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BOARD BILL # 407 INTRODUCED BY ALDERWOMAN YOUNG

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 AS A DEVELOPMENT AREA (THE “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;
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
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
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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 for Ballpark Village” (the “Development Plan”), for 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 construction of retail, entertainment, commercial and
residential development, as well as site work, landscaping, utility relocation, streetscape, parking
and other infrastructure improvements, as more fully described therein (collectively, the
“Development Project™); and

WHEREAS, the Authority held a public hearing in conformance with the Act on
January 18, 2007, 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 January 18, 2007, 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;
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
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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
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.

B. The Development Area has not been subject to growth and development
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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.
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 Board of Commissioners found that the Development Project
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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 those 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 a “central business
district,” as defined in Section 99.918(4) of the Act; (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
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.

Date: January 26, 2007
Page 5 of 9
Board Bill No. 407 Sponsor: Alderwoman Young



10

11

12

13

14

15

16

17

18

19

20

21

22

23

SECTION FOUR. The Development Project as set forth in the Development Plan is
hereby adopted and approved. The area selected for the Development Project (the
“Development Project Area”, and as such term is used and defined in the Act) is hereby
designated by the City in accordance with and as contemplated by the Development Plan.

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
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
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such payments in lieu of taxes into a special fund called the “City of St. Louis, Missouri,
Special Allocation Fund for the Ballpark Village Development Area” (the “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.

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
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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 is 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
payment thereof, all in accordance with the Act.

SECTION TEN. The Mayor is hereby authorized and directed 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
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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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BALLPARK VILLAGE DEVELOPMENT PLAN
CITY OF ST. Louis, MISSOURI

MODESA DEVELOPMENT PLAN:
BALLPARK VILLAGE

SECTION |

INTRODUCTION

A. PURPOSE OF THIS PLAN

One of the most important goals of the City of St. Louis is to make downtown St. Louis a thriving
place to live, work and play, and a place that maximizes the production of tax revenues for both
the City and the State of Missouri. Ballpark Village represents a tremendous opportunity for the
City and the State of Missouri to both generate new direct tax revenues and to enhance St.
Louis’ status as a convention and tourism destination, generating even more indirect tax
revenues. The City proposed to use MODESA to eliminate blight on the site of the northern half
of the “old” Busch Stadium and to enable the development of the Village.

B. THE MISSOURI DOWNTOWN AND RURAL ECONOMIC STIMULUS ACT

MODESA is a legislative 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 providing essential public infrastructure. MODESA is similar to other
economic development tools such as tax increment financing in that it utilizes incremental tax
revenue to induce private development. MODESA differs from some other economic
development tools in that it involves both State and local tax revenues. Per the MODESA Act,
50% of the new local economic activity taxes and 100% of the new local property taxes may be
used to finance private redevelopment projects. In addition, MODESA can capture up to 50% of
the State sales taxes from sales new to Missouri and 50% of the State income taxes generated
by jobs that are new to the State of Missouri. The incremental State tax revenue may be used
to fund public infrastructure improvements in the Development Area.

The revenues that MODESA generates are based on the properties and economic activity
within a geographic boundary called the “Development Area.” The MODESA Act (Sections
99.915 to 99.1060 R.S.MO) defines a “Development Area” as follows:

(7) “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. lItislocated 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 buildings in the area fifty percent or more 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 (a) to (g) herein;

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

g. The development area shall not include any property that is located within the
one hundred year flood plain...”

To qualify as a Development Area, the territory to be designated must exhibit certain
characteristics that meet the criteria as established in the definition for a “Blighted Area” or
“Conservation Area”. The MODESA Act defines a “Blighted Area” as follows:

“an area which, by reason of the predominance of defective or inadequate street layout,
unsanitary or unsafe conditions, deterioration of site improvements, improper subdivision
or obsolete platting, or the existence of conditions which endanger life or property by fire
and other causes, or any combination of such factors, retards the provision of housing
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 follows:

“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 buildings built in excess of thirty-five years prior to the adoption of the
ordinance approving the development plan. The historical land use emphasis of a
central business district prior to development will have been a mixed use of business,
commercial, financial, transportation, government, and multifamily residential uses.”

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 be found 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 defines the Development Area with respect to its location within the City’s historic
central business district, provides an explanation of why the Area as a whole is blighted,
describes the Development Project proposed for the Area, and provides the information
required by the MoDESA Act.
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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 Il
AREA DESCRIPTION AND BACKGROUND

A. LOCATION OF DEVELOPMENT AREA

The Ballpark Village Development Area (the “Area” or “Development Area”) is located in the
City’s historic downtown, as indicated on the map included in this Plan as Appendix A-1. The
Area includes the northern portion of the site formerly occupied by “old” Busch Stadium (which
was demolished to make way for the new ballpark and Ballpark Village) and the International
Bowling Museum & Hall of Fame property (the “BHOF Parcel”). 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. A list of the parcels included in the Development
Area, legal descriptions for these parcels, and the City Assessor’'s Parcel Locator Numbers is
provided in Appendix B.

The Development Area also includes certain public rights-of-way. The boundaries of the
Development Area are shown on Appendix A-2.

The Area consists of approximately ten (10) acres including rights-of-way. The majority of the
Area is currently unoccupied; the BHOF Parcel occupies the northwest corner of the Area, as
shown on Appendix A-1. The BHOF Parcel may or may not be included within the actual
Development Project, depending on the outcome of negotiations with the Developer; regardless,
it will be included in the Development Area.

From 1966 to 2005, the majority of the area was occupied by the “old” Busch Stadium; a new
ballpark has been constructed to replace this facility and the new ballpark currently occupies the
southern approximately % of the old ballpark site, leaving the northern portion of the site
available for this Ballpark Village Development Area. The old stadium was a use associated
with historic downtown St. Louis for more than four decades. 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 Area with respect to the historic core of St. Louis is shown on the map attached as
Appendix A-1. A legal description of the boundaries of the Development Area is attached as
Appendix B. 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 Area is not within a flood plain is attached as Appendix C.

