690 6%
Farming, Fishing, and Forestry $27,060 $24,200 12%
Construction and Extraction $50,680 543,840 16%
Installation, Maintenance, and Repair $41,770 538,280 9%
Praduction $34,200 $30,480 12%
Transportation and Material Moving $32,650 531,030 59%

Source: Missouri Economic Research and Inforamtion Center (MERIC), 2008. Based on 2007 annual dai.‘a-,: .

Retrieved at http.//www.missourieconemy.org/occupations/oeswage
Not shown on the table are that wages in St. Louis City are generally higher than in the MSA. Overall, the
average houtly wage for St. Louis City is $22.43, while St. Louis County averages $21.22 and St. Charles
County averages $16.95 per hour. The City is home to a higher concentration of professional service firms
such as medical centers, law firms, and financial services than the larger region, which is reflected in the high-

€r wages.
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COMMUTING PATTERNS

Employment migration is determined by comparing the number of people who reside in a county and are
employed (no matter where) to the number of jobs actually located within that county. The result is a picture
of the net number of employed people who either commute in or commute out of that county on an average
workday. Census 2000 data provides county-to-county workflow information for St. Louis City, which is

summatized in the figures below.

Number of St. Louis City Resident Workers
Commutingto Selected Counties (2000)
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According to Census 2000 data, St. Louis City experiences a net gain of employees during working hours. Of
the 140,747 employees that live in St. Louis City, 82,480 of them—or 59 percent—work within the City. This
means that approximately 58,267 resident employees commute to other counties during work hours. "The
vast majotity of thesc employees—88 percent—commute to St. Louis County for work. Significant percen-

tages of City resident-workers also commute to St. Clair, St. Charles and Madison counties.

Of the 262,981 employees that work within the City of St. Louis, only 31 percent—or §2,480—actually live in
the City. It is noteworthy that 40 percent of workets in the City reside in St. Louis County, while another 23

percent commute from St, Chatles, Madison, Jefferson and St. Clair counties.

Liven though the City of St. Louis has been losing jobs during the past decade, it still provides net employ-
ment for about 100,000 people who live outside its limits. That is, in the City of St. Louis, there are about
100,000 mote jobs than there ate employed residents. St. Louis County also demonstrates net gains in em-
ployment migration, with approximately 85,000 more jobs within its boundarics than employed residents. Tn

contrast, every other county in the metro area “expotts” workers to other parts of the region.

DEMOGRAPHICS, ECONOMY AND EMPLOYMENT CONCLUSIONS

Since 2000, the dramatic increase in market-rate housing has changed the demographic composition of down-
town St. Louis. The Partnership for Downtown St. Louis reports that over 4,200 new housing units have
been added since 2000, resulting in a residential population over 10,000 and a total of about 7,900 housing
units. ‘T'his has created a new dynamic as new downtown residents tend to be more affluent, and more likely
to work in an office or own a business. Coupled with an increase in the sheer volume of downtown residents
(3,500 since 2000)3, downtown is becoming more of a 24-hour destination to live, work, and play. Over the
long-term, the improved perception and desirability of downtown will likely dtive up demand for a variety of

uses, including office and retail space.

The St. Louis economy is stable and diversificd, creating opportunitics for growth in some of the regional
cmployment scctors. With 30,000 new jobs since 1998, metro St. Louis has a steadily-growing labor force
and a declining unemployment rate. “Lhe downtown labor foree, which dropped substantially during the pre-
vious decade, appears to have stabilized, While downtown office growth remains stagnant, the region has

scen a net absorption of over 600,000 square fect annually of Class A office space.

* Not all newly completed housing units are occupied, especially those open less than a year. In addition, trends
suggest that existing household sizes in downtown have become smaller. Combined these factors account for the
discrepancy between new units and new residents.
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Downtown has made great progress toward revitalization, especially with growth in the residential market.
Downtown appears poised to reassert itsclf in the regional cconomy, and perhaps claim some future demand
for office and retail space. However, it is a critical time for downtown St. Louis, as recent investments are
tested in the marketplace. A catalytic project such as Ballpark Village will help to anchor downtown and

create a sustainable base for all of the area’s housing, office and retail /entertainment offerings.
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THE RETAIL MARKET

The presence of appropriate tetail development in a mixed-use district generates activity, adds value to sur-
rounding development, and provides needed setvices to visitors, residents, and workers nearby. The dynam-
ics of a downtown shopping and entertainment district differ greatly from the typical suburban shopping cen-
ter, Traditional Central Business District shopping districts lack access and visibility {from necarby highways,
free parking is typically non-cxistent, and retail spaces are old and obsolete, constraining the market reach.
Ballpark Village is intended to differ in most aspects with excellent visibility and access from Interstate 64 and
surrounding downtown streets, plentiful patking in Jower level and nearby (off-sitc) garages, and state-of-the-
art retailing spaces. [t will also be located adjacent to Busch Stadivm which draws about 3,000,000 visitors
annually to downtown.* In short, Ballpark Village will be the signature retail and entertainment attraction for
all downtown visitors. As a result, the project will capture retail demand from existing downtown residents
and workers, but more importantly from visitors and tourists. Indeed, Ballpark Village is anticipated to be a
tourist and visitor attraction itsclf that will help downtown St Louis attract even more out of town patronagce
along with more subuthan residents who do not now find downtown appealing enough. With the presence
of almost six million annual visitors {rom outside the metro arca, 88,000 daytime wotkers five days a week,
and over 6,000 {ull-time downtown residents in market rate housing, a significant amount of retail demand
already exists in downtown St. Louis. This report quantifies the level of market support {or retail develop-

ment within Ballpatk Village by analyzing supply, demand, and competitive market factors.

NATIONAL TRENDS

Over the past decade, several retail market trends have emerged that will influence efforts to increase the
number of retall stores in downtown and attract shoppers to the atca. Discount mass merchandisers, such as
Wal-Mart and 'Target, have become the major players in retailing. These stores” ability to provide almost cve-
tything to all people in a single location with free and convenient parking caters to the fast paced lifestyle of

today’s busy consumets.

The success of these big-box and other “category killer” retailers has negatively affected regional malls, and
many are struggling to survive, [ronically, the prime locations and Jarge amount of traffic created by regional
malls made surrounding areas ideal sites for the now dominant big-box retailers. According to one study in

2000, seven percent of all regional malls could be classified as physically and economically obsolete, and the

4 The Cardinals reported on October 2, 2008, that attendance for the 2008 season was 3.4 million.
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number was expected to grow to 18 percent by the end of 20075, The prime example in the region is North-
west Plaza which continues to struggle with high vacancies. Other malls such as West County, Chesterfield,
Crestwood, and South County are radically reconfiguring some spaces to face out toward the parking lots in
an effort to create more of 2 “main street” or “urban” ambience - an atmosphere that can be more genuine-
ly created with Ballpark Village. Department stote anchors are also struggling; over the past few years, full
price department stores have secn sales decline by 2.5 percent while big-box discount stores have seen sales
increase by 20 percent. The big-box retailers, however, find it difficult to locate in the downtown core due to

their size and large loading dock requirements.

Another trend that has risen in recent years is niche retailing where smaller stores target a specific market with
high scrvice levels and distinctive store designs. Stores such as Pottery Barn and Urban Outfitters provide a
depth of products in a single catcgory that latger stores cannot match. These retailers compete with the
“one-stop” retailer by providing a unique and comfortable shopping environment that gives consumers a rea-

son to stay and shop; for example, large book stores offer in-store cafés and comfortable furniture.

Increasingly, such stores are locating in subutban lifestyle centers that attempt (o crcate an urhan shopping
environment with integrated streets and residendal components. The apparent success of these lifestyle cen-
ters generally demonstrates that shoppers are willing — and may actually prefer — to shop in an attractive out-
door urban setting, especially when looking for niche goods. “I'raditional downtown shopping districts have
difficulty attracting national retailers because available individual store space is typically too small to fit the
needs of this type of retailer. Moreover, many national tenants require co-tenanting agreements, so thal two
stores offering different goods 1o the same consumer type will be located near each other and can capitalize

onincreased foot traffic.

'The past year has been a difficult one for the retail industry, as the downturn in the national cconomy and
decline in the national housing market have resulted in slower growth in retail spending. As a result some
major chains have announced store closures or bankruptey. Most notably, Statbuck’s has announced closures
of hundreds of locations nationwide, and Linens n’ Things and Steve & Barry’s have filed for bankruptey with
reorganization and store closures soon to follow. Some stores and markets are victims of ovet-saturation and
cannibalization of sales with too many stores serving a single market. As a result, retailers will be looking for
growth opportunities outside of traditional suburban markets. The high-profile locaton in an under-retailed
CBD, adjacent to a majot stadium and proximate to other major tourist attractions, is an opportunity that will

appeal to some retailers that may not typically consider an arban location.

$ Bucher, David C. “Case Study: Greyfields as an emerging smart growth opportunity with the potential for added synergies
through a unique mix of uses.” Real Estate Issues. 27.2 (Summer 2002): 46.
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Ballpark Village is planned to offet a unique and truly urban shopping environment while providing modern
retailing and entertainment space that fits the needs of high-profile national retailers, restautants, and enter-
tainment venues. Unlike traditional downtown shopping districts, operators of utban reril and entertainment
districts similar to the subject have sole control over the buildings and public space within the developrent,
providing a consistent look, feel and level of maintenance and security, while offering shoppers a familiarity

and confidence about the shopping environment.

"The presence of national retailers provides stability and recognition to a downtown shopping experience, so
they are an important component in attracting visitors to downtown retail distriets. Today, more retailers arc
willing to locate in urban environments often using smaller, more urban store formats. Retailers ate now
more willing Lo accept, and some even prefer, to locate in developments with a mix of retail and residential,
These developments provide “built-in” customers, an active environment and a sense of security that might
not be available in a traditional shopping center. Retail developments mixed with residential and entertain-
ment have been successful in urban areas, even in smaller “big” cities like San Diego, Kansas City, and Indi-

anapolis.

REGIONAL TRENDS

Recently, there has been a substantial amount of retail construction in Metro St. Louls, as new shopping cen-
ters are positioned in better locations and/or have been designed to meet the specific needs of modern retail-
ers. 'Thesc new centers, howevet, are not the tradidonal regional malls; instead, they are more likely to be big-
box anchored with several smallet in-line stotes and some outlots, usually with restaurants. The following

chart indicates retail construction and vacancy trends for Metro St. Louis over the last 2V2 years:
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St. Louis Metro Retail Trends
Source: CoStar, 2008
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Over the two-year period from the first quarter of 2006 to the end of the fourth quarter in 2007, 4.1 million
square feet of retail space was constructed in metropolitan St. Louis, an average rate of 170,000 square feet

per month. Over the same period, the amount of occupied space in the metro area increased by 3.1 million
squate feet, resulting in a negative net absorption of 42,000 square feet per month. Consequently, the re-

gion’s retail vacancy rate increased by almost one percent,

These data reveal several relevant retail trends. First, despite moderate population growth rates in the region,
the market has absorbed considerable additional retail development, indicating that previously unmet market
niches are being mined and/or some portion of the regional population is accumulating wealth at a rate that
outpaces inflation. Second, tenants continue to demonstrate a preference for new retail space, often aban-
doning older properties. This indicates a competitive opportunity for new retail construction, and also ex-
plains the rising vacancy rate in the region, Local trends mirror national trends in that major regional malls in

greater St. Louis are struggling to compete with infill big box development occurring throughout the region.

Further, it is significant to note that retailers are willing to pay a premium for newer properties with greater
visibility and access. According to CoStat, during the last 30 months, average lease rates have increased 4.2
percent in the metro area, from §12.87 per square foot to $13.41 per square foot, even as the overall vacancy

rate has increased. This confirms that many retailers were too-long locked into spaces that they deemed infe-

& Usually the new location is better located in terms of traffic counts, highway visibility and access, and surrounding buying
power characteristics.
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rior, and wete willing to move to superior spaces commanding higher rates because of improved profit op-
> £ o hig

portunitics.

However, these growth rates arc slower thaﬁ the previous thiee yeats which saw rent increases of over 10
percent and growth in rentable building area of over 7.4 million square feet, or an average rate of 245,000
square feet per month over that period from 2003 to 2006. And growth from the end of 2007 through the
current quarter of 2008 is relatively flat, reflecting the slow growth experienced in the overall economy and

retail sector in particular.

DoOWNTOWN RETAIL ENVIRONMENT

Downtown St. Louds presently has a mix of stores and restaurants that mostly cater to the daytime worker
population. Most of the restaurants arc fast food or casual sit-down and thete are relatively few goods and
services providers. Tn the past, the largest block of retail space in downtown was contained within the St.
Louis Centre mall. The mall officially closed its doors in Scptember 20006 in preparation for the conversion
to a mixed-use residential and down-sized retail development. The mall had been a major impediment to the
downtown retail market. Since the mall began to declineg, downtown has lacked a signature shopping and
entertainment venue for out-of-town and daytrip visitors othet than, to a minor degree, Taclede’s Landing
and Union Station. Although the Washington Avenue Loft District has developed into an attractive shop-

ping and dining district, it has a limited number of retail stores and very few national retailers.

St. Louis Centre opened in 1984 and was almost completely occupied with national retailers, including many
exclusive to the region, and two anchor depattment stores, Famous-Barr (now Macy’s) and Dillard’s. At the
time, the nearest regional malls were many yeats older and located at least 15 miles from downtown. Initially,
the mall was successful, but the opening of the St. Louis Galleria in the late 1980s, just eight miles away,
scemed to initiate the Centre’s decline. This newer mall offeted excellent access and visibility from Interstate
64 and had many of the same stotes that had been exclusive 0 St. Louis Centre. By the catly 1990s, the Cen-
tre was in steep decline as shoppers became dissatisfied with paying for houtly parking and stores closing at

6:00 pm, and with ever increasing vacant spaces.

In Scptember 2008, The Pytamid Companics along with General Growth Properties announced a major retail
redevelopment plan for modern street front retail space in conjunction with the planned residential redeve-
lopment of St. T.ouis Centre and the Dillard’s Building. The inclusion of General Growth Properties, onc of
the largest operators of regional malls in the country and owner of the St Louis Galleria, gave the project
additional credibility with the proven ability to attract national tenants. "I'his arca was branded as Mercantile
Fixchange and was (o include 300,000 to 400,000 square feet of newly configured strect-level retail space on
the blocks including and surrounding St. Louis Centre, The stores would include a mix of national retailers

and restaurants along with a mix of local and independent retailers with a close connection to the existing

[ey)
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Macy’s. Along with extensive streetscape and fagade upgrades, the development would create large concen-
tration of shops in a contiguous atea with two or more large anchors (including Macy’s) under a single man-
agement and Jeasing company. Unfortunately, The Pyramid Companies closed its doors in early 2008, leaving
the project in limbo. Both the retail and residential components of the St. Louis Center redevelopment wetce
assumed by Spinnaker Real Estate Partnets, a financial backer of the projcct. The company indicates it plans
to move forward with the retail portion of the project and continue working with General Growth Properties;
however, the downturn in the national economy and tightening of the credit market place the project in some

doubrt or likely create significant dclays.

Another factor that likely contributed to St. Touis Centre’s failure was the opening of St. Touis Union Station
less than a year after the mall’s grand opening. The historic train station and rail yards were converted into a
538-room luxury hotel and 170,000 squate fect of specialty tetail and restaurant space. The success of both
mualls was dependant on their ability to attract downtown visitors as well as regional shoppers. Union Station
had several advantages. Visibility and access from Interstate 64 are superior to 5t. Louis Centre. The reno-
rated train station and train shed which enclose the shopping atea provide a unique shopping expericence. It
also hosts outdoor events including concerts, art fairs, and sports pep-rallies. Union Station focused more
directly on tourists staying in the hotel and visiting this historic landmark. When local curiosity waned and
competition {rom ncarby suburban malls grew, the two major downtown shopping malls split the market for
tourist shopping. Union Station was able to survive longer due to the hotel, its landmatk status, and unique
shopping space. Moreovet, St. Louis Centre failed to appeal to the nearby residential market for houschold

shopping needs,

Current occupancy at Union Station is a very poor 57 percent; moreover, there is frequent tenant turnover
and a retail mix consisting of a large number of independent, ourist-focused stores, lacking attractive national
tetailers seen at suburban shopping centers. Nonetheless, its retail space remains downtown’s highest con-
centration of retailers with stores such as Footlocket, The Body Shop, and restaurants like Hard Rock Café,
Landry’s Scafood, and Houlihan’s. Discovery Channel Stote, Brookstone, and Hooters have left Union Sta-
tion in the past two yeats; Hootets moved to a new location on Kiener Plaza in the heart of downtown, two
blocks from Ballpark Village. Union Station’s location on the west edge of the downtown core limits retail
traffic almost exclusively to downtown visitors, and even then the location is inconvenient {or most visitors
because most hotels, attractions, and the convention center are located further north and east in the core.
Most downtown workers and residents are over half a mile away, which is an inconvenicnt walking distance
duting the lunch hour or after datk. Due to its reliance on paid parking, 1t is also unlikely that residents or
workers will choose to drive to Union Station, especially if more convenient retail options were located in the
core or in the neatby suburbs. Union Station is also heavily dependent on traffic from events at the necarby

Scottrade Center, including concerts and Blues (NHT) hockey games. The 2005 NHI. strike and subsequent
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poor attendance significantly affected retail traffic. Although attendance at Blues games has improved over

the past two seasons, occupancy at Union Station continues (o suffer.