B. HISTORIC BACKGROUND OF THE AREA AND BUILDING AGE

At present, there is one existing building in the Development Area (the International Bowling
Museum & Hall of Fame, constructed in 1982). Until 2005, the now-vacant parcel that
comprises approximately 80% of the Area was occupied by “old” Busch Stadium, a facility
completed in 1966. Thus, approximately 80% of the Development Area had a prior structure
built in excess of 35 years ago. Prior to the construction of “old” Busch stadium in the early
1960s, the site was occupied by structures that dated back to the 1800s and early 1900s.
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Currently, there are four structures in the Development Area. In addition to the International
Bowling Museum & Hall of Fame, there is 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; the supporting piles and associated pile caps from the “old” Busch Stadium
completed in 1966, which remain visible from the surface; and a small surface parking lot,
constructed in 2006, at the northeast corner of the Development Area. Thus, 50% of the
existing structures in the Development Area are at least 35 years old.

C. MEDIAN HOUSEHOLD INCOME

According to the 2000 Census, the median household income for census tract 1256 in which the
majority of the Development Area is located was $34,826, well below the threshold of $62,000
required by the MODESA Act. According to the Missouri Economic Research and Information
Center, the median household income for the City of St. Louis according to the 2000 Census
was $27,156, again well below the threshold of $62,000 required by the MODESA Act.

D. SUMMARY—AREA ELIGIBILITY FOR MODESA

As demonstrated by the above information, the Development Area meets the criteria for being
located in a central business district and is eligible for MODESA because:

e The Area is at or near the historic “core” of the City that is locally known as downtown;
¢ The median household income of both the Area and the City is less than $62,000;

¢ More than 80% of the Area is a vacant lot that had a prior structure built in excess of 35
years ago; and

e The historical land use emphasis of the Area per se was commercial, and the broader
downtown in which the Area is located (including the central business district) has
historically been a mix of business, commercial, financial, transportation, government,
and multi-family residential uses.

E. THE AREA WouLD NoT BE DEVELOPED OR CONTINUE TO BE DEVELOPED ABSENT
MODESA FINANCING

The 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 Area will not be
developed on the scale contemplated and desired absent MODESA financing.
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SECTION Il
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 Area is comprised of a vacant
parcel. 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. UNSANITARY OR UNSAFE CONDITIONS

Existing public improvements in the area, primarily consisting of curbs and sidewalks, are
cracked and deteriorated.

B. DETERIORATION OF SITE IMPROVEMENTS

The site currently contains significant impediments that are negative and costly to address,
including problematic soil conditions, environmental issues, piers from the old Busch Stadium
that will require removal, and many other negative conditions. The rights-of way in the Area
also exhibit elements of deterioration, especially with respect to the curbs and sidewalks. The
majority of the street lights in the Area are 1950s-vintage cobrahead lights that cast far too
much light, hum noisily, and fail to create an attractive pedestrian environment. In addition, the
site was previously amalgamated from approximately six (6) typically sized City blocks;
additional public accessways and public spaces are needed to re-scale the now-monolithic site
into pedestrian-friendly components that are attractive to office and residential occupants and
visitors and provide an attractive retail environment. The Area experiences a large amount of
tourism traffic—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.

C. CONDITIONS WHICH ENDANGER LIFE OR PROPERTY

Approximately 80% of the Area is currently surrounded by a chain link fence that is necessary to
keep pedestrians from entering onto the site. Uneven terrain, poor drainage and debris
currently present hazards on the site.

D. RETARDS PROVISION OF HOUSING ACCOMMODATIONS

There is a burgeoning market for a broad spectrum of residential uses in downtown St. Louis. It
is a high priority goal of the City to create a strong downtown population base to fuel private
investment in office, retail, and entertainment uses. However, although the market has
significantly improved over the past five years, this market is still fragile and not yet at the point
where sales prices and leasing rates will support the cost of the development. This is
particularly true with respect to new residential construction where state historic tax credits are
not available to fill the gap between development costs and supportable private investment.
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Ballpark Village presents an opportunity for new residential construction that will set a new
standard for the housing market in downtown St. Louis.

E. EcoNOMIC AND SOCIAL LIABILITY

The aforementioned conditions constitute an economic and social liability. The major portion of
the Development Area is underutilized and currently vacant. Vacant sites are economic
liabilities to the City.

The condition of the public rights-of-way is also an economic liability, as it inhibits pedestrian
movement throughout downtown and in particular from the central and northern portions of
downtown to the ballpark in the southern part of downtown. As downtown’s residential, worker
and tourist populations grow, safe and pleasant pedestrian movement will be increasingly
essential to downtown’'s success. The deteriorated rights-of-way and lack of attractive
pedestrian thoroughfares and street lighting detracts from tourism and potential future business
opportunities.

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.

F. 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 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.

G. SUMMARY OF BLIGHTED AREA FINDINGS

As indicated in Section Ill, the Area as a whole exhibits a variety of the factors identified in the
MODESA Act for designation as a Blighted Area. These factors have led the Area as a whole to
constitute an economic and social liability for both the City of St. Louis and the State of Missouri,
to retard the provision of housing accommodations in the Area, to endanger life and property,
and to constitute a menace to the public health, safety and welfare in its present condition and
use.
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SECTION IV

DEVELOPMENT PROJECT

A. PROJECT DESCRIPTION

Ballpark Village, a development to be undertaken by Ballpark Village Holding Company, LLC
(the “Developer”), will be the country’s first fully integrated mixed-use development designed
specifically to maximize the game day experience as well as create a unique style of urban
living that will become the model for all future downtown sports stadium anchored
developments. Ballpark Village spans the equivalent of six city blocks which are presently
vacated, 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 mixture of unique
retail/entertainment concepts and a distinct architectural sense of place that will draw new
visitors to St Louis from both region and across the country, as well as provide new amenities
that previously did not exist in the City to St Louis residents. In addition, the attraction Ballpark
Village will give those who are already inclined to visit the City from outside the State of Missouri
to attend Cardinals ballgames—approximately 40% of the approximately 3 million people who
attend these ballgames each year—and those who visit St. Louis for other business or personal
reasons an incentive to spend more time in the region and in the State of Missouri.

The first phase of Ballpark Village will include approximately (a) 360,000 square feet of retalil
and entertainment space, (b) 100,000 square feet of office space, (c) 250 residential units, and
(d) 1,200 parking spaces, in addition to public pedestrian and open spaces. The projected
development budget for the first phase is estimated to total approximately $387 million.
Depending on market demand, additional phases could add an additional 200,000 square feet
of office, 500 residential units, 1,200 parking spaces, and other additional potential
hospitality/entertainment uses. The development budget for Ballpark Village upon the
completion of all phases is estimated to total approximately $650 million.

The Development Project and the Development Project Area may or may not include the BHOF
Parcel, although the BHOF Parcel is included in the Development Area.

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” in the City, it must either:

(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,
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The Development Project qualifies as a “Major Initiative” in both of the aforementioned
MODESA categories due to the following factors:

e incremental revenues generated by the Project will fund a streetscape plan, the
estimated cost of which is approximately $15 million. In addition, these incremental
revenues will fund all or a portion of a parking garage with an estimated cost of $31
million;

o the first phase of the Development Project will create approximately 1,650 new
permanent jobs, significantly more than the 100 required for a “major initiative,” through
new retail, office and restaurant/entertainment product offerings; and

e the Project involves significantly more than $10,000,000 in improvements.

Downtown St. Louis is generally the hub for tourism and culture in the St. Louis region and in
the State of Missouri. The new ballpark is one of the major nodes of activity in this hub, as was
the “old” ballpark before it. The Area is between the Arch grounds, the northern and central
portions of downtown, and the Ballpark, presenting a significant opportunity to link all of these
destinations with new activity and attractiveness. The implementation of this Project will
enhance and promote activities at all of these venues. The Project will enhance downtown’s
attractiveness by providing significantly more and higher quality shopping, dining and
entertainment opportunities and by its nature as a unique, large-scale entertainment area
adjacent to the Arch and the new ballpark, each of which attract in excess of 3 million visitors
from across the country and the world each year.

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;
238 Specialty Trade Contractors;

44-45 Retail Trade; and

48-49 through 81 Office.

D. GAMBLING ESTABLISHMENTS

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

E. ESTIMATED DEVELOPMENT PROJECT COSTS

Information regarding the costs involved in the Project components that are proposed for private
property has been obtained from the Developer based on preliminary architectural and
engineering work associated with those Project components. The costs associated with the
construction of the streetscape and parking infrastructure improvements have also been
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assembled by the Developer and are based on the preliminary design of a streetscape plan.
Estimated Total Project Costs can be found in Appendix E and identify the potential overall
costs of implementing the Project described above. These costs are estimated based on
knowledge of the 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
to the financing of the Development Project are described in Paragraph H of this Section IV.

The MODESA Act allows the City and/or its designated developer(s) to incur Development
Costs associated with 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 for Development Costs to 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. Itis
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 infrastructure
components—e.g., the street improvements and 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 fund a portion of the total cost.

F. ANTICIPATED SOURCES OF FUNDS TO PAY COSTS

It is anticipated that there will be six (6) principal sources of funds available to pay the costs of
implementation of the Project previously described. These sources include:

e 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;

e Funds available through the issuance of bonds to be paid for by the local incremental
revenues generated by the Development Project;

e Funds available through the issuance of bonds to be paid for by the state incremental
revenues generated by the Development Project;

o Funds available through the implementation of a Transportation Development District
(TDD) under Section 238.200 to 238.265 RSMO or a Community Improvement District
(CID) under Section 67.1401 to 67.1561 RSMO. Throughout this document, references
to a CID are assumed to include the possible use of a Transportation Development
District (TDD);

e Funds available through the issuance of Brownfield Tax Credits for environmental
remediation; and

e Improvements by third party tenants.
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Revenues to be generated from the establishment of this Project present an opportunity to fully
alleviate the blighting conditions present in the Area and accomplish the objectives of this
Development Plan.

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

In addition to revenues derived from a TDD and/or CID, sources of revenue to retire the bond
obligations referenced above will be those provided for in the MODESA Act. As stated in the
Act, these sources are:

e Local Payments in Lieu of Taxes (“PILOTS”) increment, defined in the Act as:

...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 ...

e Local Economic Activity Taxes (“EATS”) increment, defined in the 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...

e State Income Tax Increment, defined in the 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...

e State Sales Tax Increment, defined in the Act as:

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

These sources are expected to generate incremental revenue resulting from increases in real
property taxes, as well as increases in sales, earnings, payroll, and other City taxes that are
based on economic activity. The City and the Developer may elect, but are not obligated, to use
other sources of revenue to finance these costs; alternatively, the City may but is not obligated
to make advances from funds available. If such advances are made, reimbursements would be
made, with interest, as and when there are sufficient monies in the Special Allocation Fund.
Financial obligations issued for the Project are expected to be marketed through a program
developed by a bond underwriter, which may include the private placement of such obligations
and/or the issuance of such obligations to the Developer or its affiliates.

It is anticipated that the remaining Project costs not funded by obligations based on MODESA
revenues will be paid with a combination of funds available from three (3) other potential
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sources. These sources are: 1) private capital resources available to the Developer via loans or
as equity; 2) funds made available by capitalizing anticipated revenue from Transportation
Development and/or Community Improvement Districts; 3) funds made available from
Brownfield Tax Credits and other tax credit programs; and 4) funds available to third party
tenants and/or their lenders for tenant-related improvements. It is not anticipated at this time
that other funding sources will be necessary or available for the Project; however, should such
sources become necessary or available, other funding sources may be used to pay costs of the
Project.

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

Appendix F contains (1) documentation from the Developer’s financial institution, LaSalle Bank,
stating its commitment to finance the Development Project, and (2) affidavits from the Developer
stating that the 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 types
of MODESA obligations, with a term of retirement for all such issues of not more than 25 years,
in an aggregate amount not to exceed the total amounts shown in Appendix E plus the
following amounts: 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. Revenues
generated by a CID/TDD may be combined with MODESA in order to support a single bond
issue, may be issued though the CID or TDD to support a separate bond issue, or may be used
in any combination of MODESA/CID/TDD to support the financing of Project costs.

Obligations may be issued in one or more series and may include bonds, notes, temporary
notes, or other financial obligations to be redeemed by bonds. 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. The obligations issued
are also expected to include revenues from a Transportation Development District and/or a
Community Improvement District as a repayment source.

In conformance with the general terms stated herein, a separate ordinance will set forth the
terms of the obligations to be issued in conjunction with the Project.