Still, Union Station’s focus on tourists and visitors makes it the most comparable property in the region. But
Ballpark Village’s location is significantly better; it is within easy walking distance of most downtown attrac-
tions, the convention center, hotcls, offices, and several residential buildings. Busch Stadium is also a much
larger and mote consistent traffic generator than the Scottrade Center, with more than twice the scating ca-

pacity and twice the dates that the Blues offer.

Another major concentration of retail and entertainment space in downtown is located in Laclede’s Landing,
In the mid-1970s, this pocket of historic riverfront buildings was restored as an office and retail district. To-
day, the district contains 114,000 square feet of retail space which is mote than 90 percent occupied with over
95 percent of the occupied space in cither restaurants or bars, Tt suffers, howcever, from the fact that down-
town pedestrians have to walk undet the Integstate 70 overpass and across Memorial Drive on the west and

the Arch grounds on the south in order to gct there,

Due to its location near the Tidward Jones Dome, America’s Center, and the Arch, Laclede’s Landing is also
largely dependent on visitors from outside St. Louls, and it receives very little traftfic from daytime workers or
residents located elsewhere downtown. Sdll, the Landing’s focus on dining and entertainment also malkes it a

good comparable {or Ballpark Village.

The St. Touis retail market received a boost with Macy’s commitment to its downtown store. Macy’s pur-
chased Famous-Batr in 2005 and many feared that the store would be closed as a result of the transition. In-
stead, Macy’s has been investing in upgrades to the interior and exterior of the department store. The store
caters primarily to downtown workers and s hindered by its poor visibility and access from surrounding in-
rerstates. The store also suffers from the lingering stigma of St. Louis Centre and the lack of complementary

retail stores in surrounding blocks.

Washington Avenue has been targeted as the most promising area for a mote vibrant downtown retail and
entertainment environment. The street is anchored by the convention center, hotels, and office buildings on
the cast and the Loft Disttict to the west. The street is lined with many historic buildings that have been
converted to residential uses with first floor retail space. Over six vears ago, most of the street level spaces
were vacant and now they ate almost 60 percent occupied. Retail space on Washington Avenue east of Tuck-
er is currently achieving rents of 322 per squate foot. This is up from 320 per square foot last year. On
Washington Avenue west of Tucker, foot traffic from downtown workers is greatly reduced and rents are
currently in the range of $17.50 to $22.00 per squatre foot, Fight new shops are currently under construction

along Washington Avenue and at least one more s in the planning phase,
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Overall, the average CBD rent is $16.00 per square foot annually, according to CoStar and local real estate
professionals. The use of aggressive lease incentives has been decreasing; as rccently as 2000, leasing agents
were offeting six months of free rent and build-out allowances. Currently, the standard rent incentive has
been reduced to three months free rent and some leases no longer include bujld-out, However, leasc tates

have remained at the same level over the past two years, with no noticeable increase,

Since 2003, the Partnership for Downtown $t. Louis and the St. Louis Development Corporation have of-
fered a forgivable loan program to local retailers locating in targeted areas of the CBD. Since the program
began, loans of up to $50,000 have been made to 20 merchants. These loans were offered with no principal
or interest requirements unless the retailer relocated out of downtown within five years and were forgiven 20
percent per year over a five-year period. The program is coming to its conclusion, with the final two shops
beginning construction soon, including Left Bank Books’ new downtown location. In total, almost $500,000
has been loaned to restaurants and retailers offering soft goods such as furniture, home furnishings, gifts, and
apparel, and the program has generated 36 million in ncw retail and restaurant investment. T'wo of these
stores have moved to larger downtown spaces since opening, and two clothing stores are reporting better
sales than their locations in the Central West End, a more established shopping district in the City. Seven of
these businesses have closed to date, However, as some of the first new retailers entering the market, all of
these tenants have paved the way and their efforts have attracted other merchants 1o downtown. Most of

these vacated storefronts have been re-leased by new tenants, contirming the value of the program.

The futute continues to be promising with 11 new businesses curtently under construction and slated for
opening through the end of 2008. These businesses will add over 30,000 square feet of retail space. Another
12 merchants have signed leases or have announced plans to open in downtown over the next 12 to 18
months. These businesses account for an additional 83,000 square fect of retail space. We are seeing an in-
creasing concentration of businesses opening in the blocks surrounding the Old Post Office with deals in
place for new retail on the ground floors of the 9 Street Garage and the Syndicate, including a new Schnucks
supermarket. In addition, the number of service business has started showing a noticcable increase with new

doctors, dentists, and pet services serving downtown residents and workers,

According to leasing professionals, there will be very litde competition between Ballpark Village and the exist-
ing and potential new retail stores located in the downtown core. Ballpark Village is expected to tailor its re-
tail mix to bascball fans and a regional entertainment audience, with larger national restaurants and stores that
would not likely consider locating in other areas of downtown. Fxisting shops in downtown arc mainly small,
independent stores and restaurants that cater (0 workers, residents and customers who regularly come down-
town for the urban dining and drinking experiences. The feeling among retail brokers is that these retail areas

are somewhat distinet and any overlap with Ballpark Village will be minor and/or complementary. In addi-

DEVELOPMENT STRATEGIES 36





Ballpark Village Market Study

tion, the existence of successful retail stotes in Ballpatk Village and elsewhete downtown will only enhance

the overall image of downtown St. Louis as a regional destinadon.

REGIONAL COMPETITION AND MARKET AREA

Over the past several decades, downtown St. Louis has seen a steady migration of retail stores leave down-
town for surrounding suburban areas. Regional and local malls in surrounding communities are significant
competition to downtown tetail. These shopping centers already offer a wide variety of retail options and
readily available free parking, and are located near residential communities. As mentioned previously, the
Galleria had a significant impact on the demise of 5t. Touis Centre. "There arc scven regional malls and a life-
style center located within 15 miles of downtown, and some are surrounded by a wide array of big box retail-
crs and related smaller stores, Key charactetistics of these malls are summarized in the following table.

Major Reg_ional Retai| (within 15 miles})

Distance Estimated
from Sales per
Subject Styuare
Name: Location (miles)  Direction  Stores Anchors Foot  Description e s s v e
St. Lovis Galleria Richmaond Heights 84 West 174  Macy's, Dillards, 4500  Llocated in central St Louis County, Just outside of St.Lovis City. Arca of
Mark Shale strong demographics. Major concentration of surrounding retail, This

area is the major shopping hub for St. Louis City and County.
Nordstroms planned to open by 2010,

The Boulevard Richmond Heights 8.4 West 15 Crate and Barrel, N/A This smaller litestyle center is across from 5t. Louis Galleria. Anchored
PF Changs by the region's first Crate and Barrel. Area has strong demographics.
4

. ' The development includes apartments.
Maggiano's

Plaza Frontonac Frontenac 11.2 West 40+  Saks Fifth Avenue, S500 Located in very upscale Frontenac, some of the region's highest end
Neiman Mareus stores are located here. Most stores exclusive to Plaza Frontinac.

West County Center  Des Peres 13.9 West 228 Nordstroms, $450  Newest mall in the region, substantially redeveloped from older
underperforming mall. Cutrently only Nordstroms in the region, Maty's

rnade this thuir flagship store, Stong demaographics, Limited
surrounding retail.

Macy's, JC Pennys

54 Clair Sguare Fairview Heights, IL 115 East 140+ Macy's, Dillard's, $416  Older mall, showing age. Geod access and visibility from interstate,
Sears Arca hus good demographics, big box retailin surrounding area.
Crestwood Plaza Crestwood 10.9 Southwest 116 Macy's Dillard's, <5250 Older mall, showing age. Notlocated with good access ot visibitity from
Sears interstate. Area has average demographics, some big box retait in
surrounding ares. Higher than average vacancy and independent stores
indicate mall is an the decline.
South County Center 5. 5t. Louis County 11.1 South 189 Macy's Dillard's, 5370 Older mall, showing uge, Significant pgrades hoave been made,

Including larpe stores und restaurants with exterior entrances, Bordors,
Applebee's, Area has average demaographics, big box retail in
surrounding arca.

Sears, JC Penny's

Northwaoest Plaza 5t. Ann 13.8 Northwest 150+ Macy's Dillard's, <5250  Older mall, shawing age. Not lecatad with good access or visibility from
interstate. Area has helow average demographics, some big box refail

in surrounding arca. High vacancy and farge number of independent
stores indicate mall s on the deeline. Long: term viabilitiy of this mall is

Sears, 1C Penny's

in question.

Due to the amount of established competition in the surrounding region, it is unlikely that downtown can
consistently draw shoppers from a traditional regional market arca for a retail shopping center. Instead, Ball-
park Village will have to position itsclf as a unique shopping and entertainment district in an eclectic and syn-

crgistic environment including stores, restautants and entertainment options that are all but exclusive to the
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project. While Ballpark Village will not be a primary shopping destination for most customers, it will draw
customers {rom a very large geographic area in and surrounding metro St. Louis plus a large percentage of the
customers who are visitors to downtown, both out-of-town visitors on overnight stays and day-ttip visitors

from up to a hundred miles away.

Public space improvements and a consistent, attractive “look” will also define Ballpark Village and the sur-
rounding area as an expetiental shopping destination that draws customers from long distances. ‘T'here arc
scveral examples of these types of urban shopping districts in the Midwest, including North Michigan Avenue
and Navy Pler in Chicago, Country Club Plaza in Kansas City, and Circle City Center in Indianapolis. Fven
Missourians and Illinoisans choose Kansas City or Chicago over St. Louis as a daytrip shopping destination.
The proposcd Ballpark Village, along with improvements to the public spaces and retail shopping mix, can

put downtown St. Louis in a better position to captute this type of consumer.

THE ENTERTAINMENT MARKET

Mixed-use entertainment districts in an urban setting, often referred to as Urban Entertainment Districts
(UED), have become popular in many cities throughout North America as well as abroad, These UEDs in-
tegratc entertainment with fetail, dining, and cultural facilities to create resident and tourist destinations, Very
often, these districts are located near the city’s sports venues. More importantly these entertainment districts
scrve as anchors for the revival of a city’s urban core and include residential and office components. As such,
they scrve, and bolster, both the local and tourist populations. The developer intends to create an urban en-

tertainment district for St. Louis with Ballpatk Village,

NATIONAL TRENDS

National brands have become increasingly comfortable locating in these ughan mixed-use districts, even in
smaller cities. Businesses ate recognizing the benefits of locating in the midst of both office and residential
land uses and arc even willing (o alter their design standards in order to conform to, in many cases, smaller

s and available sites. These developments provide “built-in” custom.

stote spaces defined by cxisting building;

crs, an active environment and a sense of security that might not be available in a traditional shopping center,
The presence of national brands provides stability and recognition to a downtown entertainment experience,

an important attribute for attracting visitors to downtown retail districts.

REGIONAL ENTERTAINMENT TRENDS

Metropolitan $t. Louis is the 18® most populated region in the U.S., out of about 275 defined metro arcas.
Fntertainment options in the St. Louis region, therefore, are varied and include abundant activities for people

of all ages, tastes, and buying power. Cultural destinations such as the St. Louis Art Museum, the 5t. Louis
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Symphony Orchestra, and the Fabulous I'ox Theater offer residents entertainment and “edutainment” com-
parable to that in a bigger city, Moreover, St. Louis has a multitude of activitics for families with children,
such as the City Museum, the Magic House, the St. 1.ouis Zoo and Grant’s Farm, Tn fact, St. Louls is rated
one of the best regions in Ametica for families with children. Additional entertainment venues in the region
inchide casinos, live music venues, spotts venues and numerous restautants and bars. "The Sz Louts Business
Journal conducts an annual survey of the St. Louis region’s top attractions. The following table ranks the top

25 attractions in the region by annual attendance in 2000.

Top Attractions

R b O A D AR A

Rank_Attraction 2006 Attendance
1 Harrah's 5t. Louis Casino and Hotel 9,700,000
2 Ameristar Casino St. Charles 9,575,784
3 St. Louis Cardinals 3,407,114
4 Saint Louis Zoo 2,917,218
5 Jefferson National Expansion Memorial 2,830,403
6 Casino Queen Hotel & Casino 2,103,838
7 President Casino St. Louis Riverfront 1,499,255
8 Argosy Casino 1,448,038
9 Six Flags St. Louis 1,400,000
10 Missouri Botanical Garden 1,216,132
11 St. Louis Science Center 1,200,000
12 National Shrine of Our Lady of the Snows 1,064,901
13 Gateway International Raceway 850,000
14 St. Louis Rams 660,000
15 City Museum 633,717
16 Grant's Farm 550,000
17 Fox Theatre 515,000
18 Saint Louis Art Museum 445,143
19  Eckert's Country Store and Farms 432,261
20 Fairmount Park 430,000
21 The Muny 420,467
22 The Magic House 383,612
23 Anheuser-Busch St. Louis Brewery Tour 350,000
24 Verizon Wireless Amphitheater 349,405

25 Cahokia Mounds S;atg Historic Site

L L0 AR 1P LSRRI e LY R

308,000

Source: St. Louis Business Jqurnal Ba__ok of Lists, 2008

Most of the region’s entertainment destinations are stand-alone venues that offer patrons only a single activity
during their visit. The growing trend, however, is entertainment districts with a combination of entertain-
ment uses for visitors. Three destinations within the reglon are exceptions to the standard structure - The
Delmar Loop in suburban University City and the City of St. Louis, Westport Plaza in subutban Maryland
Heights, and Laclede’s Landing in downtown St. Louis, all three of which have benefited greatly from signifi-

cant investment in recent YCars.

DEVELOPMENT STRATEGIES 30





Ballpark Village Market Study

The Delmar Loop

In the last decade, The Loop has undergone a dramatic facclift. A one-mile long strip of Delmar, from
Kingsland Avenue on the west to Des Peres Avenue on the east, which was once scattered with vacant or
dilapidated storefronts is now bustling with restaurants, bars, specialty retail, a live music theater, a renovated
three-screen movie theater, and an upscale bowling alley. Fntrepreneur and developer Joe Edwards has been
the principal investor and supporter of the Delmar Loop.  His testaurant, Blueberry Hill, has been a Loop
landmark {or over three decades and features live music several times a week, 1n 2000, he also built The Pa-
geant, a live music theater that showcases national and local bands on a weekly basis. In 2006, he added
Pinup Bowl, a trendy bowling lounge, and he is currendy building the boutique Moonrise Flotcl between The
Pagcant and Pinup Bowl, which will be this district’s first hotel. The Loop is also home to the Regional Arts
Commission, a non-profit funding source {or regional art and cultural organizations. The building’s galleries

and conference rooms are often uscd by local organizations to host lectures, meetings, and classes.
Westport Plaza

Westport Plaza is a 42-acte mixed-use development populated by office buildings, two Sheraton hotels, and 4
gallery of restaurants, bars, and clubs connected by an outdoor plaza. Two of baschall’s greatest players, past
and present, have opened restaurants at Westport — Ozzie Smith’s Ozzie’s Restanrant € Sports Baris ofien the
restaurant/bar of choice {or sports fans to congregate and watch a game.  Albert Pujols recendy opencd his
Pujols 5 at Westport as well. Westport is also home to Lhe Playhouse, 4 250-seat theater that features traveling

theater troops performing a vatiety of plays and musicals,
Laclede’s Landing

Laclede’s Tanding is a quaint historic district located downtown along the Mississippi river. [ts cobblestone
streets are lined with specialty shops, restaurants, bars, and clubs. Some of the Landing’s top attractions in-
clude Laughs on the Landing, an improv comedy club, The Royal Dump Dinner Theater, and Morgan Street
Brewery which offers brewery tours. Also part of the Landing 1s Lumiete Place, a new casino and entertain-
ment development which includes restautants, a couple of retail stores and a 'our Seasons Hotel. The Presi-
dent Casino is owned by the same gaming company, Pinnacle Hntertainment, and offers a second gaming

option with lower limit slots and tables. The casino complex is among the St. Louis region’s top ranking cn-

tertainment destinations.”?

7 The President Casino ranked #8 among St. Louis’ top attractions according to the St. Louis Business Journal.
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Casinos

St. Louisans’ favotite attractions, according to the Sz Fowis Business Journal’s survey of top attractions in the
region, are casinos. St. Louis is home to two national casino brands, Harrah’s Casino and Ameristar Casino,
both located 20 miles or so northwest of downtown on the Missouri river, as well as the recently opened Lu-
micre Place (Pinnacle Casinos) and the President Casinot located downtown in Laclede’s Landing plus the
newly expanded Casinoe Queen located directly across the river from downtown is ast St. Louis. Both Har-
rah’s and Ameristar enjoy an annual attendance of approximately ten million people per year. Harrah’s bene-
fits from its proximity to the Verizon Witreless Amphitheater, an outdoor amphitheater which draws over

20,000 ticket holdets for each show, primarily in good-weather months.

St. Louls’ regional casinos have become destinations for people looking for a weckend getaway, and gambling
is not their only activity. Visitors are Jooking for high-class dining and pampering. As a result, the regional
casinos have {elt the need to expand their operations to include high-cnd bars, live music clubs, hotels and
spas—with some of these services competing directly with existing venues in the greater St. Louls matket,
Ameristar Casino presently recently completed a 400-room luxury hotel and a 2,300 space parking garage. Its
55,000 squarc-foot Conference and Meeting Center opened in Spring 2006. The total cost of the three con-

struction projects was approximately $240 million.

Pinnacle Entertainment, headquartered in T.as Vegas, Nevada, acquired the President Casino and late last year
completed its $507 million mixed-use entertainment development. Tumiere Place features a large casino, a
200-room Four Scasons hotel (the only Four Seasons Hotel in the Midwest outside of Chicago), Lumicre
Suites hotel, a spa, business center, fine restaurants and 12,000-square-feet of meeting and convention space.
Pinnacle Entertainment has also announced that additional phases of the projeet could be added subject to
market demand. These additional phases could add over $500 million of investment into a new residential,
retail, or mixed-used development in Laclede’s Landing over the next decade, Pinnacle is also developing the
River City Hotel and Casino complex in Lemay, immediatcly south of 8t. Louis. The $375 million project is

cxpected to be complete in carly 2010,

DOWNTOWN ENTERTAINMENT ALTERNATIVES

Downtown St. Louis has struggled with its image as an entertainment destination. The primary attractions
which lute visitors to downtown are baseball, foothall and hockey games as well as the Gateway Arch. Un-
fortunately, once the game is over or a visitor has descended from the Arch, there is little to do in downtown.

St. Louis Union Station does have a comedy club and a tew entertainment outlets mostly targeted at children,

8 Soon to be replaced by Pinnacle Casino with a much larger facility.
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such as a bungee jumping station and paddle boats. Several live music venues or clubs offering entertainment
are scattered throughout the downtown, such as BB’s Jazz near the ballpark or nightclubs on Washington
Avenue. The relative emptiness of the surrounding neighborhoods forees visitors to leave the downtown

area once they have completed their visit to their inidal destination,

Laclede’s Landing is onc of the only established entertainment districts in downtown St. Louis. While Lu-
micre Place and the President Casino enjoy over two million visitors per year, Laclede’s Landing as a whole
does not fair as well. The district is an uncomfortable walk from downtown under the Interstate 70 overpass
and across Memorial Drive on the west and the Arch grounds on the south. Pedesttian access from the Arch
grounds is also made difficult by the separation created by the Arch parking garage. Duc to its location near
the Fdward Jones Dome, America’s Center, and the Arch, Laclede’s Landing relies heavily on visitors from
outside St. Louis, and receives too little traffic from daytime workers ot residents located clsewhete in down.

town.

The Partnership for Downtown St. Louis has been working hard to encourage other entertainment districts in
downtown. Washington Avenue has received a lot of attention, in response to the growing residential popu-
lation, and many new testaurants and bars have opened up. ‘The adjacent neighborhoods of Soulard and La-
fayette Square arc well established tesidential neighborhoods with a vibrant mix of restaurants and bars, but
neither is located directly downtown or contain hotels. In addition most new establishments in thesc other

districts are limited to cating and drinking. Dew entertainment-type businesses have opened or are planncd.

ReGIoNAL COMPETITION

Ballpark Village will be a unique entettainment district unlike anything currently existing in the St, Louis re-
gion, offering Ballpark Village a distinct competitive advantage in the entertainment market and enhancing
the overall downtown area as an entertainment destinaton. Although it will effectively compcete with estab-
lished venucs within cach of its categoties as well as with the other entertainment offerings in the region,

most notably the casinos, the overall result is expected o be complementary and synergistic.

Ballpark Village will have to contend with the seasonality of sporting cvents, but the success of similar devel-
opments in other communities that ate not tied to sporting venues suggests that this is not a significant con-
cern for Ballpark Village. "I'he project will have to continuously find ways to draw customers in the off-

season, particularly once competidon from future downtown developments comes online.? “T'he tenant class

with which the developer has relationships, as well as the vear-round program of events targeted to all types

? These include the new Pinnacle Entertainment development at Laclede’s Landing, an expanding Washington Avenue district,
and the intended major revitalization of 5t. Louis Centre and its environs,
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of visitors reinforces the expectation that Ballpark Village will be a highly competitive, 24/7, live-wortk-play

cavironment,

We have classified six primary entertainment categorics that are expected within Ballpark Village: live music
venue, comedy club, bowling lounge, jazz club, and museums/tours. For cach of these categorics, we have
identified current live venues operating within downtown and the broader St. Louis region in order to undet-
stand how Ballpark Village’s projected attendance and revenues compare to alternatives within the market.
On the whole, the project’s projections are consistent with what we observed in the market. Whete the pro-
jections for Ballpark Village are more aggressive than the performance of other live venues, the differcnce
appears to be justified by the fact the Ballpark Village operators are expected to be national and “best in

class.”

DEMAND FOR DOWNTOWN RETAILING, DINING, AND ENTERTAINMENT

By adding the spending power of residents, workers and visitors, we can determine the existing retail demand
in downtown. When ecxamining a majot retail and entertainment developments it is important to consider the
visitor market. We cxpect over half of the demand for the subject will come from out-of-town visitors, and
daytrip visitors from the wider region. A significant portion of the traffic at similar developments is gencrat-
ed from these visitors. Baltimore larborplace attracts 56 percent of its traffic from out-of-state visitors, and
44 percent from Baltimore residents and downtown workers, About 65 percent of traffic at Power Plant
Livel, also in Baltimore, comes from outside of the city. Broadway at the Beach in Myrtle Beach, South Caro-
lina attracts 60 percent of its visitors from outside the area, with 40 pcreent coming from local residents.
Tiven Circle City Centre, a mote traditional mall development in downtown Indianapolis, attracts 50 percent

of its sales from customers outside of the Indianapolis MSA.

Spending from visitors was estitnated using spending data from the St. Louis Convention and Visitors Com-
mission (CVC). Two sepatate visitot types were evaluated — overnight visitors, including business, conven-
tion and leisure travelers who occupied downtown hotel rooms and daytrip visitors, who come to downtown
fot a portion of the day. In 2006, visitors occupied 1,640,000 downtown hotel roomn nights and based on
spending breakdowns provided for business, convention, and leisure travelers we cstimate that each room
night spent $90 per day for food and shopping. Daytrip visitors are an impottant component of this retail
market, but there is very limited spending data available for this group, so we have made estimates based on
our knowledge of the market, comparisons to overnight visitors and studics done in other markets, The es-
timated number of daytrip visitors is based on the combined total of St. Louis Cardinal attendance and visi-
tors to the St. Louis Arch, the two latgest attractions in Downtown. Spending for theses visitors is estimated
at one-third the daily of Occupied Hotel Room Nights, OQur estimate of spending by visitors is shown in the

following table.
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Wotket spending was estimated by multiplying the average daily spending of a downtown wotker, by the

Downtown Visitor Spending

Overnight Visitors o Total
2006 Occupied Hotel Room Nights 1,640,000
Average Daily Spending (Food, Shopping, Entertainment) $90
Overnight Visitor Spending $147,600,000
Daytrip Visitors Total
Estimated Downtown Visitors 6,200,000
Less Overnight Visitors (Est. room occupancy 1.5) 2,460,000
Daytrip Visitors 3,740,000
Estimated Food and Shopping Spending per Visitor 530
Total Daytrip Spending » $112,200,000
TOTAL VISITOR RETAIL SPENDING $259,800,000

St. Louis CVC, PDSL and DSI

number of worker and the numbert of wotk days each year. This estimate s summarized in the following ta-

ble.

Downtown Worker Spending

A DA TS 0 0 RTINS

Downtown Workers

Less Downtown Residents*
Non-Resident Workers
Daily Spending per Worker
Total Daily Spending

Work Days

Total Worker Spending

T AT

89,000

2,400

86,600

$8.00
$690,000

235
$162,150,000

PDSL, DSI and Cities of Austin and Los Angles

* Residents wha live and work downtown

The number of workers was provided by the Partnership for Downtown St. Louis and we have added an ad-

ditional 1,000 worker to account for the additional office and retail workers added by Ballpark Village. No

numbers have been compiled for daily spending done by workers in downtown St. Louis, so we estimated the

daily spending rate based on recent studies done in Austin ($8.65 per day) and Los Angeles (86.52 per day).

"This tesults in total annual spending of $162,150,000 from downtown workers.

Due to the growth in market rate housing over the past five yeats it is difficult to get an accurate picture of

tesident spending from U.S. Census data, so we have determined spending based on data provided by the

Partnership for Downtown St. Louis. Using demographic data from a 2007 survey we estimated the popula-

tion of residents in market rate housing is 6,100, Bascd on the survey data, residents living in market rate

housing in downtown earn an estimated pet capita income of 377,300, The following table summarizes our

demand estimates from downtown residents.
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Downtown Resident Spending

Residents 6,100
Per Capita Income $77,300
Aggregate Income $471,500,000
Spending as % of Income 40%
Spending Power $188,600,000
In-Store Spending 60%
Total Instore Spending $113,200,000

PDSL, DSl and ESRI

The aggregate income of residents is multiplied by 40 percent to eliminate income spent on fixed expenses,
such as rent, mortgage, insurance and utilities. The resulting spending power was then reduced by 40 percent
to account for spending on putchases not likely to occur in Ballpark Village, such as car purchases, gasonline,
and lawn and garden equipment. ‘The remaining “in-store” spending could occur within the development’s
restaurants, entertainment venues and retail stores. These pereentages were determined using BESRI estimates

for the City of St. Louis. This results in an estimate of Total In-Store Spending of $113,200,000.

Total retail demand for downtown is determined by adding the total of the three identified market segments:

Residents, Workers and Visitors. The total retail demand is concluded in the following table.

Downtown Retail Demand

TR M

Existing Demand

Residents S 113,200,000
Workers $ 162,150,000
Convention/Visitors  $ 259,800,000

$

“TOTAL DEMAND 535,150,000

EXisTING RETAIL SUPPLY

To determine the existing retail supply we have surveyed existing downtown buildings to determine the esti-
mated retail space available, general use (shopping or restaurant) and occupancy. Space in the recently closed

St. Louis Centre has not been included. The results of our sugvey are displayed in the following table.

Downtown Retail Inventory and Supply

. Retail Space Restaurant Space Total Space
Available Available 5g. Available
Submarket . i Occupied Space % Vacant Ft. Occupied Space % Vacant 5q. ft. Occupied 5pace % Vacant
Downtown East ) -580,500 380,500 34% 406,500 372,500 8% 987,000 753,000 4%
Downtown West 254,000 197,500 33% 230,000 208,000 10% 524,000 405,500 23%
Laclede's Landing 5000 5000 0% 109,000 99,000 9% 114,000 104,000 9%
Total/Average ) 879,500 583,000 34% 745,500_ ) 6?9:5%”_. 9% 1,625,000 1,262,500 22%
Est. Sales per Sq. Ft. 130 N T $199 $256 6%
TotalSupply — $75,790,000 . 5248,017!500 o $323,807,500

Development Strateqies and DTSLP
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Restaurant space is mote prevalent and has significantly better occupancy, although these categoties are
somewhat interchangeable. Retail supply was determined by applying an estimated sales per square foot to
the retail and restaurant space. Although no specific sales data is available we have used PDSL sales estimates
of $110 to $160 per square foot for retail space and $325 to $425 for restaurant space. The retail spacc csti-
mates arc lower than general estimates for the Midwest provided by ULL Dollars and Cents of Shopping Centers'0,
which is reasonable since downtown lacks major national retailers and high volume big box stores. "T'he sales
estimate for restaurants is higher than average, which is reasonable due to high volume lunch crowds created
by daily workers and visitors and the numetous “destination” restaurants located downtown. Combined the
sales for occupied space are $256 per square foot. This figure is below the ULI average for community shop-

ping centet sales in the Midwest of about $310 w $325 per square foot.

Subtracting the existing supply from the existing demand determines the retail opportunity gap, or the

amount of retail spending that is not currently being captured within the downtown market.

Downtown Retall Opportumty Gap

i e

Total Demand $535,150,000
TotalSupply .. $323,807,500

Retail Opportunity ~ $211,342,500

This gap represents spending that cutrently exists within the market that could suppott additional retail and
related space. By comparing the proposed space to the opportunity gap, we can determine if the amount of
proposed space can realistically be supported within the market. At the prevailing rate of sales for downtown
space, the cxisting oppottunity gap suggests there is enough existing demand to support an additional 824,000

squate feet of retail space. This calculation is summarized in the table below.

Downtown Supported Retall Space

Retail Opportunity T 011,343,500
Estimated Sales per Sq. Ft. et e $256
Supported Retail Space 824 008 SF
Proposed Leasable Area (Ballpark Village) 360,000 SF
G Ra %

Tiven the 360,000 squarc fect of retat space in the Ballpark Village’s maximum build-out scenario fits within
the projected demand for space at prevailing downtown sales; however, Ballpark Village will generate sales
per square foot at a significantly higher rate than existing downtown retail space, and will absorb a greater

pottion of the excess demand that currently exists within the market.

10 ULI Dollars and Cents of Shopping Centers is a bi-annual survey of retail tenants and property owners conducted in cooper-
ation with the International Council of Shopping Centers to provide comprehensive data on sales, lease rates and expenses for

the retail industry
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We have summarized the proposed retail space and sales per square foot estimates for Ballpark Village in the
following table, Sales were estimated based on the developet’s targeted unit mix and sales per square foot
estimates from UILL Dollars and Cents of Shapping Centers, published average performance for individual retailers

and restaurants and DST estimates of the market,

Estimated Sales per square foot

bbbt

Median Top 10% DSl Estimated

Type of Space Sq. Ft. % of Space Sales/SF  Sules/SF Sales/SF
Retail 155,000 25% 5278 $344 5310
Restaurant/Bar 160,000 64% $470 5875 5700
Museum 45,000 11%
Exhibits, etc. 20,000 S0
Shop and restaurant 25,09Qm 3 5300
360,00 100% $346 $556 $465

The following table compares our estimate of the project’s sales per square foot to other proposed and exist-

ing retail and entertainment developments in the Midwest,

Estimated Sales per Square Foot*

Profect Location Retail SF Sales/SF Note

KC Power and Light Dist. Kansas City 465,000 SF $457 Est. from CH Johnson Market Study, 2004
Denver Pavilions Denver 327,750SF 5487 UL Case Study, 2001

Easton Town Center Columbus  599,900SF  $510 ULl Case Study, 2001

Ballpark Village (Max. Build-out)  5t. Louis 360,000 SF 5465 DSI Estimate
* Sales have been adjusted 2% per year to reflect current doflars
DS, Cordish Company and ULI

Using the project’s sales per square foot, results in a higher capture rate of 79 percent of the unmet demand

existing within the downtown market, which is calculated in the following table.

Downtown Supported Retail Space

Retail Opportunity T 6211,342,500
Estimated SalesperSq. Ft. ... 9465
Supported Retail Space 454,093 SF
Proposed Leasable Area (Ballpark Village) 360,000 SF
Capture Rate 79%

The proposed retail space fits within the existing retail opportunity gap suggested by the demand analysis,
suggesting that there will be additional opportunities for additional retail space (new or upgraded existing

space) in the downtown area.

The scenario presented above uses existing demand, and does not consider the Ballpark Village’s ability to

create additional demand that does not cutrently exist within the market. We belicve that the project will
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drive a significant amount of additional demand into the downtown market by providing a unique retail and
entertainment cnvironment that is currently not offered anywhere else in downtown or the region. By pro-
viding an additional venue with high profile shops, restaurants, and entertainment venues we can teasonably
expect that demand from existing downtown wotkets and visitors (overnight and daytrip) will increase by 10
percent. Tn addition demand from the surrounding region will increase by about $14,300,000, if 25 percent of
the St. Louis MSA population makes onc additional ttip downtown and spends $20 per person. "T'he table
below compares the existing demand scenario with a scenario adjusted for the additional downtown demand

generated by the Ballpark Village,

Downtown Retail Demand

i L DT

Demand w/
and  Ballpark Village

Existing

MSA Residents (pop. 2,856,000)

25% make 1 add'l trip, 520 per trip S 14,280,000
Downtown Residents $ 113,200,000 $ 113,200,000
Workers S 162,150,000 S 178,370,000
Convention/Visitors S 259,800,000 $ 285,780,000
Total Demand $ 535,150,000 % 591,630,000

‘I'his increase in demand increascs the opportunity gap by almost $56,500,000 almost all of which will be ful-
filled by Ballpark Village, although we can anticipate some spillover effects for businesses in the surrounding
area generated by Incteased foot traffic. This also indicates that 48 percent of downtown demand is generat-
ed by visitors, and we anticipate that Ballpark Village will be supported by over 50 percent visitor spending.
We expect the project to captute a larger shate of visitor demand while other downtown retail will capture a
larger portion of residential and worker spending. ‘This increase also supports an additional 122,000 square

feet of leasable space. These calculations are summarized in the following table.