Alternately, the City may make one or more interim advances from its funds, if available, for
purposes of paying the costs of implementation of any Development Plan or Project
implementation cost to be financed by MODESA revenues. Any such advance would be
reimbursed with interest when there are sufficient monies in the Special Allocation Fund. The
City may, but is not obligated to, issue short-term obligations in the form of loans or bond
anticipation notes for. the purposes and uses set forth in this Development Plan.
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The Development Plan is expected to be implemented and the Development Project is expected
to commence construction in the summer of 2007 with a projected completion and opening in
late spring 2009; provided, however, that the anticipated completion date may fluctuate based
on the Closing and other unforeseen events that may adversely impact the preliminary
construction schedule. It is also expected that obligations incurred to finance the Development
Plan and Development Project implementation costs will be retired within 25 years of the date of
adoption of the ordinance approving the Development Plan.

. EQUALIZED ASSESSED VALUATION
In accordance with the MODESA Act, the most recent equalized assessed valuation (EAV) and
an estimate of the EAV after development must be compiled for the Area and shown in this

Plan. This data is provided below and in the Cost Benefit Analysis.

EQUALIZED ASSESSED VALUE—MOST RECENT BEFORE DEVELOPMENT

PARCEL OWNER EAV—2006 SIZE STATUS
64660000350 Gateway Stadium | $4,484,600 8.545 Acres Commercially
329 S. Broadway LLC Assessed
64650000100 Nat'l Bowling Hall $96,000 30,415 Sq. Ft. Exempt
111 Stadium of Fame &
Plaza Museum
TOTALS: $4,580,600 9.243 Acres

EAVs listed above were 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, 2006.

As indicated above, the completed Development Project may or may not include the Bowling
Hall of Fame property.

The conceptual Development Project outlined earlier in this Section was used as the basis for
the estimate of EAV after development. The future estimated EAV as of 2011, after de-
velopment of the building and site improvements comprising the conceptual Development
Project, is $48,431,589. The future estimated EAV is further provided in the Cost-Benefit
Analysis that accompanies this Plan and is based on valuation estimates developed by De-
velopment Strategies. The methodology for these estimates is also provided in the Cost-Benefit
Analysis. The privately owned properties that comprise the Development Area cur-rently 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/occupant and market conditions, this may, in
some instances, affect the amount of incremental revenue from property taxes that are available
in a given year. The estimate of the EAV before and after development is based on a
“snapshot” in time, as opposed to a more precise projection of what may actually happen on an
annual basis as development occurs.
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J. GENERAL LAND USES TO APPLY

The land uses to apply to the Development Area are displayed on the Future Land Use Map,
included in Appendix A-5, which identifies the Area for “specialty mixed uses.” It is anticipated
that the principal uses will be multi-family residential, commercial office, and commercial retail
and entertainment, as well as associated parking and public open space and right-of-way uses.
This Plan is in conformance with the City’s 2005 Strategic Land Use Plan, which identifies
appropriate land uses in the Area as Specialty Mixed-Use. 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.

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 invest-
ments in public infrastructure associated with the Project. The Act requires that the level of
employment and wages within the Development Area be documented before the Develop-ment
Project takes place in order to establish a baseline for the purposes of calculating the State
incremental revenues. The following tables, Wages and Employment Before De-velopment and
Wages and Employment Anticipated After Development, show esti-mates of the number of full-
time, part-time, full-time equivalent, and temporary positions as of December 31, 2006, and for
the jobs to be created, after the development is fully com-pleted and occupied in 2009. Since
the major parcel involved in the Project is currently va-cant, the only employment existing on the
site before development is at the International Bowling Museum & Hall of Fame property.
Additional detail on “Employment Anticipated After Development” is provided in the Cost-Benefit
Analysis.

WAGES AND EMPLOYMENT BEFORE DEVELOPMENT

AVERAGE
# OF HOURLY
CATEGORY POSITIONS WAGE
Full-Time 12 $14.85
Part-Time 11 7.58
Full-Time Equivalent 16 11.28
(Full-Time + Part-Time)
Temporary 0 0
TOTALS: 16 11.28

The estimated total current average hourly wages for non-managerial employees is $8.62.
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WAGES AND EMPLOYMENT ANTICIPATED AFTER DEVELOPMENT

AVERAGE
# OF HOURLY
CATEGORY POSITIONS WAGE
Full-Time 1,308 $17.44
Part-Time 350 8.06
Full-Time Equivalent 1,548 14.84
(Full-Time + Part-Time)
Temporary 130 7.00
TOTALS: 1,788 13.80

The estimated total future average hourly wages for non-managerial employees is $10.36.

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 as of December 31, 2006.

WAGES AND WITHHOLDINGS BEFORE DEVELOPMENT

INCOME CATEGORY

INCOME

Current Gross Wages

$790,588

State Income Tax Withholdings

12,324

Federal Income Tax Withholdings

31,122

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 (USBLS) occupational category involved with the Project.
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BUREAU OF LABOR STATISTICS
AVERAGE WAGES IN ST. LOUIS METROPOLITAN STATISTICAL AREA

MEAN
HOURLY

CATEGORY WAGE

Management (11) $43.05
Business and Financial Operations (13) 25.92
Computers and Mathematics (15) 31.14
Architectural and Engineering (17) 29.69
Community and Social Services (21) 17.82
Legal (23) 40.88
Arts, Design, Entertainment, Sports and Media (27) 20.93
Healthcare and Technology (29) 25.61
Food Preparation and Servicing (35) 8.52
Building and Grounds Cleaning and Maintenance (37) 10.39
Sales (41) 16.40
Office and Administrative Support (43) 14.26
Construction (47) 22.66
Installation and Maintenance (49) 18.93

Additional detail on anticipated employment in the 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. Neither the Developer nor any subsidiary thereof employ any individuals
within the State as of December 31, 2006.

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 Project will benefit both the City, as a whole, and the State by filling vacant property with
residents and businesses that pay taxes and contribute to the goal of achieving a “24/7
environment” in downtown St. Louis. Existing downtown service, restaurant and retall
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

Previously, owners of property within the Development Area benefited from transportation
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development tax credits for improvements with respect to portions of Clark Street within the
Development Area and Brownfield Tax Credits for environmental remediation of the adjacent
site for the new Busch Stadium, as well as state funding for demolition and reconstruction of an
access ramp to 1-64.

Subsequent to approval of the Development Area, the only business that will 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 and the TDD/CID financing
discussed herein 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

This Project is not expected to reduce employment at any other site, within or without of the
State, resulting from automation, merger, acquisition, corporate restructuring, relocation, or
other business activity. In addition, a majority of this Project is not expected to result in the
relocation of work from another address within the State but portions of this Project may result in
such relocations.