Downtown Supported Retail Space

‘Retail Opportunity 280,930,000
Estimated Salesper Sq. Ft. 3465

Supported Retail Space 600,000 S5F
Proposed Leasable Area (Ballpark Village, Max.) 360,000 5F
Ba//park Village Sales Capturé 5167,600,000

Remaining Retail Opportunity $113,400,000
Downtown SalesperSg.Ft. £256
Remaining Supported Retail Space 440,000 SF

'The additional demand results in a capture rate of 60 percent of the unmet demand in downtown market,
which is very reasonable considering the high-profile of the development, the attractive shopping environ-
ment and the unique stores, restaurants and entertainment venues. The remaining retail opportunity in

downtown would be about $113,400,000 which, at existing downtown sales levels, would support an addi-
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tional 440,000 squate feet of retail at typical downtown sales levels. This is important to consider in light of
other proposed retail projects in downtown. Spinnaker Real Estate Investments and Genetal Growth Prop-
crties last year proposed the addition and significant renovation of about 330,000 square fect of retail space in
their Mercantile Exchange development which includes the former St. Louis Centre and other contiguous
sites in the core of downtown. This space is expected to be developed as modern retail space attracting na-
tional tenants with a hcavier emphasis on traditional shopping and dining than Ballpark Village. We estimate
this newer space will generate sales of about $410 per square foot, so this proposed project would fit within
the remaining gap. Combined, the two projects, both at their maximum build-out scenatios, would not com-
pletely fit below the supported retail space determined in the retail opportunity gap analysis. This analysis
suggests that if both projects achieved their maximum build-outs (690,000 square feet combined) there would
be an excess of about 50,000 squarc feet of retail. This assumes both projects ate built, and as discussed pre-

viously, current market conditions have cast some doubt on the Mercantile Exchange project.

"T'he existing vacant space should also be considered in the analysis. Currently there are about 362,500 square
feet of vacant retail space in downtown, When added to the proposcd retail space, the total is greater than
the supported additional retail space. This would suggest that an increasc of demand in the market would be
nceded to support the entire inventory of retail (existing, proposed, and vacant) space at 100 percent occu-
pancy. The total supported squate footage can be determined by dividing the total retail demand by supply of
each type of space. Compated to the total existing and proposed space, this indicates there would be occu-
pancy of 78 percent, which is similar to the current occupancy rate of 80 percent in the market, because for
this analysis we assumec the newly proposed space will be 100 percent occupied. Most of the vacancy would
remain in existing retail space, since the proposed retail space would be new ot newly renovated, occupy more

desirable locations and be more attractive to retailers. ‘I'hese calculations are summarized in the following

table.
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Downtown Retail Supply and Demand

Total Retail Demand $591,630,000
Existing Occupied Retail Space 1,262,500 SF

Supply @ $256/SF $323,200,000
Ballpark Village Space 360,000 SF

Supply @ $464/SF $167,550,000
Mercantile Exchange Retail Space 330,000 SF

Supply @ $410/SF $135,300,000
Existing VYacant Space 362,500 5F

Supply @ 5246/5F s 292,800,000
Total Supply (Existing, Vacant & Proposed Space) $718,850,000
Capture Rate 122%
Excess Supply $127,220,000
Excess Retail Space @ $256/SF 500,000
Total Retail Space . i 2,315,000
Occupancy @ 100% Capture 78%

10-YEAR GROWTH SCENARIO

[t is also impottant to consider additional retail demand that will be captured due to the improved retail cli-
mate that will be created by the Ballpark Village, other proposed projects and typical market growth, Com-
parcd to the previous scenario, which is relatively static, this second scenario projects demand over the next
10 years (2018) after the project is completed and has reached stabilized occupancy. Both proposed retail
projects (Ballpark Village and Metcantile Exchange) plan to attract large national retailers and attractions that
will draw from beyond the traditional downtown retail base. We anticipate that immediately sutrounding
neighborhoods that have limited access to large national retailers such as supermarkets, clothing stores, boolk
stores, and office supplics will increasingly choose downtown as a shopping destination, The improved and
unique urban shopping envitonment will continue to attract more visitors and day-trip shoppers from within
and outside the region. Accounting for this potential growth, a 10-year growth scenatio is presented in the

following tables.

Downtown Retail Demand

[F———_— et "

Demand W/ Bal/park Potent/al Demand

Village Year 10
’gurroundmg Residents (Total Demand) S

@ 2.5% Capture s 20,400,000
MSA Residents (pop. 3,050,000)

30% make 1 add'l trip, $20 per trip S 14,390,000 5 16,780,000
Downtown Residents S 113,200,000 & 158,430,000
Workers $ 178,370,000 S 196,210,000
Convention/Visitors S 285,780,000 S 314,360,000
TotalDemand $ . 591,740,000 $ 706,180,000
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Downtown Retail Supply and Qemand

Total Retail Demand $706,180,\6(v)8
Existing Occupied Retail Space 1,262,500 SF
Supply @ $256/SF $323,200,000
Ballpark Village Space 360,000 SF
Supply @ $464/5F $167,550,000
Mercantile Exchange Retail Space 330,000 5F
Supply @ $410/SF $135,300,000
Existing Vacant Space 362,500 5F
Supply @ 5246/5F 592,800,000

Total Supply (Existing, Vacant & Proposed Space)  $718,850,000
CaptureRate
Excess Supply '

Excess Retail Space @ $256/SF 51,500 SF
Total Retail Space o 2,315,00

B R R AR, Y 5

Occupancy @ lOO%Capture R 5

Assumptions in the 10-year growth scenario include:

s 40% increase in downtown market-rate residency, supported by new units added to the matket

e 10% increase in Ballpark Village traffic from the MSA

e 10% increase in downtown worker spending due to modest job growth

e 10% increase in downtown visitor spending due to modest tourism growth

s Additional demand {from surrounding neighborhoods (10 percent capture of total in-store retail spend-
ing) duc to additional retail options and increased attractivencess of retail environment

To keep figutes in current (2008) dollars, no increases were made due to increases in income. Sales per

square foot assumptions have also remained constant,

Under the 10-year growth scenatio, almost all of the proposed, existing, and vacant retail space could be sup-
ported by the market. “Theoretically, 98 percent occupancy could be achieved; however, additional space can
be introduced to the market and some space will remain unattractive due to its condition or undesirable loca-
tion, We believe with the introduction of up to 360,000 square feet of retail space at the Ballpark Village and
allowing for additional retail projects proposcd within downtown, the matket will be able to maintain and

likely improve on existing downtown retail, dining and entertainment space occupancy.

ABSORPTION OF PROPOSED RETAIL SPACE

Since there has been only limited construction of new retail and entertainment space in downtown over the
past five years, it is difficult to quantify a rate of absorption for the development area. Due to the long lead
time in pre-development for the project, official sales have not been initiated for the project; however, the

developer has indicated that there is significant interest in Ballpark Village from potential tenants and is very
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far along in the leasing process, with one ot more potential tenants interested in each of the development’s

majot spaces.

Cordish’s Power and 1.ight retail and cntertainment district in Kansas City is the most comparable devclop-
ment currently underway in the Midwest. Phase 1 of the development includes 425,000 squarc feet of retail
and entertainment space and opened in Spring 2008. As of its opening, 95 percent of the space was leased,

though construction continues to complete the developmcnt.

Construction on Ballpatk Village is expected to begin in the spting of 2009 with substantial completion sche-
duled for the first quarter of 2011, We anticipate that the inital development phase of up to 250,000 square
feet of retail and entertainment space will be 95 to 100 percent leased upon completion in late 2010 or catly
2011, An additional 110,000 squate feet of retail and entertainment space could be added to the develop-
ment, based on the performance of the initial development phase, increased interest from potential tenants
and the overall retail market. Our market projections suggest that this additional square space could reasona-

bly be absorbed over the next five to six years.

RETAIL AND ENTERTAINMENT CONCLUSION

After decades of decline, there have been several signs indicating that the downtown retail market has stabi-
lized over the past five yeats and is now showing improvement. Washington Avenue once had almost no
retail store fronts occupiced, but is now ovetr 60 percent occupied and is expected to be almost fully occupied
in the next two years. Overall, lease rates and occupancy is stable, with a steady growth of new merchants
entering the market. Fleven new businesses are currently under construction and slated for opening
throughout the end of 2008, adding over 30,000 square feet of retail space. T'welve additional merchants
have signed leases or have announced plans to open in downtown for an additional 83,000 square feet of re-
tail space. There is a growing concentration of businesses opening in the blocks surrounding the Old Post
Office, including a new supermarket. In addition, new doctors, dendsts, and pet services are entering the

downtown market to serve downtown residents and workers.

The empty and blighted St. T.ouis Centre mall has been closed and is to be converted into a mixed-use resi-

dential and retail development.

Ballpark Village will provide downtown with a landmark shopping and entertainment destination that has

been missing for many years. ‘'he project’s design, mix of retail and entertainment venues unique to the re-
gion, and location next to Busch Stadium will make this a “must sec” destination for toutists and visitots to
downtown, We expect that over half of the Ballpark Village traffic will come from out-of-town toutists and

daytrip visitors from the larger region with the other half coming from shoppers within the St. Louis MSA.
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Busch Stadium itself will bring over three million potential customers to the development’s dootstep each

April through October. Other programmed events will keep the Ballpark Village active throughout the year.

Duc to the large number of tegional shopping clusters located in the surrounding area and the proposed mix
of unique shops, testaurants and cntertainment venues, the proposed space will not draw from a traditional
market arca, and instead will draw mainly from business and leisure visitors (o the region, workers and resi-
dents. We expect this high-profile project will genetate spending demand beyond what currently exists in the
downtown area by increasing the number of visitors from throughout the region, and increasing the level
spending by visitors and downtown workers. The number of high-end shopping, dining and cntertainment
opportunities in the arca immediately surrounding the ballpark is somewhat limited, yet this section of down-
town is one of the most popular destinations for tourists in the region, Visitor and other spending downtown
can support the Ballpark Village and other proposed retail space, without affecting overall retail occupancy in

downtown.

We expecet the upgraded shopping environment and new spending options provided by the project will signif-
icantly improve downtown’s ability to dtaw consumers from a wider arca, and the residential population is
expected to continue growing at a steady pace. Our ten-year projections show there will be sufficient demand
to support the new proposed space in Ballpark Village along with additional retail projects. “There is already a
significant amount of interest for the space in Ballpark Village. Nearly all of the major anchor spaces have
signed letters of intent, and the developer is in discussions with potential tenants {for most of the remaining
space, Based on information provided by the developer and Jooking at similar large-scale retail and enter-
tainment developments in the Midwest, we anticipate the initial development phase of Ballpark Village which
will include up to 250,000 square feet of retail and entertainment space will be 90 to 100 percent occupied by
the anticipated completion date in 2011, An additdonal 110,000 square feet in Jater phases could be absorbed

over the next {ive years.
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THE OFFICE MARKET

Ballpark Village will differ from cxisting office development in the region in many respects. With excellent
visibility and access from [nterstate 64 and surrounding downtown streets, plentiful parking in lower level and
nearby (off-site) garages, and high-class retailing spaces as well as more neighborhood-oriented stores and
services to cater to downtown residents and workers, Ballpark Village will be a signature location for any of-
fice tenant. Ballpark Village’s proximity to and affiliation with Busch Stadium and the Cardinals translate to a

competitive advantage by creating a high profile for the project,

Morcaover, an office component can be an integral part of a mixed-use development, creating market synet-
gies with restaurant, hotel, and retail activities. The plans for Ballpark Village include a maximum of 750,000
square feet of both cotporate office and speculative or general office space to be constructed in multiple
phases. The developer and the city have both expressed their confidence in attracting several large corporate
tenants, which could occupy a large pottion of the office space. Two large tenants have already announced

their intentions to relocate to Ballpark Village from their existing offices in downtown.

A number of factors affect the success of both cotporate and speculative office space, including the state of
the economy, regional dynamics, and submarket dynamics. Corporate office relocation occurs as a function
of company-specific economic development trends and opportunitics, and is influenced more by the region’s
relative success at business retention, recruitment, and expansion efforts than by broad market forces. Spe-
culative office is matket driven and can occur in either a stand-alonc office facility ot as part of mixed-use
buildings that also contain retail and/or residential development. 'There arc additional factors which atfect
the speculative market specifically - location, competitive market position and realistic expectations for ab-

sorption, lease rates, and occupancy rates.

We first investigate broad office trends to gain perspective on the downtown market within the greater
St. Louls regional context. Then, we asscss trends within the competitive market, FFinally, we state oar con-

clusions based on the previous information

ReaGlonaL OFFICE SUPPLY

‘T'he St. Louis Metro office market is comprised of 114 million squate feet of space, with roughly 33 million
devoted to Class A space, 51 million to Class B space, and 29 million to Class C space. "The overall vacancy

rate is 10.8 percent, with Class A and B space having higher rates than Class C space.

In 2001 and 2002, regional office vacancies soared in metropolitan St. Louis as the matket was flooded with
roughly six million square feet of new office space, at a rate of 250,000 square fect per month. This massive
addition to supply was the result of a tather common trend of overhuilding that occurred in most 1.8, mar-

kets during and immediately after the very robuast national cconomic growth of the late 1990s. The minor
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recession of 2001, however, put a halt to this exuberance. Between 2002 and 2006, the regional vacancy rate
declined by 150 basis points as construction slowed, thus allowing new product to be absorbed into the mar-
ket. Since 20006, regional vacancy has risen back to nearly 11 percent, despite the modest addition of new of-
fice space at a rate of 90,000 square feet per month. The following chart shows this relationship between

office growth and regional vacancy.

St. Louis Metro Office Trends
CoStar, 2008
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The chart illustrates the delicate relationship between office vacancy and new construction. In 2004, office
construction neatly came to a halt, and the vacancy rate began to decline. Construction again accelerated in

2005 and 2006, and regional vacancy again began to increase in 2007.

In 2000 and 2001, Class A office space experienced a dramatic increase in vacancy due to the introduction of
nearly four million squate feet of space. From 2002 to 2006, however, absorption of Class A space exceeded
the pace of construction, construction, bringing vacancy levels down. In 2007 and 2008, construction has

again outpaced absorption, and the vacancy rate has resultantly increased. The chart below illustrates these
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trends, perhaps revealing that — at present — the market can sustain up to 750,000 additional square feet of

high quality, Class A construction, but one million square feet is likely unsustainable.

Office Trends

Metro St. Louis Class A Space
CoStar, 2008
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Currently, 1.5 million square feet of office space is under construction in the metro area (mid-year 2008), 85
percent (1.3 million square feet) of which is Class A space. This volume of construction is likely to result in

an increase in overall vacancy in the market.

The St. Louis office market is typically grouped into seven distinct geographic submarkets, as indicated in the

following table:
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Class A Office Space by Submarket

St. Louis
Vacancy Under Quoted
Square Feet Rate Construction  Rates
St. Louis City 11,500,000 17% 350,000 $20
Downtown St. Louis 10,900,000 18% 30,000 $20
Central County 8,600,000 8% 460,000 $25
Clayton 4,900,000 8% 220,000 $27
Creve Coeur 2,300,000 8% 0 $24
linois 570,000 23% 130,000 $25
North County 3,400,000 13% 150,000 $21
South County 700,000 5% 0 $21
St. Charles County 2,400,000 8% 130,000 $22
West County 6,100,000 9% 80,000 $25

Source: CoStar, Mid-Year 2008

St. Louis City is the largest submarket in the region, with downtown comprising the majority of the City’s
inventory. Downtown also has the densest concentration of office space in the region with 11.5 million
squate feet of Class A office space within about two square miles. Downtown has struggled, however, exhi-
biting high vacancy as well as the lowest average lease rate for Class A office space. This is partly attributable
to a lack of new construction in the last two decades — particulatly Class A space. This lack of new inventory,
coupled with the continued flight of residents to the suburbs, has encouraged tenants to move west into the
Central County submarket. This stagnancy — the downtown has no new office space to function as a gauge —
makes it difficult to predict with great precision the likely performance of new Class A office space in down-

town,

The Central County submarket, from Clayton to 1-270, is the second-largest in the St. Louis region, with
roughly 8.6 million square feet of Class A space. Its vacancy rate is low, lease rates are high, and construction
is robust. Clayton has historically been the driving force in the Central County market and is downtown’s
biggest competitor, comprising a sort of second downtown. It is built on a walkable grid, is more accessible
to West County residents, and achieves some of the highest lease rates in the region. Recently, Creve Coeur
has been established as a desirable location for Class A space; it consistently introduces new office space that
is rapidly-absorbed, at high lease rates. It has demonstrated that demand for quality, highly-visible new office
space exists, even as the region as a whole appears to be slumping, Ballpark Village, with its good accessibility
and heightened visibility, could offer downtown the opportunity to capture a pottion of regional demand for

new Class A office space,

One obstacle to attracting office tenants to Ballpark Village is the City of St. Louis’ earnings tax. The City

imposes a 1.5% tax on employee earnings, 1% of which is paid by employees and 0.5% which is charged as a
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payroll tax to employers. Cities such as Clayton and Creve Coeur, which have no such tax, have exploited
this as a competitive advantage (though higher property tax rates can often counteract the difference). How-
ever, the earnings tax can be offset by various financial incentives which the City has in place. Moreover, the
net effect of the employer tax is lessened when considering that downtown lease rates are often lower than

those in Central County.
Downtown Office Supply

Downtown St. Louis, the largest office submatket in Metro St. Louis, contains roughly 26 million of the re-
gion’s 114 million square feet of office space — a 23 percent regional share. The downtown St. Louis office
market has softened since 2000, as vacancies increased and lease rates declined during the 2001 recession. In
2003, Class A lease rates stabilized at about $19 per square foot, and have not returned to their previous form

in 2001 (nearly $23 per square foot).