P. COMPETING BUSINESSES

Since the tenant mix for the retail and office component 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:

Restaurants;
Entertainment Venues;
Groceries; and
Apparel.

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

Q. RELOCATION PLANS

As the Development Area is currently largely vacant, the relocation of residents or businesses is
expected to be minimal (although, as indicated above, the International Bowling Museum & Hall
of Fame may or may not require relocation.) To the extent 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 YV

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 residential and office absorption rates and potential retail sales for
the different components of the Development Project.

B. EcoNOMIC FEASIBILITY ANALYSIS

An Economic Feasibility Analysis performed for the Development Project by Development
Strategies, including pro forma financial statements for the Development Project, is included in
Appendix I. The Economic Feasibility Analysis indicates the return on investment that may be
expected with and without public assistance, detail any assumptions made, and provide a pro
forma statement analysis demonstrating the amount of assistance required to bring the return
into a range deemed attractive to private investors, which amount does not exceed the
estimated reimbursable project costs.

C. COST-BENEFIT ANALYSIS

A cost-benefit analysis has been performed and is included as a separate document. The cost-
benefit analysis shows 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 shows the economic impact if the Development Project is not built pursuant to this
Development Plan.

D. SHIFT-SHARING MEMORANDUM

A “shift-sharing” memorandum has been prepared by Development Strategies and is included in
Appendix J. The memorandum summarizes the “net new” tax and related revenues to the
State of Missouri generated by the residential, office, retail, restaurant and entertainment
components of the proposed Development Project.
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SECTION VI

SUMMARY AND CONCLUSIONS

The contents of this Development Plan substantiate the following findings:
o The Development Area on the whole is a blighted area;

e 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;

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

e The financing required for Development Project will be retired within 25 years;
e A plan has been developed for relocation assistance for businesses and residents;

e A cost-benefit analysis showing the economic impact of the Development Plan on the
municipality and school district has been prepared, and an Economic Feasibility analysis
has also been prepared. These analyses include sufficient information to evaluate
whether the Development Project is financially feasible;

o The Development Plan does not include any gaming establishment;

e 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.

e The Development Area: (i) includes only parcels of real property directly and
substantially benefited by the Development Plan; (i) 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 in the area fifty percent or more of
which have an age of thirty-five years or more or vacant lots that had prior structures
built at least thirty-five years ago; (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, as designated by the Federal Emergency
Management Agency flood delineation maps; and

e The Development Project constitutes a “major initiative,” as defined in Section
99.918(14) of the MODESA Act, in furtherance of the objectives of the Development
Plan. The Development Plan includes a legal description of the area selected for the
Development Project, which is coterminous with the Development Area.
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o A letter signed by the Chief Elected Official of the City of St. Louis certifying that the
contents of the Development Plan are accurate can be found in Appendix K.
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City of St. Louis Strategic Land Use Plan
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intended that a unique mix of uses be preserved and
developed.






APPENDIX B

Legal Description of the Boundaries of the Development Area
Developer Controlled Site (Parcel Number 64660000350):
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").

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 (Parcel Number 64650000100):
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.

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.





APPENDIX C
Flood Plain Certification

ity of St Wouis

DEPARTMENT OF PUBLIC SAFETY
DIVISION OF BUILDING AND INSPECTION
FRANCIS G. SLAY

: i
Samuel J. Simon eV mF?nn:c Oswald

. ¥ ng Building Commissanar

Director of Public Safety Deguty Building Commissicnar

January 3, 2007

MODESA Authority

c/o Rodney Crim - Execunve Director
Saint Louis Development Corporation
1015 Locust - 12" Floor

Saint Lows, MO 63101

Re: Area bounded by Clark, Walnut, § Broadeway 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 plamn area as designated by the Othcial Flood
Plain Maps provided by FEMA (Fedetal Emetgency 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 Area may be damaged by a flood greater than
that predicted on the FIRM or from 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
BUMDING & INSPECTION

F

J f ,/J )
( T i
N —— 7 ,P e g’__‘_
— o & 'v ——

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

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

cc: Central File
Barbara Geisman, Executive Director for Development
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DEVELOPMENT STRATEGIES

January 4, 2007

To Whom It May Concern:

Reference is made to the accompanying “Data and Analysis of Conditions Representing a ‘Blighted Area’
for the Ballpark Village Redevelopment Area in St. Louis, Missouri” prepared by the undersigned. Please
be advised that, based upon the results of the above referenced study, the undersigned have determined
that the area described in the study is a “blighted area” as such term is defined in Section 99.918 (3) of the
Missouri Revised Statues, 2000, as amended.

This report describes and documents those conditions that will continue to hamper the Redevelopment
Area’s overall viability and cause it to continue to be an economic and social liability for the City of St.
Louis, its residents, and the taxing districts that depend upon it as a revenue source.

The Ballpark Village Redevelopment Area suffers from a multitude of physical and economic
deficiencies including defective and inadequate streets, unsanitary and unsafe conditions, deteriorating
and inadequate site improvements, and improper subdivision and obsolete platting, all of which contribute
to the area’s position today as an economic and social liability to the City of St. Louis and a menace to the
public health, safety, morals and welfare in its present condition and use.

Respectfully submitted and approved on behalf of

DEVELOPMENT STRATEGIES, INC.

Larry Marks Richard Ward

Principal Senior Principal

10 SOUTH BROADWAY  SUITE 1500  ST. LOUIS, MISSOURI 63102 t 314.421.2800 f314.421.3401

www.development-strategies.com
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INTRODUCTION

The subject area of this blight analysis is referred to as the Ballpark Village Redevelopment Area (the
Redevelopment Area) and is bounded by Walnut Street to the north, Broadway to the east, Clark Avenue
on the south, and Eighth Street on the west (see Aerial Photograph of Redevelopment Area on following
page). The Redevelopment Area consists of 2 parcels containing approximately 9.2 acres (excluding
public rights-of-way). The first parcel (6466 00 00350), which is approximately 8.5 acres in size, is
located between Walnut Street, Broadway, Clark Avenue, and Stadium Plaza and contains the remnants
of the demolished Busch Stadium. The second parcel (6465 00 00100) is approximately 0.7 acres in size
and is located in a triangular area between Stadium Plaza, Eighth Street and Walnut Street. The National
Bowling Museum & Hall of Fame was constructed on this site in 1982. If the existing Stadium Plaza

right-of-way is included, the Redevelopment Area contains a total of approximately 10.1 acres.

The Redevelopment Area is part of the larger South Downtown Redevelopment Area (see Appendix A),
which was found in October of 2002 (Ordinance 65668) to be a blighted and unsanitary area as defined in
Section 99.320 of the RSMo, 2000, as amended.

DEVELOPMENT STRATEGIES 1
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OVERALL CONCLUSION

The Redevelopment Area is a “Blighted Area” as defined in Chapter 99.918 (3), RSMo.

“Blighted Area’” — 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.

Under this definition, the Redevelopment Area constitutes on the whole an economic and social liability

and is a menace to the public health, safety, morals, and welfare in its present condition and use because

the Redevelopment Area exhibits conditions of:

1)

2)

3)

4)

5)

6)

Defective and inadequate street layout.
Unsanitary and unsafe conditions resulting from:

e The presence of environmental contaminants

o Lack of adequate sidewalks
Deteriorated site improvements, including:

e Deteriorating curbs and gutters
e Deteriorating public sidewalks

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

e Busch Stadium subsurface pile caps

e Other deteriorating and dangerous site improvements

Improper subdivision or obsolete platting

e Large “super block” in need of resubdivision and reintroduction of street grid
Conditions which endanger life or property by fire or other causes

e Vacant property with dangerous site conditions

e Large area of periodic water ponding
Economic Liability

e Excessive vacant property
o Negative impact on and deterrent to tourism

o Downward change in assessed value of property
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The data and analysis presented in this report examine the conditions confirming that the area as a whole
is a “blighted area” from physical, social, and economic perspectives, taking into consideration each
individual parcel of property in the Redevelopment 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 detail to follow clearly demonstrate a preponderance of blight within the

Redevelopment Area.

This preponderance of blighted conditions in the Redevelopment Area result in the Redevelopment Area
on the whole being a blighted area which in turn constitutes an economic and social liability and menace
to the public health, safety, morals and welfare 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 Redevelopment Area is on the whole a blighted area
under Section 99.918 (3) RSMo.

DATA GATHERING METHODOLOGY

This study has been designed and conducted to comply with the specific requirements of Section 99.918
(3) RSMo and 523.274.1 RSMo. The study and the requisite fieldwork were performed during the month
of December 2006. Each 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
Properties). Also, a visual inspection was made of all streets, curbs, and sidewalks in the Redevelopment
Area, as well as the surface conditions of the vacant land. In addition, 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. Louis.
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OVERVIEW OF REDEVELOPMENT AREA
Existing Land Use

Vacant land represents the predominant condition and land use in the Redevelopment Area. The vacant
land was created when the obsolete Busch Stadium was demolished in 2005 and a new stadium was
constructed to the south of Clark Avenue. A portion of the vacant land containing approximately 1.5 to 2
acres is now being used for parking on a temporary basis. The International Bowling Museum & Hall Of
Fame/Cardinals Hall of Fame, which is located at 111 Stadium Plaza, occupies approximately 0.70 acre
of land in the northwest corner of the Redevelopment Area. The Stadium Plaza right-of-way to be

vacated contains approximately 0.86 acre.

EXISTING LAND USE
Land Use Acres % Total Acres Cumulative %
Vacant Land 7.06 69.8% 69.8%
Temporary Parking Lot 1.49 14.7% 84.5%
Bowling/Cardinals Hall of Fame 0.70 6.9% 91.4%
Stadium Plaza Right-of-way 0.86 8.6% 100.0%
Total 10.11 100.0%

Source: City of St. Louis and Development Strategies
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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 were the farming fields held in
common. To the south lay Laclede’s personal holdings. This tract, which today contains the Ballpark
Village Redevelopment Area, was later known as the Chouteau Mill Tract due to the gristmill and dam
constructed on Mill Creek, which would have been to the south of today’s Redevelopment Area. In 1816,
the Town of St. Louis annexed the greater portion of the area as the Lucas Addition on the Hill west to
Seventh Street and south to Spruce. The area underwent a gradual transformation from rural to
residential, while the commercial downtown developed primarily north from the county courthouse at
Fourth and Chestnut Streets.

The Redevelopment Area was initially occupied with residential units. Shortly after the Civil War, it was
fully developed with high density, for that time, three to five story residential structures. During the
1890’s the city’s theater district was centered on the corner of Sixth and Walnut Streets, adjacent to the

Redevelopment Area. Vestiges of the district remained until the 1950’s.

After 1900, the Redevelopment 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 — 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 and the Seven-Clark Building next door at 216
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" Century, 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 and Sing Hop at 520 EIm.

By 1940, with the advent of automobile commuting, a number of structures had been removed to provide
surface parking. The Famous Barr Department Store had a customer lot at 612 Walnut that extended
south to EIm. 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 EIm, 500 Walnut, 514 Walnut and a
Wayco lot at 600 Walnut. Service stations were located at 211 and 217 South Sixth and the 6™ & EIlm
Service at 524 EIm.

When redevelopment for Busch Stadium began in the early 1960’s it was estimated that 87% of the
structures were built prior to 1920 and 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
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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. In 2005 the old Busch

Stadium was demolished and a new stadium was constructed south of Clark Avenue.

The 1960s structure that was the “old” Busch stadium was blighted per Section 99.320 of the RSMo,
2000, as amended.

Historical References:
History of St. Louis Neighborhoods — The Central Business District, Norbury Wayman, ca. 1974
Pictorial St. Louis, Camile N. Dry and Richard J. Compton, 1875
A Plan for Downtown St. Louis, City Plan Commission, 1960
Streets and Streetcars of St. Louis — A Sentimental Journey, Andrew Young, 2002

St. Louis, Missouri City Directories, Haines and Company, 1920, 1940, 1960

BLIGHTING FACTORS

As described below, the Redevelopment Area suffers from a variety of blighting factors including
defective and inadequate street layout, unsanitary, and unsafe conditions, deteriorated and inadequate site
improvements, improper subdivision and obsolete platting, and conditions that endanger life and property.

Appendix C provides photographs of blighting conditions in the Redevelopment Area.
Defective and Inadequate Street Layout

The Redevelopment Area originally contained five city blocks defined by the typical street pattern found
in the vast majority of Downtown St. Louis (see former street layout of Redevelopment Area in Appendix
D). However, construction of the old Busch Stadium in 1963 obliterated the area’s grid pattern of streets.
Elm 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
Avenue, and Eighth Street were vacated. Now that the new stadium has been constructed to the south of
Clark Avenue, the number and configuration of streets which remain in the Redevelopment 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. Louis.
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Unsanitary or Unsafe Conditions

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

including new building construction and site improvements.