In the 1980s there was a substantial amount of downtown office construction. Since that time, new additions
to downtown office supply have been minimal. Downtown, alas, did not substantially participate in the na-
tion’s office construction boom of the 1990s. The last speculative building to be constructed in downtown

was the Metropolitan Square Building, completed with one million square feet in 1989,

Properties constructed in the 1980s generally have high occupancies and high lease rates relative to the overall
downtown market, indicating the desirability of modern office product in the market. But only 11 percent of
the properties in downtown are less than thirty years old, indicating an undersupply of new office product in

the matket.

Interestingly, properties constructed between 1900 and 1939 also have very high occupancies, outperforming
properties constructed between 1940 and 1959, This is likely due to the positive image and marketability of
these “pre-war” buildings, many of which feature unique and attractive architectural detail and have been des-
ignated national landmarks that have benefited from renovation by use of the state and federal historic tax

credits.

Interviews with downtown office brokers reveal that the south side of downtown has considerable marketing
advantages over the north side. Because of its proximity to [-64 exit ramps and better parking space ratios,
the south side of downtown, more or less surrounding the Gateway Mall, has greater appeal to downtown
employees because it reduces commute times. This is particulatly true in the downtown cote, which compris-
es 19 million of downtown’s 24 million square feet of office space. Average vacancy of office buildings south
of Market Street are lower than those north of Market Street (13.5 percent compared to 15.1 percent), and
command higher lease rates. On average, office space to the south achieves lease rates that are over §3
square foot per year greater than those to the north (§19.70 compared to §$16.60). These statistics are encour-

aging for prospective new office construction at Ballpark Village.
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The downtown office market consists of 199 office buildings, 30 of which ate Class A properties. The table
below shows that Class A properties achieve higher lease rates than Class B and Class C properties, but also

have a higher total vacancy.

Office Space by Class
Downtown St. Louis
Numberof Gross Leasable  Vacant Space Vacancy Under Quoted
Office Class Buildings Area (SF) (SF) Rate Construction (SF) Rates
A 30 10,910,000 1,950,000 17.9% 30,000 $19.50
B 82 8,590,000 1,230,000 14.3% 0 $14.63
c 87 6,260,000 480,000 7.7% 0 $15.29
Total: 199 25,760,000 3,660,000 14.2% 30,000 516.85

CoStar, 2008 2Q

With 10.9 million square feet of space, the downtown Class A office market is the largest in the St. Louis re-

gion. Significantly, at 17.9 percent, downtown has one of the highest Class A vacancy rates in the region.

PARKING ANALYSIS

The presence of dedicated parking spaces (at least two spaces per 1,000 s.f. GLA) has a significant impact on
downtown office vacancies. The following chart shows that buildings which provide dedicated parking ateas
for their tenants experience markedly lower vacancy rates than those buildings that do not. In terms of va-
cancy, buildings with dedicated parking were relatively insulated from the general market decline that oc-
curred downtown from 2000 to 2003. This carties significance for Ballpark Village, which proposes three

parking spaces per 1,000 square feet of gross leasable area.

Vacancy Trends and Parking Ratios
Source: CoStar 2008
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COMPETITIVE MARKET ANALYSIS

The Ballpark Village proposal consists of both corporate and speculative office space, to be constructed over

multiple phases, for a total of up to 750,000 square feet.

In the speculative office market, new construction at Ballpark Village will compete with Class A office prop-
erties in downtown as well as properties in Central County, where the bulk of new office construction is oc-
curring. Ballpark Village has the potential to draw (or “siphon”) tenants from existing downtown buildings,
where numerous comparable building — constructed primarily in the 1980°s — compete at the commodity level
on price and amenities. The project will also compete for tenants that would otherwise explore Clayton or
Creve Coeur because these locations have new Class A inventory. In addition, Ballpark Village is poised to
attract large tenants from outside the region that are attracted to the image and visibility afforded by the pede-

strian-friendly, mixed-use entertainment district.
The following list offers selected Class A office properties in greater St. Louis:

Selected Class A Office Properties
Metro St. Louis

Listed
Square Lease** Year Built/ Parking
Building Name Address Feet Occupancy (pers.f.) Renovated Stories Ratio®
Downtown St. Louis
Metropolitan Square 211 N Broadway 1,040,000 79.1% $19.00 1989 42 1.0
U.S. Bank Plaza 505 N Seventh Street 660,000 96.1% $19.00 1986 36 1.0
Gateway One 701 Market Street 410,000 91.7% $22.00 1986 15 1.0
Deloitte Building 100 S Fourth Street 250,000 86.1% $21.00 1982 12 -
Bank of America Plaza 800 Market Street 750,000 90.8% $17.50 1982 30 0.5
Equitable Building 10 S Broadway 400,000 91.6% $21.00 1971/1993 21 4.2
One Financial Plaza 501 N Broadway 430,000 83.7% $20.00 1985 12 1.0
St. Louis Place 200 N Broadway 340,000 92.0% $15.50 1983/1990 21 1.0
Bank of America Tower 100 N Broadway 510,000 66.7% $18.00 1976/2003 22 0.3
QOne City Centre 515 N Sixth Street 375,000 32.4% $18.50 1986 25 1.0
City/Central County
Highlands Place 1 1001 Highlands Plaza 145,000 100.0% = 2001 5 4.6
Highlands Place IT* 5700 Oakland Ave. 65,000 77.0% $29.75 2009 4 4.0
Highlands Place III* 5700 Park View PI. 60,000 100.0% $26.75 2009 4 5.0
CityPlace Four 4 CityPlace Drive 100,000 97.6% $24.00 2001 4 3.5
CityPlace Five 5 CityPlace Drive 80,000 91.7% $26.00 2006 3 =
CityPlace Six 6 CityPlace Drive 210,000 84.6% $27.50 2007 10 =
Shaw Park Plaza 1 N Brentwood 459,000 99.7% $30.00 2000 15 3.5
The Plaza in Clayton 190 Carondelet 325,000 100.0% - 2001 16 3.5

CoStar, 2008 *Under Construction **Leases are assumed to be full service “Parking spaces per 1,000 s.f. of GLA
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Class A properties in downtown are being substandally outperformed, both in occupancy and lease rates, by
selected new properties in the Central County submarket. For one, downtown Class A properties ate at least
20 years old; the last non-government office building was constructed in 1989. In sharp contrast, none of the
selected Central County properties were built before 2001. In addition, downtown properties have compara-
tively poor parking ratios (typically one per 1,000 squate feet, compared to 3.5-plus for the selected Central
County properties). The downtown Class A properties are competitively disadvantaged, regardless of any

considerations of location.

Occupancies of the majotity of downtown Class A properties are fairly low, ranging from about 80 percent to
92 percent. At 96 percent, U.S. Bank Plaza is performing well, but much of this occupancy rate is attributed
to two large tenants — U.S. Bank and Thompson Coburn. One City Centre, with an occupancy rate of 32
petcent, is performing particularly poorly; this can be atttibuted to a host of factors, including ownership,
image, accessibility, visibility, and parking. Significantly, the Equitable Building currently has one of the high-
est occupancies. It has adequate attached parking, is adjacent to the Ballpark Village development area, and
has good accessibility to the highway network. It has maintained a high occupancy despite its age of nearly 40

years; continued upgrades to the building’s spaces and systems have contributed to its longevity.

The CityPlace properties, Shaw Park Plaza, and The Plaza in Clayton demonstrate the success of new proper-
ties even as tegional lease rates stagnate and vacancies increase. These properties exploited a niche market for

quality office space, drawing tenants from older properties.

The Highlands Place properties are particularly significant because they are located in the City of St. Louis
and are performing quite well. The properties have excellent visibility along 1-64 and good freeway accessibil-
ity. Highlands Place I took time to lease up, but is now operating at 100 percent occupancy. Highland Place
IT and IIT have pre-leased rapidly. Asking lease rates of 326 to $29 are substantally higher than those of
downtown Class A properties. This could have significant implications for properties in Ballpark Village
which, like Highlands Place, will have better accessibility, parking, and visibility, as well as newness, when

compated to other downtown Class A properties.

ANALYSIS OF DEMAND FACTORS

As stated earlier, the St. Louis metro area office market experienced a decline in construction due to oversup-
ply in 2000. In the last four years, however, metro St. Louis has added an average of 670,000 square feet of
Class A office space alone, and 1.2 million when including Class B and C space. The following chart displays

downtown absorption and vacancy patterns since 2000:
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Office Trends

Downtown St. Louis Class A Submarket
CoStar, 2008
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The above table shows that 2007 and 2008 have been very bad years for downtown Class A space, with sig-
nificant negative absorption and rising vacancy. While this can be attributed to a number of factors, such as
urban flight, certainly the lack of new, marquee space has contributed to the downtown’s lack of competitive-
ness. If nothing else, new space downtown would likely help retain some of its existing tenants that must

look elsewhere for new space.

Downtown Class A offices have historically had lower vacancy than regional Class A Space. Since 2007, this

trend has reversed, as shown in the chart below.

Class A Vacancy Trends
Source: CoStar 2008
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Interestingly, regional Class A vacancy has continued to decline and stabilize since 2002, while downtown
vacancy has rocketed upward in recent years. This may be because downtown has lost tenants that desire

new space, and these tenants have been lured by new product that is only offered elsewhere in the region.

Downtown Class A lease rates typically lag behind regional rates; this gap has widened since 2004, as shown

in the following chart.

Class A Lease Trends
Source: CoStar 2008
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Class A rates are indeed lower downtown than elsewhere. As we have noted, this is at least partially explained

by the relative old age of downtown Class A properties, as well as their lack of attached, dedicated parking,

CORPORATE OFFICE

Office marlet forces and cycles have little impact in the site selection process for corporate headquarters op-
erations. Companies are more concerned with factors such as availability of land, incentives, a skilled work-
force, and the presence of entertainment and cultural amenities, particulatly at the time the need for new facil-
ities arises. Ballpark Village is of sufficient size and prominence to attract a corporate regional campus, It is
located near the cultural, academic, commercial, and entertainment resources of the St. Louis region. Moreo-
vet, it offers good visibility, attractive amenities, envious views of downtown and the Arch, and game day
views of Busch Stadium. As a result, the development atea is likely to be attractive to a company inside or

outside of St. Louis that is looking to relocate its facilities.

Competition among municipalities for corporate offices is always intense, as evidenced by the recent contest
to attract the new corporate headquarters for Express Scripts, a Fortune 200 firm. After several incentive-
laden offers were made, the firm decided to locate along 1-70 adjacent to the University of Missouri -St.

Louis. Had the Ballpark Village development area been available, it certainly would have been featured prom-
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inently in the company’s site selection process. Ballpark Village is sure to be prominently featured within the

City’s economic development etforts,

According to the developer and City officials, Ballpark Village is garneting national attention, with a signifi-
cant Fortune 1000 company including the project on its shortlist as a potential location for a regional head-

quarters operation that would be new to the St. Louis region.

OFFICE CONCLUSIONS

A number of factors must be considered when assessing office demand, including short-term supply, absorp-
tion and leasc rates, as well as long-term employment, national office trends, and other policy and infrastruc-
ture initiatives, We assume downtown employment is relatively stable. The curtent reconstruction of 1-64,
the primary east-west corridor in the region, may negatively impacting downtown; its negative office absorp-
tion of the past two years corresponds with this long-term infrastructure project. Despite these considera-

tions, the overriding factors impacting new spacc in downtown St. Louis are these:

= Downtown St. Louis has a glut of relatively homogencous “A-minus” office space, most of which was

constructed in the mid-1980s;

= Because of the oversupply of A-minus office space, and the relative sameness of it, these properties must
compete at the commodity level by underbidding the competition, leading to ever-dropping lease rates;

»  There is a lack of new, high-profile space with adequate parking that offers the image and convenience
that many tenants throughout the region desire. These tenants are forced to move out of downtown,

where new space is offered;

*  The pool of likely tenants for Ballpark Village consists primarily of tenants that are alrcady downtown,

but seek better space; and

*  The addition of new Class A office space will make Downtown and Ballpark Village, in particular, more
competitive in competition for regional and national headquarters.
Class A buildings generally have occupancy rates of roughly 85 pereent. We conclude that Class A office
space at Ballpark Village can achieve above average occupancy and lease rates given the image, address, iden-
tity, visibility, parking, and freeway accessibility that it will offer. Under current market conditions, an occu-
pancy rate of 92 percent is likely to be a realistic benchmark for successful occupancy if the property is built
as currently proposed. Moreover, if the developer and the City are successful in attracting a regional head-
quarters or other major corporate operation from outside St. Louis to Ballpark Village, occupancy levels are

likely to exceed this benchmark.

The proposed parking ratio for office space of three spaces per 1,000 square fect is a very altractive amenity

that typically ensures occupancics of over 90 percent. Properties with a comparable amount of parking typi-
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cally have high occupancies — even those downtown. Moreover, Ballpark Village is adjacent to the Stadium
Station of the MetroLink light rail network, an advantage both for employees and for the retail and enter-
tainment markets. In the competitive matket, the proposed property will have significant advantages over
properties that are oldet, have inadequate parking, have inferior locations, and generally do not offer the im-

age and convenience that Ballpark Village would offer.

If the project lacked existing commitments for large blocks of office space, it would likely take a few yeats to
achieve 92 percent occupancy. In this scenatio, Ballpark Village would have to compete directly with new
construction currently underway in the Central County submarkets. We believe, however, that the introduc-
tion of new Class A space in downtown will attract some tenants from the Central County area as well as

{from outside the region, resulting in a shift in the future distribution of regional demand.

Based on current absorption rates of Class A properties at Highlands and CityPlace, an annual absorption rate
of 75,000 square feet is reasonable. With two commirments to occupy 250,000 square feet of space already in
place, this would amount to roughly 400,000 square feet of space by 2011, 550,000 squate feet of space by
2013, and 700,000 square feet of spacc by 2015. We estimate a stabilized occupancy of 92 percent following

the absorption period. This assumes effective pre-leasing and good management.

We find the property could achicve annual lease rates of 326,00 to $27.00 per squarc foot, consistent with
other premier propertics in Central County. Ballpark Village office towers will be superior Class A buildings
compated to the current Class A inventory in downtown. Some percentage of significant downtown tenants,
such as law firms, would likely shift from their current locations and pay a few dollars more per squate foot in
order to reccive the added value of locating in Ballpark Village. The office towers will offer modern facilities,
excellent views, and a prestigious location within an exciting urban district — all of which are unique and high-

ly valued amenities.

At the time this report was due, the St. Louls Business Journal reported that two firms — Stifel Financial Corp.
and Polsinelli Shalton I'lanigan Suelthaus — were in final lease negotiations with the developer. The former, a
financial firm, is currently located downtown, and would have a new 150,000 square foot headquatters con-
structed. The latter, a law firm, would consolidate space in downtown and Clayton and lease 100,000 square

feet of space.
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THE RESIDENTIAL MARKET

While the initial development phase of the Ballpark Village project will not include a residential component,
the developer anticipates 250 units will be included in later phases to be completed by 2013, A final decision
to include residential units within the final build-out of the project will he driven by the market for luxury

housing in the downtown market.

‘The development area’s opportunities are driven by its location adjacent to Busch Stadium in the Central
Business District (CBL)), as well as its close proximity to a variety of cultural, restaurant, entertainment, and
recreation opportunitics. Any residential component will also benefit greatly from being part of the Ballpark
Village, which will add significantly to these attractions. At the same time, it faces market uncertainties by
introducing a large number of newly constructed units into a context dominated by rehabilitated housing
products. Further, the downtown market has slowed over the past ycar as scveral projects have been either
cancelled or are being converted to rentals, This has been largely due 1o the overall downturn in the
nationwide housing market and the tightening of the credit market for both potential homeowners and
residential developers. Nevertheless, downtown continues to see a large number of housing units added. Hor
example, condo sales for the first six months of 2008 reached 131. While that is down from the 2007 record
high of 227 for the same petiod, it still exceeds sales figures for the same periods in 2005 (124 sales) and 2006
(110 sales). While sales have continued at a steady pace they have not kept pace with the new supply of for-
salc units which have entered the matket in the past two years. Neow apartment projects which have opened
this year have been leased relatively quickly. The mixed performance of these downtown projects raise some
question about the depth of demand in a City that, in spite of gains in recent years, has a long-term trend of

population decline.

Following is an analysis of national and tegional trends, as well as downtown and regional supply and demand
considerations, which may impact the demand for housing in downtown St. Louis in general and Ballpark

Village in particular.

DownTOWN HOUSING — A NATIONAL TREND

A number of social, economic, policy and demographic {actors have occurred recently to create a boom in

downtown housing actoss the nation. These factors include but are not limited to:

¢ low mortgage rates which encourage more homecownership, and downtowns have experienced their
greatest housing growth in owner occupancy;

s the shift of the baby boomer generation from child-rearing to empty-nester status, and, thus, 4 decreasing
desire for single family homes;

s downtown residential and historic tax incentives that encourage the creation of supply by lessening costs
to developers and investors;
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e ageneral increasc in the allure of urban or denser types of housing products;!!

s and the decrease in desirability of “B” and “C” class office space in many downtowns, which causes
owners to {ind cconomically alternative uses such as loft housing.

While no two cities are exactly alike, it is worthwhile to benchmark downtown housing efforts in other cides

to establish some parameters in the total volume of housing units that might realistically be added in

downtown St. Louis. ‘The following table provides information on market rate downtown housing growth in

othet large cities:

Downtown Housing Development Comparison

) St. Louis Detroit Columbus City  Denver Milwaukee Cincinnali Cleveland Indianapolis
Net Units Added 2004 206 210 678 718 819 560 210 - 917
Net Units Added 2005 368 296 342 604 429 180 333 551 156
Net Units Added 2006 1,375 272 424 869 1,277 566 227 - 473
Avg Annual Units (2000-2006) 473 260 316 562 1,081 368 313 415 402
Units Under Construction™ 1,943 430 811 790 540 1,366 282 -- 1,042
Regional Population (in millions) 2.7 45 1.7 1.9 2.3 1.5 2.1 21 20
% Regional Growth (1990-2000) 5% 5% 15% 12% 30% 5% 9% 3% 9%
Downtown Area (square miles) 2.2 5.5 2.9 3.2 2.4 1.7 21 2.2 3.5
Net Units Added (2006) per sq. mi. 625 49 146 272 532 333 108 250 135
Units Under Construction per sq. mi. 883 78 280 247 225 798 134 - 298

VDeveIoprnenl Strategies, 2008. Data compited from down.!o.wn brganiznrions' wehsitos
* 8t Lowis includes 1,117 units completed in 2007

Downtown housing growth pattetns in the markets indicated above apply to St. Louis in several ways. ‘They

demonstrate that market-driven downtown housing can oceur in slow-growth, Midwestern regions that are
dominated by the automobile, They also show that downtown population and housing growth can occur
even as the populations of many central cities decline, and St. Louis City has seen small population increases

over the P’[{S[ W0 years.

Despite the positive signs that have bolstered downtown housing markets over the past several years, these
markets are not immune to the severe slowdown in the national housing markets and the credit crunch that
have affected cities across the country. As noted previously some projects in Downtown St. Louis have been
cancelled ot significantly altered due to these troubles. Most notably, SkyHouse, which included plans for
166 newly constructed for-sale condominiums, was cancelled. Tacing slow sales, other projects such as the
Park Pacific and Laurel changed their focus toward luxury rental apartments and away from for-sale condos.
Other buildings are offering blocks of unsold units for rent. Other for-sale projects including the recently

opened Syndicate and the Roberts Tower, which is currently under construction, remain on track.

Despite the large number of units entering the market, the Midwest and St. Louis in particular has not seen

the severe over-building that has occurred on the coasts. The most notable example is in Downtown Miami

' This phenomenon is also being experienced in non-downtown locations of St. Louis, such as new residential construction and
a limited amount of building conversions to housing in the Central West End, Midtown, and similar neighborhoods.
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where building was fueled by demand from speculators, resulting in thousands of unsold units with even

more condo towers still under construction.

Owerall, the Midwestern markets lack the boom and bust cycles seen in coastal areas, While the market is in a
slow period there ate still opportunities for residential development in these emerging downtowns, including
St. Louis. Over the past few yeats an “if you build it, they will come” attitude may have prevailed; however,
moving forward a more cautious and measured approach to this tesidential development can still create

positive results.

ST. Louis DowNTOWN HOUSING MARKET

Downtown St, Louis’ revitalization was spurted by an unprecedented boom in the housing market. Starting
in 2000 over 4,000 new units have opened downtown, with 75 percent of the new units being sold or rented
at market rates. In addition, 35 percent of these new units were for-sale lofts or condos. Although the recent
downturn in the housing market has slowed what had been a strong market, the downtown housing market
remains stable and continucs to grow at a steady rate with new rental and for-sale units continuing to be

absorbed.

The presence of for-sale units in downtown is particulatly significant. Based on 2000 Census data, 98 percent
of the total downtown housing stock consisted of rental units at the beginning of the decade. According to
the Partnership for Downtown St. Louis, however, over half of the new units opened from 2005 through
2007 were for-sale. While this trend is expected to slow along with the housing market, many of the newer
projects include well-appointed units that could be rented as luxury rental units or sold as condos as the
market dictates over the next several years. The addition of for-sale units and higher-cnd rental units allows

downtown to draw from a larger pool of potential residents, ensuring greater diversity in its population.

‘I'he recent growth in housing can be partially attributed to a five-year planning effort by civic leaders and the
aforementioned national trend of downtown housing growth. Increasingly, cities like St. Louis have been
able to capture both latent and emerging markets for urban living by converting their oversupply of vacant
and/or underutilized office and warehouse buildings into housing units. There are also many examples of
newly developed downtown housing that complements existing buildings, even in St Louis. By the end of
2007, new residential development in downtown casily surpassed the goals set forth in the Downtown Now

Plan, with over $4 billion in redevelopment and new construction.

The Partnership for Downtown St. Louis (PDSL) produces an annual report that tracks housing
development. In 2007, St. Louis added over 1,100 housing units to its downtown, 85 percent of which were
matket rate units. This was the largest single-year increase in downtown St Louts market rate units in recent

history. This housing growth followed a six-year period in which downtown witnessed an addition of over
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2,000 units Lo the market, An additional 150 units werc added in the first half of 2008 with 560 units
currently under construction. Another 378 units are in various stages of development. A summary of

downtown residential development activity is provided on the following table,

Downtown Housing Development

Rental Sale Total

Year Properties  Rental Unjts  Properties Sale Units  Properties  Total Units
2000 1 26 2 66 3 92
2001 0 0 1 31 1 31
2002 1 48 2 101 3 149
2003 3 263 7 355 10 618
2004 4 154 2 52 3] 206
2005 1 222 4 146 5 368
2006 10 905 8 470 18 1,375
2007 5 374 8 797 13 1,171
2008 4 189 1 24 5 213
Subtotal 29 2,181 35 2,042 64 4,223
Under Construction 5 436 2 123 7 559
In Development 4 204 3 174 7 378
TOTAL 38 2,821 40 2,339 78 5,160

Source: Partnership for Downtown St. Louis, 2008

While units continue to be added to the market, the smaller number of units added to the market in 2008
compared to the previous two years is notable. This decline is a reflection of both the slow housing market
and the need for the market to absorb the large number of units added over the last two years. Further
llustration of this trend is a comparison to PDSL’s 2006 survey of residental development which indicated
that 2,639 units were planned for 2008 and beyond, compared to the 2008 survey which indicates that 1,150
units have opened in 2008 or ate cuttently under construction or in development, This continucs to reflect
steady growth in the market, but with more tealistic expectations regarding the amount and pace of that

growth.

The Washington Avenue Loft District was the first focus area for new residential units in downtown, With
majot developments beginning in 2000, the district has emerged as an attractive, 24-hour, mixed-use district,
with converted, turn-of-the-century warehouse and office spaces. Residences in the district feature modern,
open floor plans, and the district has become a preferred entertainment destination with trendy restaurants
and gallerics. Notable projects completed recently along Washington Avenue include the Ely Walker Lofts,

The Bogen, The Ventana, and 'The Dorsa Lofts which, together, added over 443 for-sale units.

The success of projects in the Washington Avenue Loft District has spread further south into the heart of
downtown’s traditional office core between Washington Avenue and Pine Street. Two major projects within
Post Office Square have added a large number of tesidential units to this area. “T'he Paul Brown Loft
Apartments were converted from vacant office space into 222 market rate and affordable rental units. The

Syndicate was converted to 102 for-sale condos and 70 market-rate and affordable apartments. After opening
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in late 2007, 50 percent of the Syndicate’s condominiums have been sold and the apartment units are fully
occupied. This is onc indication of the health of the downtown market and the slower pace of condo salcs.
The following table looks at for-sale and rental occupancy for the entire downtown matket.

Downtown, 2008 Mid-year Residential Occupancy Update
Through June 30, 2008

Units Units %
Available Occupied  Occupancy

Properties Opened in 2006

All Properties 1,375 1,211 88%
Sale Properties 470 430 91%
Rental Properties 905 781 86%

Affordable 292 273 93%
Market Rate 613 508 83%

Properties Opened in 2007

All Properties 1,120 557 50%
Sale Properties 745 219 29%
Rental Properties 375 338 90%

Affordable 254 223 88%
Market Rate 121 115 95%

Properties Opened in 2008

All Properties 189 66 35%
Sale Properties 0 0 -
Rental Properties 189 66 35%

Affordable 159 52 33%
Market Rate 30 14 47%

Source: Partnership for Downtown 5. Louls

‘The for-sale units introduced in 2007 are less than 30 percent sold, compared to over 90 percent of the units
introduced in 2006, The slow absorption of these new units is due to three factors. First the slow-down in
the overall housing marker which has been discussed. Second, sales of units in the first half of the decacde
benefited from a significant lack of supply and cxisting pent-up demand for downtown housing, At this
point that demand appears to have been satisfied, with new condo sales depending on traditonal market
growth, linally, the number of fot-sale units added in 2007 was almost equal to the combined number of
for-sale units added from 2000 through 2005, and 60 percent more than were placed on the market in 2006.
Overall, the for-sale market appeared to reach the point of over-building in 2007, While sales continuc at a
steady pace, it was not enough to absorh the new units in the market. New for sale development should be

approached cautiously, provide a unique product in the market, and not flood the marker with new units.

The rental market has performed much better with overall occupancy for buildings open over one-year at 90
percent. Ouy survey of the most competitive properties in downtown shows occupancies in the middle 90
percent range. Of the properties opened earlier this year, 35 percent were occupied at the time of the PDSL’s

survey. Currently, one of these four properties is now fully occupied, and we estimate overall occupancy for

DEVELOPMENT STRATEGIES 70





Ballpark Village Market Study

these new projects is now over 60 percent, which is reasonable for propertics open less than a year. Similar
to the for-sale market, pent-up demand for attractive market rate housing in downtown has largely been
fulfilled, so new propetties will depend on traditional growth of the market. However, the rental market is
not affected by the slumping housing market and may in fact benefit. Tn addition, the rental market has not
been significantly ovetbuilt, The market will continue to be tested as additional units are added to the market
with for-sale propertics begin to rent blocks of un-sold units, and larger luxury apartment propertics enter the
market over the next two years, Again success for a new development will depend on providing a unique

product that is propetly positioned in the market.

Potential residential development within Ballpark Village will have a significant advantage to any other new
development with its proximity to Busch Stadium and the amenities provided by Ballpark Village itself. The
atea immediately surrounding the new Busch Stadium is the most recent area targeted for residential
development. Two major residential developments underway on other blocks in this area include the Puinte
400 apartments and the Ballpark Tofts. Pointe 400 (the former Pet Building) is a histotic rehab of a unique
19605 era office building, one block east of Busch Stadium and overlooking the Arch grounds and stadium.
The 118 units arc rented at the premium end of the market and range from $1,235 10 34,930 petr month or
31.75 to $1.85 per squate foot; however leasing at this price point continues to be slow with occupancy
hovering around 70 to 80 percent. The lagging performance is due larpely to the rents, which far exceed any
in the existing downtown market combined with the lack of nearby amenities. Pointe 400 rents were

generally 30.40 to $0.50 per squate foot above any other property in the market,

In contrast, the Ballpark Lofts, Cupples Building #8 are located two blocks west of the stadium (in historic
Cupples Station) where 62 of the 69 condo units wete reserved within one month of the initiation of sales.
The one-, two-, and three bedroom units are priced from 3200 to $260 per square foot, but do not offer
ballpark views. The building is expected to be completed by the end of 2008, A sccond building, Ballpark
Lofes, Cupples Building #9, includes 36 units with a restaurant and otfices on lower floors. Construction
began in summer of 2008, Its similarly priced unies are almost completely sold, The sales performance of the
two loft projects highlights the appcal of a condo within close proximity to the stadium, cven in this troubled

housing market.

With the exception of the Ballpark Village and two surface lots, opportunities for new residential construction
in this area are limited by current land uscs on surrounding blocks, which include two large parking garages,
the Westin hotel, a small office building, and a light industrial building, Interstate 64 is immediately south of

the stadium, preventing any development in this arca.

The development atea is one of three potential building sites adjacent to the new stadium. The othet two

including surface parking lots that are not slated for redevelopment in the near future. Due to the design of
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the ballpark it will be difficult for future buildings on these other two lots to provide game day views inside
Busch Stadium. By contrast, this is an amenity that the Ballpark Village developer can easily incorporate into

many of their units,

HOUSING SUPPLY

Gaining an understanding of housing supply reveals existing matket conditions, and a great deal can be
learned about market potential by analyzing successful and unsuccessful projects, as well as project locations
and amenities. [n addition to major downtown projects, we have examined housing located outside of
downtown in the Central West Fnd neighborhood and nearby Clayton. Thesc locations offer utban, mixed
use cnvironments similar to downtown with employment, shopping and entertainment within walking
distance. Prior to downtown’s resurgence, these were effectively the only locations for thosc interested in a
high-risc condoe in an uthan environment. These locations are still generally viewed as superior o downtlown,
but downtown is a “younger” market that has yet to mature into a fully diverse sct of housing options.
Towevet, a residental propetty within Ballpark Village would have inherent advantages that could not be

offered by any other property in the market.

A tesidential component of Ballpark Village could be positioned as one of the premier properties in the St.
l.ouis market. The decision to develop a for-sale or aparument property would be closcly dictated by the
conditions of the housing market at the time of development. If the current housing market prevails, a rental
strategy would likely be the most prudent; however, due the unique nature of the Ballpark Village project
either strategy has the potential to succeed. The following table summarizes the most competitive high-rise

and/or mixed-use condo propertics in the St Louis region.

Summary of For-3ale Competition ~ Downtown, CWE & Clayton

One-Bedroom o Two-Bedroom Three-i

Number Units Avg. Avg. Price Avg. Avg. Price Avg. FPrice
Selected Properties of Units Sold/Res. Price Size (SF) P5F Price Size {5F) PSF Size (SF) FSF

Yo T er T etsness  tooa s1e3  eaigess T iass s212 | s73ms00 3,027 €246
The Marguette a2 74 $197,150 803 5246 4281,617 1,169 5241 $714,900 2,596 $246
Mkt Segment Avg. 92 71 £195,201 514 5216 5300,474 1,346 5225 5726,320 2,835 5246
CC”"”’ West End - e S e i - - . - - - — PR —— Ipp— - - -
Park East Tower (CWE} 29 26 $430,000 1,124 5379 $721,725 1,773 407 $1,150,000 2,089 5551
Park Fast Lofts (CWF} kY3 a7 $314,567 987 $319 485,789 1,231 5395 $589,500 1,624 5363
Park Plasa (CWF) 87 L8 5508,062 1,181 5430 $799,417 1,790 447 51,612,000 1,069 5h2h
Mkt Segment Avg. 76 &0 £433,460 1,119 £385 5697,561 1,656 54192 51,198,547 2,357 5498
Maryland Walk {Clayten) 101 83 $339,000 952 5356 $664,483 1,559 5426 $1,148,375 2,485 5462
The Plaza in Clayten 80 72 - - - $749,000 1,980 5378 $2,025,877 3,720 5545
MKt SegmentAvg. 91 78 §339000 52 $3€  S701839  L745 8405 | $1536221 3031 . #499
Oerall Market Average 96 . 68 $329405 1012  S319  $s756% 1387 S35 SL155089 2711

+0ne bedroom dato for Marguette and Maryland Walk ond thiee-bedroomn dota for Park East Tower from a pr.yviuus murket study.

All of the downtown for-sale projects listed above consist of recently-converted histotic Joft or office
buildings. The Marquette was the first project to market units well above the 3200 per square foot level, with

an average unit price of $287,000, or $271 per square foot. The project was 85 percent pre-sold before initial
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oceupancy in 2006 and features modern condominium floorplans rather than the open loft floor plans that
had previously dominated the market. Generally, new construction units will be priced higher than
conversions due to the cost of construction and the ability to incorporate high-end features that would be
difficult to include in an cxisting structute, such as balconies, floot-to-ceiling windows, and large swimming
pools. Perhaps the most comparable project in St. Louis for a potential high-rise residential development
would be the Park Tast T'ower in the very urban and active Central West Hnd neighborhood. The modern
tower offers cxcellent views of the city and high-end unit and community amenities. Its 89 units were 95
percent sold as of its opening in November 20006, after 2.5 years of pre-sale. While the building designs could
be similar, it is difficult to compare the market conditions of two years ago with today or 1o predict the
prevailing conditions in later phases of the Ballpark Village. Nevertheless, we expect a similar product in
Ballpark Village could achieve prices around $300 per squate foot (2008 dollars), and be absorbed ata
treasonable rate (allowing for a considerable pre-sale period of over two years), considering the location
proximate (o the stadium and the appeal to both the high-end buyer and non-tradtional matket (corporate

and sccond residence purchases).