Furthermore, when old Busch Stadium was demolished, debris, including debris from the balance of the
former stadium that was located to the south of Clark, was left in the void now part of the site to become
the Ballpark Village because plans for the future development on the Ballpark Village site were uncertain
and evolving. In addition, the new stadium project was faced with severe time constraints to avoid the
loss of a baseball season in St. Louis. Now that more extensive development is planned than was
originally anticipated, deeper foundations and additional below-grade construction will be required along
with a far higher degree of subsurface and soil cleanup for the portion of the property where old Busch

Stadium was formerly 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 exacerbated 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, as well as non-compliance with the Americans with Disabilities Act (ADA).
Deteriorated Site Improvements

Deteriorating Curbs and Gutters — Significant portions of the curbs along the east side of Stadium
Plaza, the south side of Walnut Street and the west side of Broadway are badly deteriorated or even

missing.

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

the south side of Walnut Street are badly deteriorated.

Old Foundations and Building Materials — The Redevelopment Area has been occupied by a variety of
uses for over two hundred years. As redevelopment occurred at different times extending well before the
old Busch Stadium, former building components and foundations were simply pushed into the basements
of demolished buildings, rather than having been removed. Excavation for the new stadium frequently

encountered obstacles from these past practices. Construction of the Ballpark Village will require that
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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 0 to over 26 feet below
grade, represent a significant obstacle to future development. The caps are densely packed in a 125-foot
wide semi-circular band extending from the corner of Broadway and Clark Avenue, to Walnut Street and
back to the corner of Seventh Street and Clark Avenue (see drawing of location pile caps in Appendix F).
Approximately 50 percent of the Redevelopment Area is directly impacted by the presence of the old pile

caps.

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
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 improperly 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 feet 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 0.7-acre irregularly shaped triangular parcel (6465 00 00100) was created when Stadium
Plaza was constructed to provide a new connection to Seventh Street when old Busch Stadium was
constructed. The 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 configuration 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 partially removed. As a result, there are many portions on the property
that were occupied by the stadium and pedestrian plazas where jagged concrete is exposed, where there
are significant changes in elevation, where steel reinforcing bars project out of the ground, and where
building materials and debris are lying loose on the site. Because of the danger to the public, a fence has

been placed around the entire property.
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Large Area of Ponding Water — When Busch Stadium was demolished plans for Ballpark Village were
uncertain and no attempt was made to grade the site and provide drainage required for this future use. As
a result, there is a large area where stagnant water ponds after it rains, thereby creating potential health

hazards.
ECONOMIC AND SOCIAL LIABILITY

The City of St. Louis 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 Redevelopment 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 current strategic plan. Given the predominantly
vacant conditions of the Redevelopment Area, 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 Redevelopment Area 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 Property — Over 90% of the land in the Redevelopment Area is either vacant, a
temporary 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 Redevelopment Area as a whole.

Negative Impact on Tourism — Tourism and the revenue it generates is very important to the ability of
the City of St. Louis to provide needed services to its residents and businesses. The stadium for the
Cardinals 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 Redevelopment Area in
its present condition is a visual blight, which creates a negative impression that can deter visitors to the
new stadium and surrounding areas as well prospective employers, employees and investors in these
areas. The Redevelopment Area also creates a physical barrier between the new stadium and the core of
Downtown St. Louis to the north, which hampers the desirable easy flow of visitors and others between

various destinations within downtown.

DEVELOPMENT STRATEGIES 11





Ballpark Village Blight Analysis

Change in Assessed Value of Property — With the demolition of the old Busch Stadium, the assessed

value of the improvements for the large parcel

(6466 00 00350) was reduced from $1,120,000 in 2005 to $0 in 2006. This resulted in an annual loss of
approximately $120,000 in taxes for the City of St. Louis and other taxing jurisdictions. In 2005 the total
assessed value of the parcel, which included what is now Clark Avenue, was $6389,600. In 2006, the

total assessed value for the parcel was $4,484,600, after Clark Avenue was constructed.

DEVELOPMENT STRATEGIES 12
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PHYSICAL CONDITION SURVEY

Ballpark Village Redevelopment Area
Survey Date: December 19, 2006

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
2005 Assessed Value: $6,389,600

2006 Assessed Value: $4,484,600






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:

COMMENTS

. Former pedestrian plaza is badly deteriorated

. Significant and irregular changes in grade across property.

J Significant ponding in vacant portion of property, as well as ponding in
parking area

. Steel reinforcing bars and other building materials sticking out of ground or
lying loose on property

. Deteriorating storm sewer inlet along south side of Stadium Plaza





PHYSICAL CONDITION SURVEY
Ballpark Village Redevelopment Area
Survey Date: December 19, 2006

GENERAL INFORMATION

Address: 11 Stadium Plaza

Owner: National Bowling Hall of Fame & Museum, Inc

Parcel Number: 6465 00 00100

Parcel Size: .70 Acre

Use: Museum

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

Building Size:

General Condition: Good

2005 Assessed Value: $96,000 (Exempt)

2006 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
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Photographs of Blighting Conditions





Typical' deteriorated site imrovments on former site of Busch Stadium
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Deteriorated site improvements on former site of Busch Stadium with dangerous steel reinforcing bars
extending out of ground





Deteriorated former pedestrian plaza area with uneven surface permitting ponding of water
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Deteriorated former pedestrian plaza area and current parking area





Deteriorated site improvements remaining on site of former Busch Stadium





Typlcal subsurface condltlons below pedestrlan pIaza area with foundatlon and ruble from previous
development
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Deteriorated sewer inlet along east side of Stadium Plaza
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APPENDIX D

Former Layout of Streets in Redevelopment Area
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Environmental
Operations, Inc.

March 23, 2005
Project #1103

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
I Environmental Site Assessment Process™ and EOI’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 to this is 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 Department 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 areas of
soil contamination that will be encountered during mass excavation of this area of the site during
the remainder of the ballpark construction.

Environmental Consulting & Remediation
1530 South Second Street « Suite 200 « Saint Louis, Missouri 63104--4500 + 314-241-0900 « 314-436—2900 Fax

www.environmentalops.com
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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 piezometer 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, direct 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 feet bgs).