As a high-end apartment development, a residential component of Ballpark Village should compete with the
most attractive apattment properties in the region. ‘These apartments generally have rents at or above $1.50
pet squate foot. ‘The only property in this category located in downtown is Pointe 400), located one-block
east of the stadium. The performance of this property has dragged due to the lack of nearby amenities and
rents (most units between $1.60 and $1.85 pet square foot) well above the existing downtown market.
Iowcver, it is reasonable to conclude that units within Ballpark Village could easily outperform Pointe 400 at
this same price point. Most of these units would have significantly better views of the ballpark, they would
benefit from the amenities included in the other blocks of the project, and as new construction Ballpark
Village apartments could benefit from more attractive architecture, amenities and featutes such as private
balconics. ‘T'he following table summarizes the most competitive high-risc and/or mixed-use apartment

propertics in the St. Louis region,
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Three-Bedroom

i s S O IS A

rod

. Numb:r Units Avg. Avg. Price Avg. Avg. Price Avg. Avg. Price
, Selected Propertics of Units Occupied Price Size (SF) PS5 Price Size (SI') PS5 Price A.S’il’P’(.FF) PSF
Downtown
The Marquetta 36 30 $1,121 858 $1.31 51,454 1,138 $1.28 - -
Pointe 400 118 53 51,536 890 $1.73 52,534 1,292 $1.96 54,930 2,828 5174
Mkt Segment Avg. 77 42 81,439 882 8163 32,282 1,256 $1.80 54,930 2,828 $1.74
Centrol West End
Parc Frontenac 202 170 £995 813 51,22 41,830 1,500 40.96 -
Metro Lofts 213 202 51,213 753 51.61 $1,720 1,214 51.42 -
Montclair on the Park 2m 181 5855 770 51.19 41,348 938 51.44 - - -
Mansions on the Plaza 201 166 51,796 979 $1.83 $3,060 1,524 §2.01 $4,750 2,477 $1,42
Mkt Segment Avg. 204 140 51,215 815 81.47 41,885 1,392 $1.45 84,750 2,477 $1.92
Villas At Brenlwood 331 310 $1,315 820 $1.60 41,695 1,137 5149
Allegro at the Boulevard 74 67 51,545 875 52,195 1,178 51.86 - -
Clayton on the Park* 108 103 51,825 908 43,075 1,415 5217 1,810 51.38
Mkt Segment Avg., 160 51,456 845 52,058 1,201 51.69 1,648 51,38
"Overall Market Average 142 §1,321 833 1 I T R TN 051 f15R

*Converting to a senior properly.

Propertics in the St. louis area achieving rent levels similar to what we anticipate for units at Ballpark Village
include Allegro at the Boulevard, which is part of the Boulevard lifestyle retail development across {rom St.
Louis Galleria and within 2 mile of the Clayton CBID. After slow initial absorption, the property achieved
occupancy in the middle 90 percent range through the use of incentives. These mid-rise apartments lack the
high profile location and visibility offeted by Ballpark Village. Mansions on the Plaza in University City has
rents averaging about $1.80 per squarce foot, based largely on its comprehensive amenitics package. While the
location is in an attractive neighborbood, it lacks visibility, good views, and proximity to a major regional
attraction within a mixed-use development. Absorption of these 200 units has been very slow and occupancy
is consistently in the low 80 percent range. The most expensive property in the market was Clayton on the
Park, with 108 units with rents around $2.00 per square foot. The property consistently maintained
occupancy in the middle 90 percent range, with its prominent location in downtown Clayton across from
Shaw Park. Clayton is the premier rental submarket in the region, and the building benefited from its close
proximity to Clayton office buildings and its appeal to both high-end renters and non-traditional tenants such
as second residences and corporate housing. Although the property has been very successtul, it has been
removed from the rental market for conversion to a luxury senior living residence. Consideting these other
high-end rental properties in the St. Louds arca a future residential component of the Ballpark Village could be
successfully positioned at or near the top end of the local rental market. The property would benefit
significantly from new construction with modern architecture, amenities, a highly visible and prominent
location in a vibrant mixed-use environment, and views of downtown and the ballpark. Rents ranging from
$1.60 to $1.90 per square foot would be reasonable. However, only Mansions on the Plaza has introduced
significantly more than 100 units o the market, and its performance is mediocre. The matket for this type of
unit is not large, but it is highly compedtdve. Any new development targeting the high-end rental market
should limit the number of units to around 150, with an option o add units in a later phase. That said, the

Ballpatk Village is in a very advantageous position to compete and succeed in this segment of the market.
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Since downtown has not yet seen new tesidential construction, this project is something of a departare from
the prevailing market in the immediate environs (although the Roberts Tower may be pushing the matket in
this direction) and so may be scen as somewhat riskier than other condo developments in downtown. ‘T'his
higher risk and the lack of directly comparable propertties in the downtown area are the reasons for the
suggested conservative average pricing for the initial phase of the residential development at Ballpark Village.
The success of Park Bast ‘Fowet in the Central West Bnd suggests that St. Louisans are ready to embrace
modern high-rise condominium living outside of Clayton — particularly when the project is so closely tied to
the Cardinals and Busch Stadium — but this project will be the first true test for new construction in the

downtown market.
DESCRIPTION OF THE BALLPARK VILLAGE RESIDENTIAL UNITS

While a specific description of the potental residential units at Ballpark Village has not been provided, our
analysis of the market suggest condo or apartment units with the development should be positioned at or
near the top of the market in the St. Louis region based on its prominent location adjacent to Busch Stadium
within a new mixed-used development. Based on the competition within this high-end market segment, the
developer should offer a residental product similar or superior to other properties in the market. The
following is a general description of the type of residential product we foresee being included within Ballpark
Village. Rental and for-salc units would be similar in style and design, although for-sale units would allow
purchasers to upgrade and customize vnit to thelr own tastes. The units would genetally tange in size from
approximately 650 square fect for a small one-bedroom unit to 1,600 square fect for a three-bedroom unit. A
ptice in the range of per square foot of $275 to $325, with averages of 3300, would be appropriate for the
market, with premium prices for upper floors and reduced prices for lower floors. For tental units we

anticipate rents ranging from $1.60 to 1.90 per square foot (about 31,200 to $2,800 per month).

Units should include reserved parking in an attached parking garage, with one space per unit. An option to

putchase additional parking at 38,000 to $12,000 per space’? should be available. Rental units would have at
least one reserved space per unit at an additional cost of 3125 to $150 per month. This amount of provided
parking is comparable to other buildings in the market and the price per space is appropriate for downtown

parking,

12 Expected prices based on the Ballpark Village Parking Tax Revenue Analysis completed by Desman Associates.
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A high level of unit and community amenities is typical for luxury properties, and the Ballpark Village

developer is considering the following options for the site’s residences.

s  Modetn lobby with doorman and concierge

e Iealth club, grocery store, restaurants, and other service retailers (all within Ballpark Village)
o Delivered meals from Ballpark Village restaurants

o Private chef available

¢ (Clubhouse with wet bar, screening room, and business center with conference room

¢ Media room with projection television an theater scating

*  Additional storage

e Outdoor balconies for all units

o Shared roof top decks with entertainment areas, grill, pool, and ballpatk views

e High-cnd kitchens with stainless appliances and optional upgrades, island, granite countertops, and
natural stone or tile floors

e Bathrooms with natural stone or le floors, twin vanities, and high-end fixtures and tubs with premium
upgrade options.
The Ballpark Village residences should be positioned near the top of the regional condo or apartmen( market,
with the proposed location next to Busch Stadium {offering premium views of the stadium and in some cases
the ficld) and within Ballpark Village being the most marketable features that cannot be offered by any other
property in the markct. An average price of $300 per squate foot and/or rents ranging from $1.60 to $1.90
per square foot would be very competitive with new buildings in the Central West Hnd and Clayton. As
noted above, the phased development of the Ballpark Village will allow the developer to adjust subsequent
phases to prevailing market conditions and consider changes to the unit mix, sizes, and pricing. With this
flexibility the developer could choose to incorporate a mix of for-sale and rental units to broaden the market

for the units and reduce the overall absorption tate of the project.
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IDENTIFICATION OF TARGET MARKET

Market rescarch and surveys of new downtown residents provide further insight into the demographic
characteristics of the nationwide downtown housing market, and we use this data to guide our assumptions in
determining demand for Ballpark Village housing and the target market segments, The following table

indicates the types of households currently moving into downtowns atound the country:

Downtown Housing Segments

Market Segement Percent
College Age 5%-10%
Empty Nesters 30%
Singles, Couples (w/o children) 35%
Recent Relocations 10%-20%
Investors 5%-10%
Families 5%

Data compiled by downtown prganizations and Development Stratcgics

The current market for downtown housing generally excludes houscholds with school-age children. In
addition, new downtown residents tend, on average, to have higher incomes and higher levels of education

than the existing downtown populations,

The targetr market will be singles, young couples, and empty nesters that currently live in the St. Touis area
and are interested in living in an active uthan environment, close 1o employment, cultural, and entertainment
opportunities that downtown offets. Ballpark Village could offer modern condominium units at the high-end
of the price range of for-gale or apartment units in downtown. Still, that pricing will be very competitive with
the other modern units currently being offercd in the greater St. Louis market. The units should appeal to a
wide variety of lifestyle choices and we believe, with the unique location (including views of Cardinal games),
they will also attract non-traditional buyers or renters. These residents would be individuals or businesses
looking to capitalize on the unique location for a sccond residence or a corporate apartment for short term

stays of to entertain clients.

DEFINED MARKET AREAS

The primary market area is typically defined as the smallest geographic arca that is expected to generate
between 60 to 80 percent of the support for the proposed project. The primary market area is separated
from adjacent market areas by natural and manmade barriers such as rivers, highways, railroads, major

arteries, or a marked difference in the socioeconomic makeup of the neighborhood or area.

The primary market arca has been determined by: 1) Interviews conducted with city officials, real cstate

agents, and arca developers, 2) Demographic analysis, and 3) Field observations.
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For the purposes of analyzing the potential housing market for the proposed Ballpark Village

apartments /condos, we have identified the primary market area as an eight-mile cortidor along Tnterstate 64
from downtown St. Louis to Interstate 170 in eastern St. Louis County. The horders of the arca are, the
Mississippi River to the east, I-170 to the west, Manchester Road/Chouteau Avenue to the south, and

Delmar Boulevard to the north.
I'hese arce the reasons behind the selection of this market atea;

1. It encompasses an arca where tesidents are already accustomed to living in an urban or quasi-urban
sctting, While we believe that suburbanites and other non-urban dwellers are prospective buyers, those
who are currently living in denser urban neighborhoods are more likely to be intercsicd in a high-rise
condo located downtown. Although the PMA includes suburbs, these first-ticr subutbs contain
traditional downtowns, high-rise and mixed-use residential buildings, and older more densely spaced

single family homes.

2. This area is attractive to a large segment of the target population, so many PMA residents have already
moved to residences in the area in search of more walkable, urban neighborhoods. The PMA is a
demographically young atea with two major universities, Washington University and Saint l.ouis
University. Traditionally, high-rise apattments/condos appeal to empty-nesters, younger singles and
couples, especially those without children. Although the subject units are priced beyond what many
students or recent college graduates can afford, many of these younger people chose to live in the PMA
and may consider Ballpark Village as their income grows. We also expect that older couples without
children at home will be inrerested in living in this type of sctting. ‘I'he PMA has been the ptimaty choice
for empty-nesters looking to live closer to wortls, recreation, entertainment and cultural activities. ‘These
empty-nesters have higher disposable incomes and are often looking to significantly downsize from their

current residences.

3. This more urban arca of the region is becoming increasingly popular as a place to live, As a result,
housing development in the area has increased to meet the strong demand for mid-rise and high-rise

living.

We believe the primary market arca will support 30 percent of the demand for the residential component of
Ballpark Village. "I'his is lower than typical (60 to 80 percent), but appropriate since the location next to
Busch Stadium has a uniquc regional appeal, and will attract non-traditional residents. In addition, as one of
the most visible residential properties in the marker it will attract a larger than average number of residents

moving into St. Louis from other areas of the country.
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Qur secondary market consists of the remaining portions of St. Louis City and County. Until recently, there
werte not many choices for those intetested in living in the city or similar utban environments, Today,
downtown St. Louis is increasingly known as not only a place to work but also a place to live. While there arc
many housing options available in the city, the uniqueness of the Ballpark Village apartments/condos will
attract those who would not normally be interested in living in downtown or the city. We estimate that 25

percent of new residents at the subject property will come from the secondary market area.

We estimate that 25 percent of the buyers at the subject propetty will come from other areas of the St. Louis
region (including St. Charles and the Metro Cast), and people relocating from other major cities and {rom
non-traditional buyers, such as people looking for a second residence and businesses looking for unique
corporate apartments. Due to the popularity of high-rise living in cities like Chicago, Denver, Boston, and
New York, many people who relocate to St. Louls are accustomed to having urban alternatives to standard
multi-family housing and single-family homes. While the number of modern high-tise residential options in
the region has increased in recent years, it is an established form of housing in other cities and people expect

to have those options available to them when they move to 5t. Louis.

DEMOGRAPHIC QOVERVIEW OF THE PRIMARY AND SECONDARY MARKET AREAS

The primary market area’s population is estimated to be 80,700 according to ESRI. From 1990 to 2000 the
population declined 5.7 percent and from 2000 to 2008 it increascd an estimated 2.3 percent. ‘The number of
households in the PMA decreased by 2.3 percent from 1990 1o 2000 and then increased by 2.4 percent
between 2000 and 2008. The population loss 1s greatet in the primary market arca than in the sccondary
market area and the St. T.ouis MSA, which has grown marginally. The city’s population has stabilized over the

past decade, and has even had a nominal increase.

The secondary market consists of the remaining portions of St. Louis City and County. This area’s
population has also decreased since 1990. From 1990 to 2000, the population shrank 1.0 percent and from
2000 to 2008 it lost 0.8 percent. The number of households in the secondary market increased by 1.4 percent
from 1990 to 2000, but growth slowed to (0.2 percent from 2000 to 2008, and it is expected o only increase

by 0.1 percent over the next {ive years.

The following table compares the primary market area’s demographics to the secondary market arca and the

St, Louis MSA.
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Demographic Trends

A O L A

St. Louis
Description . PMA SMA MSA
Population
2013 Projection 81,400 1,270,500 2,962,700
2008 Estimate 80,700 1,275,700 2,856,100
2000 Census 78,900 1,285,600 2,698,700
1990 Census 83,700 1,306,500 2,580,900
Growth 2008-2013 0.9% -0.4% 3.7%
Growth 2000-2008 2.3% -0.8% 5.8%
Growth 1990-2000 -5.7% -1.6% 4.6%
Households
2013 Projection 359,200 515,100 1,168,800
2008 Estimate 38,600 514,600 1,122,000
2000 Census 37,700 513,700 1,048,300
1990 Census 38,600 506,500 975,000
Growth 2008-2013 1.6% 0.1% 4.2%
Growth 2000-2008 2.4% 0.2% 7.0%
Growth 1990-2000 -2.3% 1.4% 7.5%

© 2008 ESRI

Of the total PMA population, roughly 44 percent are between the ages of 25 and 55, the age group that will

be most likely to rent or buy at the subject property.

The primary market area has lost population since 1990, although the population has grown since 2000, and
is projected to continue growing through 2013, The population growth has been paralleled by the addition of
new housing options to the market and a growing acceptance of urban living. The city’s population as a
whole has stabilized and even shown small increases in the last few years. The median household incomes in
the primary market arca arc lower than that in the surrounding secondary matket area and the MSA.

However the PMA includes areas such as Clayton and the Central West Tnd, which have some of the largest
concentrations of high income households in the region. This is demonstrated most clearly when the low
median income of the PMA is compared to the very high median owner-occupied housing value, PMA
housing values are 33 percent higher than values in the St, Louis region, The Ballpark Village
apartments/condos will be attractive to current tenants of the existing stock of high-tise apartments and

condos in the PMA.
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HousING DEMAND

We have estimated the tumber of potental households able to afford units at the subject property using the

following steps:

1, FHstimate the number of households in the market area;

2. Project the number income qualified households;

3. Estimatc the number of qualified houscholds that would choose a one-, two, or three-bedroom unit;

4, Determine the penetration and capturcs rate by dividing the number of units at the subject property by

the total number of qualified home buyers and the number of buyers in the market annually.

HOUSEHOLDS IN THE MARKET AREA

According to ESRI estimates and projections, thete ate currently (2008) 38,600 houscholds in the primary
market area, a number which is projected to grow to 39,200 by 2013. ‘This indicates an average annual
increase of 120 houscholds in the primary market. However, the number of upper-income households
(annual incomes of $60,000 or greater) is not projected to increase over the next five years (after a three

percent annual inflation adjustment).

QUALIFIED BUYERS/RENTERS

The second slep involves estimating the number of households able to afford the proposed Ballpark Village
unit prices. Based on the anticipated luxury apartment/condos that Ballpark Village will offer, we have
assumed that only houscholds with annual incomes of 360,000 or greater will be able to teasonably afford the

subject’s units.

According to ESRI, there are currently 15,100 houscholds in the primary market area that earn 360,000 per

year or more.

HOUSEHOLD SIZE

We anticipate that Ballpark Village will offer one-, two- and three-bedroom units and we believe the vast
majotity of houscholds interested in leasing/purchasing a unit will have one or two persons, with a small

number of three person houscholds. The following table summarizes household sizes in the market arca.
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PMA - Households by Size

1 Person Household 51.6%
2 Person Household 28.3%
3 Person Household 9.8%
4 Person Household 6.3%
5 Person Household 2.7%
6 Person Household 0.8%
7+ Person Household 0.5%
Total 1-3 Person HHs 89.7%
© 2008 ESRI

Based on these figuares, we estimate that 85 percent of households in the primary market area can consider
units at the subject based on number of bedrooms and unit size alone. The table below summarizes our
estimatc of potendal renters/buyers in the PMA. These households earn enough to reasonably afford the

subject units and have houschold sizes between one and three people.

PMA - Households by Income

Household Income 2008 Estimate 2013 Projection

Total households: 38,580 39,180
<$10,000 5,430 14.1% 5,010 12.8%
510,000 - 514,999 2,150 5.6% 1,950 5.0%
515,000 - 519,999 2,130 5.5% 1,780 4.5%
520,000 - 524,999 2,180 5.6% 1,820 4.6%
$25,000 - $29,999 1,670 4.3% 1,950 5.0%
$30,000 - $34,999 1,780 4.6% 1,220 3.1%
535,000 - $39,999 1,810 4.7% 1,270 3.2%
540,000 - 544,999 1,950 5.1% 1,720 4.4%
545,000 - 549,999 1,510 3.9% 1,580 4.0%
$50,000 - $59,999 2,910 7.5% 3,230 8.2%
560,000 - $74,999 3,410 8.8% 3,990 10.2%
575,000 - $99,999 4,350 11.3% 4,530 11.6%
$100,000 - $124,999 1,520 3.9% 2,880 7.3%
$125,000 - $149,999 1,560 4.0% 1,180 3.0%
$150,000 - $199,999 1,540 4.0% 1,500 3.8%
$200,000 - $249,999 790 2.0% 1,140 2.9%
$250,000 - $499,999 1,420 3.7% 1,510 3.9%
$500,000 + 510 1.3% 930 2.4%

HH earning over $60,000 (2008) 15,100 39.1%

HH earning over 569,600 (2013) 15,106 38.6%

1+to 3 person households 85% 85%

Potential Tenants 12,835 12,840

2008 ESRI
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PENETRATION RATE AND CAPTURE RATE

The penctration rate is calculated by dividing the number of units at the subject property by the number of
households that would be likely to rent/buy a unit in Ballpatrk Village based on income and houschold size.
The capture rate further qualifies the market by estimating the number of households in the market {for new

housing cach yeat.

The targeted income group in the PMA is not projected to grow over the next five years. The residential
component of Ballpatk Village will be tailored to the demands of the luxury housing market and the type of
product (rental or for-sale) has yet to be determined. Therefore, we have utilized a blended tenant turnover
and houschold mobility rate of 20 percent, This rate combines a nine percent annual maobility rate from
similar for-sale propertics and a 30 percent annual tenant turnover rate from similar rental properties in the
PMA. The number of houscholds in the market each year is divided by the number of units serving the
market area to determine the captare rate. Ballpark Village will add 250 apartments or condos to the market,
and we anticipate 125 of thosc units will serve the PMA. We have utilized a similar process to calculate
capturc rates in the secondary market as well. Penetration and capture rate calculations for the PMA and

SMA are summarized in following tables.

Ballpark Village Apartments/Condos

Primary Market Area Demand Analysis

AR L

Total Households o 38,6‘06\
HHs earning over $60,000 15,100
Percentage of 1 to 3 Person Households 85%
Potential Market 12,835
Number of Units 250
Percentage of Units Serving Market 50%
(50% Primary/25% Secondary/25% outside market)
NL{mber of Units Serving Market _ _12_5
PenetrationRate .. 1.0%
Growth in HH (2008 - 2013) 0%
Annual Growth 0%
New Houscholds 0
Estimated Turnover/Mobility Rate 20%
Mobile Households 2567
Potential Annual Renters/Buyers 2,§67
Captu(e Rate 4.9%

Source: ESRI and Development Strategies, Inc.
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Ballpark Village Apartments/Condos

Secondary Market Area Demand Analysis

Total Households 514,600
HHs earning over $60,000 263,286
Percentage of 1 to 3 Person Households 75%
Potential Market 197,465
Number of Units 250
Percentage of Units Serving Market 25%
(50% Primary/25% Secondary/25% outside market)
Number of Units Serving Market 63
Penetration Rate o 0.0%
Growth in HH over (2008-2013) -1%
Annual Growth 0%
New Households -518
Estimated Turnover/Mobility Rate 20%
Mobile Households 39493
Potential Annual Renters/Buyers 38,975
Capture Rate 0.2%

" TS N DA

NI

Source: ESRI and Development Strategies, Inc.

'I'hese projections indicate the residential units at Ballpark Village would need to capture about five percent of
the active demand in the PMA (o be absorbed within 12 months. To be fully absorbed within two years the
subject would need to capture about 2.4 percent of this market each year. ‘Thesc rates are considered very

strong, especially for a large development in a premier location.

As previously noted, several factors will define the subject as a premier property in the market. The building
will be among the first newly constructed residential buildings in downtown in over 40 years. Tt will feature
attractive architecture and amenities which are not widely available in the numerous rchabbed buildings. We
expect the building to offer an attractive array of unit and building amenitics, positioning the building ncar
the top of the downtown market but not pushing beyond established price points, like those in newly
constructed or rehabbed towers in the Central West Tind and Clayton. Morcover, the building occupics a
premier location including easy access to shopping, dining and entertainment, employment, medical services,
and views of Busch Stadium, including dircct views onto the playing {icld from many units.

This is a unique location and it is unlikely that any other buildings will be able to otffer similar ballpark views

in the foreseeable future. The project will receive a tremendous amount of publicity through the local media

duc to the high-profile of the Ballpark Village project, and the three million annual visitors to Busch Stadiom.
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ABSORPTION

We anticipate pre-sales or pre-lease absorption of the units to occur within 21 to 25 months afier sales and/ or
pre-leasing is initiated, indicating an absotption rate of 10 to 12 units per month. With a construction period of
18 to 24 months, it is likely that 70 pereent to 90 percent of the planned units will be sold or rented before
the building is ready for occupancy with an additional two to six months needed to sell or rent the remaining
units. The planned 250 units represent the largest residential project in Downtown’s recent history.
Although this may cause some concern in the current housing market, the project will likely enter the market
with a very high profile and with less competition than the market has seen in several years. Since the
residential units are not included in the initial development phase of the project, the for-sale/for-rent mix of
the residential component can be adjusted to prevailing market conditions to maximize the marketability of

the project and minimizc the absorpdon of the units.

We believe there is significant pent-up demand in the market specifically for condominium units at this
location with views of the stadium and playing field. Units with the best views of the field will be reserved
almost immediately upon the initiation of sales, and the building will likely have 50 to 60 percent of the units
rescrved within six to nine months after sales arc initiated. Units facing away {rom the stadium and on the
lowest floors will be the slowest to sell or rent. The martketability of these units can be greatly enhanced by
adjusting pricing to reflect the desirability of stadium-view units and offering community amenitics such as
roof-top decks or clubhouse rooms that will offer all residents the opportunity to view games from the
building during basehall scason. The amenities will make sure that all residents will fecl “part of the action,”

which should be a main sclling point for the entire building, not just those units on the stadium side.

Several recently completed condominium and tental projects provide some indication of absorption rates in
the market. [n downtown, The Syndicate was converted to 102 for-sale condos and 70 market-rate and
affordable apartments. After opening in late 2007, 50 percent of the Syndicate’s condominiums have been
sold and the apartment units are fully occupied. The two buildings included in the Ballpark Lofts
development, Cupples Building #8 and Cupples Building #9, are located two blocks west of the stadium in
historic Cupples Station. The sales performance of the two loft projects highlights the appeal of a condo
within closc proximity to the stadium, even in this troubled housing market. Combined the two buildings
include 105 for-sale lost units, and well over 90 percent have been sold prior to the buildings’ completions
each expected in late 2008 or catly 2009, The one-, two-, and three bedroom units are priced from $200 to

3260 per square foot, but do not offer ballpark views.

Although our projected absorption rates for the Ballpark Village units are quicker than most high-cend
apartment ot condo propetties in the St. Louis market, we believe these rates are justitied. Tt is difficult to

ovetestimate the impact of the location next to Busch Stadium and units with views of the playing field and
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Catdinal baschall games. The subject will be the only building able to provide these views, The uniqueness
of these units is likely to prompt commitments from many residents who would otherwise not be consideting
the putchase of a new condo or moving to a new apartment. The location will also generate a significant
amount of non-traditional buyers such as companies looking for a private corporate apartments or individuals
looking for a second tesidence, The suggested units are pricing is similar or slightly below luxury condos and
apartments in the Central West End and Clayton and will be very competitive with comparable condo
developments in downtown. Finally, as part of the larger Ballpark Village development, the units will benefit
from a tremendous amount of exposure in the local media. In addidon, it will exposed to millions of {ans
cach summer attending Cardinal games at Busch Stadium and watch on television where the tower will be

featured prominently in many views.

RESIDENTIAL CONCLUSIONS

Although there are no plans for a residential component in the initial development phase of Ballpark Village,
the market would be able to support the addition of 250 residential units in later phases of the development.
Currently, residential development in downtown remains stable despite the downturn in the national housing
market, with continued new development and strong absorption. While sales demand remains steady it has
not kept pace with the large increase in for-sale units. On the other hand apartment properties continue to be
absorbed at a reasonable pace with no oversupply in the market. The rental market will be tested in the next
couple of years as some blocks of unsold condos are released to the rental market, and other condo

developments currenty under construction or in development are converted to luxury rental properties,

Developers are offering a wider array of unit types and project amenities, giving potential residents a wide
range of choices. The rapid pace of development and sluggish housing market creates a measure of
uncertainty; the large amount of inventory existing and planned in the downtown market and the lack of
comparable new construction within the downtown area suggest a somewhat cautious approach to this
development. Tlowever, Cardinal baseball and Busch Stadium offer a strong appeal to local residents and
some projects in close proximity to the ballpark have outperformed others in Downtown. A high-cnd rental
or for-sale residential building would be well positioned to capitalize on this appeal with a prominent location

in an attractive mixed-use development.

We ate confident that the market for downtown housing will support residential units for later phases of the
Ballpark Village development. Although the planned 250 units represent the largest residential project in
Downtown’s tecent history, the project will enter the market with a very high profile and with less
competition than the matket has scen in several years. ‘The for-sale/for-rent mix of the residential
component can be adjusted to prevailing market conditions to maximize the markerability of the project and

minimize the absorption of the units. Due to the unique nature and high visibility of the project, we belicve
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the residential component could be viewed as a premier property in the market with units achieving sale
ptices around §300 per square toot or rents ranging from 31.60 to $1.90 pet squate foot. We anticipate pre-
completion absorption of the units to occur within 21 to 25 months afler sales and/ or pre-kasing is initiated,
indicating an absorption rate of 10 to 12 units per month, with 70 percent to 90 percent of the units sold or
pre-leased before the building is ready for occupancy with an additional two to six months needed to sell or

rent the remaining units,

SUMMARY OF FINDINGS

Overall, we strongly support the proposed development and find that the proposed mixed retail, entertain-
ment and office uses will be supported by the market. We would also support some form of residential use
along with additional commercial space in later phases of the development. Over the past six years down-
town St. Louis has stabilized and is a suitable location for a latpe-scale mixed use development. In addition to
the subject, other mixed-use projects, including Lumicre Place and Mercantile Exchange, with investments

totaling about $1 hillion, have been recently completed or are proposed for downtown.

Ballpark Village will provide downtown with a landmark shopping and entertainment destination that has
been missing for many years. The project’s design, mix of retail and entertainment venues unique to the re-
gion, and location next to Busch Stadium will make this a “must see” destination fot tourists and visitors to
downtown. We expect that over half of the Ballpark Village traffic will come {from out-of-town tourists and
daytrip visitors from the larger region. The upgraded shopping environment and new spending options pro-
vided by the project will significantly improve downtown’s ability to draw consumers from a wider area, and
the residential population is expected to continue growing at a brisk pace. Our ten-year projections show
there will be sufficient demand to suppott the new proposed space in Ballpark Village along with additional
tetall projects and existing vacant space that is currently on the market. There is already a significant amount
of intetest for the space in Ballpark Village, and we anticipate the initial development phase of Ballpark Vil-
lage with up to 250,000 square feet of retail and entertainment space will be 90 to 100 percent occupied by
the anticipated completion date in 2011, Additional phases totaling up to 110,000 square feet could be added

and absothed over the next five years,

Downtown St. Louis has not scen the construction of a new office building in over 15 years. 'The current
state of the market in the Central Business District includes a glut of Class “A-minus” office space con-
structed in the mid-1980s. This segment of the market lacks unique buildings and space, making office space
in downtown a commodity, with many properties competing for the same tenants, The lack of new high-
profile space has cause large office users to look clsewhere in the region. Ballpark Village office towets will
capture pent-up demand for new modern office space, large amounts of contiguous spacce in a highly visible

and prestigious location. In fact, two large office users have already commitred to office space in the devel-
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opment, accounting for about 250,000 square feet of office space. The Ballpark Village office towers will be
superior Class A buildings compared to the current Class A inventory in downtown, and could achieve annual
lease rates of $26.00 to $27.00 per square foot. These offices will offer modern facilitics, fabulous views, and
a location within an exciting urban district, which are all highly valued amenities. Due to these unique advan-
tages, Ballpark Village will be able to compete with the most competitive office submarkets in the region and
is likely to achieve lease rates comparable to those in Clayton or Creve Cocur. Based on current absorption
rates of Class A propetties at Highlands and CityPlace, an annual absorption rate of 75,000 square feet is rea-
sonable. With two commitments to occupy 250,000 square feet of spacc in place for autumn of 2008, this
would amount to roughly 400,000 square feet of space by 2011, 550,000 square feet of spacc by 2013, and
700,000 square feet of space by 2015. We estimatc a stabilized occupancy of a 92 percent following the ab-
sorption period. We see the success of Ballpark Village positively impacting the success of other downtown
projects, and existing office buildings in downtown and affect the relevant factors by which the market is

measured.

Over the past several years significant improvement can be seen on the residential side, with 4 large number
of market rate for-sale and rental units entering the marker. While the national housing market has seen a
significant downturn, downtown sales remain steady; however, they have not kept pace with the significant
increases in construction over the past two years. New for-sale projects near the stadium arc outperforming
others in downtown and rental properties continue to perform well with new units being absorbed and no
oversupply of units. Ballpark Village has a unique location adjacent to Busch Stadium and could support a
premier residential property with for-sale units or apartments priced near the top of the St. Louis market.
The planned 250 units represent the largest residential project in Downtown’s recent history. Although this
may cause some concern in the current housing market, the project will likely enter the market with a very
high profile and with less competition than the market has scen in several years. Since the residential units
are not included in the initial development phase of the project, the for-sale/for-rent mix of the residential
compounent can be adjusted to prevailing market conditions to maximize the marketability of the project and

minimize the absorption of the units,

In summary, we strongly support the development of Ballpark Village, and the market will support the pro-
posed mix of office, retail and entertainment uses, with future potential for residential units and additional
commetcial development in later phases, The project will significantly increase downtown’s ability to capturce
demand within the region, and compete with other major downtowns in the Midwest for visitors and tourist

spending.
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COMSULTANTS IN REAL ESTATE, COMMUNITY AND ECONOMIC DEVELOPMENT
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ASSUMPTIONS AND LIMITING CONDITIONS

This study is subject to the {ollowing limiting conditions and assumptions:

Information provided by various secondary sources is assumed to be accurate. However, this information
cannot be guaranteed ot construed to represent judgments by the consultant. Such information and the re-
sults of its applicadon by the consultant are subject to change without notice.

The future course of the St. Louis regional economy is based on our curtent understanding of the market and
represcntations made to us. The future course of residential development is difficult to predict and our fore-
cast is subject to change, although we deem our projections as reasonable given current information available.

We have analyzed the current economic conditions in the St. T.ouis metropolitan area and have taken them
into consideration in making our projections. However, should the local, regional, or national economics
suffer a major recession or depression, this will have a material effect on our projections,

Our analyscs, opinions, and conclusions were prepared in conformance with the requirements of the
Code of Professional Fthics and the Standards of Professional Practice of the American Institute of Cer-
tified Planners, the International Beonomic Development Council, and the Appraisal Institute, of which
the principals and other staff of Development Strategies arc members.

CERTIFICATION

We certify that:

Neither Development Strategies nor any of its employees has any identity of interest with any member of the
development team.

Neither Development Strategies not any of its employees has any ownership interest in the project.

Our fee for preparation of this study does not rely in any way on the recommendations contained herein.

DEVELOPMENT STRATEGIES





Ballpark Village Development Plan
City of St. Louis, Missouri

APPENDIX | — CHIEF ELECTED OFFICIAL CERTIFICATION OF ACCURACY





OFFICE OF THE MAYOR
CITY OF ST. LOUIS

FRANCIS G. SLAY MISSOURI CITY HALL - ROOM 200
MAYOR 1200 MARKET STREET
SAINT LOUIS, MISSOURI 63103-2877
(314) 622-3201
FAX: (314) 622-4061

CERTIFICATION OF ACCURACY

I am the Mayor of the City of St. Louis, Missouri (the “City”), a constitutional charter city and
political subdivision organized and existing under its Charter and the Constitution and laws of
the State of Missouri. In accordance with Section 99.942.1(27) of the Revised Statutes of
Missouri, as amended, I hereby certify that, to the best of my knowledge, based upon the
information available to me, the information in the “MODESA Development Plan: Ballpark
Village Development Area” is accurate.

Dated: January 7, 2009

"5 “% Y /é e (L//

Zf:ranms G. Slay, Mayor /
/,