Soil samples were field scanned for volatile organic compounds using a photoionization detector
(PID). Field 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 to 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 sclected 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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areas of no apparent fill material or suspected soil contamination, only one soil sample was
collected per boring from near surface native soil.

Based on mass excavation results to the south, there were no indications of contamination in the
remaining unexcavated portions 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
Street 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)
TPH in the diesel range of organics (DRO) using USEPA Method 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.c., 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:

s SB-02 ~- Black roofing felt with creosote odor in the near surface fill material

* SB-03 — Wood (“trash”) was observed in the upper fill material

¢ SB-05 - Slight petroleum odor in near surface fill material

* 5SB-17 - Soil discoloration and petroleum odors in native soil at 4 to 9 feet bgs and 17 to 20
feet bgs
SB-20 — Soil discoloration and slight petroleum odors in native soil between 7 and 9 feet bgs

e SB-21 — Soil discoloration and slight petroleum odors in native soil between 8.5 and 13 feet
bgs

¢ SB-17 - Soil discoloration and creosote odor in native soil between 8 and 13 feet 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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¢ 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) in
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 between 7.5 and 24 feet bgs

e 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 bgs

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

e SB-55.03 - Soil discoloration, petroleum odors and elevated PID 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 are 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 selected from near surface fill
material (if apparent). In areas 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, Illinois for one or more of the following
laboratory analyses:

¢ Volatile Organic Compounds (VOC) using USEPA Method 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. However, 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 concern identified during this Sanborn Map review include the following:

« Machine Shop —~ SB-68 and SB-69

« Filling Station — SB-70 and SB-71

o Printing — SB-87 and SB-89

« Qil Warehouse — SB-105
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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) were 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 piezometers were level surveyed with depth to groundwater measured in each.
Using this information, a groundwater contour map of the site was created (Figure 4). Based on
this groundwater survey, the calculated groundwater flow direction in the area of the subject site
1s 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
field 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 Method 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

* & & »

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 encountering 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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e SB-70 — Soil discoloration, petroleum odors and elevated PID scan results (up to 230 ppm) in
native soil between 12 and 16 feet bgs

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

e 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)

e SB-89 — Soil discoloration, faint petroleum odor and low PID scan results (3.6 ppm) in native
soil near the groundwater table (between 10.5 and 16 feet bgs)
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 piezometer 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 results 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 site. 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 the 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 excavation, 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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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 soil in borings SB-71, SB-89, SB-109 and SB-110.

Laboratory results detected soil contamination above ROs in 31 of the 53 soil borings in the
Ballpark 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 contains significant petroleum contamination. SB-71 is located in the area of a former
filling station.

Laboratory results of soil samples from the Ballpark Village detected hydrocarbon contamination
below ROs (200 mg/kg) but above clean offsite reuse criteria (S0 mg/kg) in 5 of the 53 soil
borings. These 5 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” soil borings,
this material would either have to be re-used onsite or disposed offsite at an approved solid waste
management facility.

Due to the significantly elevated lead concentration in SB-83, 1-8 feet (4,820 mg/kg) and
mercury concentrations in SB-74, 1-3 feet (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 (September 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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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,

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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Attachment A

Figures
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APPENDIX F
Location of Pile Caps
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APPENDIX E

Project Costs & Financing Sources

USES OF FUNDS:

COMPONENT
Tenant
Retall/ Im prove - Streetscapel/
PHASEI Entertainmeant Office ments Residential Parking | Infrastructure{ TOTAL
Acquisition §30,387 600 In Retail $3,860,000 In Retai $34,247 600
Architecture/Engingering §3,219,000 31,028,750 $1,892.500 In Consi. $8,140,250
Parmils, Fees & Taxes §2 550,475 3285 280 $950,137 $610.235 54,396 098
Loan Costs §5,203,750 $1,344 625 §5,661,200 §3,600,000 $15,809,575
Markating/Sales Costs §2,164,000 $1,585,000 §5019475 58,768,473
Other Soft Costs $10,228,000 $1,731.251 $5,662,000 $17.621.251
Construction $90,250,000 $16,000,000 $76.000,000 $53,548,240 §25,876,560 §15,103,077 | $276, 778,867
Contingency $11,377.523 §2,969,060 7,655 455 $1,305,3592 $23.311,419
TOTAL COST: $166,100,348 $24,943,926 $76.,000,000 $84,254,007 $31,392177 $15,103,077 | $387,073,634
SOURCES OF FUNDS:
COMPONENT
Tenant
Retaill Im prove- Streetscape/
PHASEI Entertainment Office maents Residantial Parking Infrastructure TOTAL
Private Sources $108,580,347 514,543 926 §76,000,000 371,754,008 Q $271,278.281
Public Sources $48,800,000 $10,000,000 §12,500,000 | §31,392177 316,103,077 | 115,795,254
TOTAL Sources $155,380,348 §24,543,926 §76,000,000 $84,254,008 | $31,392177 515,103,077 | $387,073,534

The amount of MODESA assistance requested is provided on the following page.
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AMOUNT OF MoDESA ASSISTANCE BEING REQUESTED

The Ballpark Village project requires a $115.8 million "public" contribution in order to proceed. The "public" contribution is expected to
be provided through the issuance of debt instruments, which will include "priority" instruments purchased by third parties and
"subordinate" instruments purchased by the Developer or affiliates. It is anticipated that these debt instruments will be supported with
revenues from the following sources: local MODESA revenues, state MODESA revenues, and Community Improvement District

and/or Transportation Development District.

LOCAL REVENUES
REQUESTED
INCLUDING CAPTURE
OF 50% OF TDD/CID

LOCAL REVENUES
REQUESTED
EXCLUDING CAPTURE
OF 50% OF TDD/CID

STATE REVENUES
REQUESTED (90% OF

MODESA YEAR CALENDAR YEAR SALES TAX SALES TAX 50% OF TOTAL NEW)
Base

1 2007 $0 $0 $0
2 2008 $342,081 $342,081 $0
3 2009 $5,001,421 $4,401,399 $2,067,584
4 2010 $7,072,142 $6,248,113 $2,851,366
5 2011 $7,299,684 $6,450,934 $2,997,892
6 2012 $7,428,782 $6,554,569 $3,087,941
7 2013 $7,732,402 $6,831,963 $3,189,094
8 2014 $7,869,350 $6,941,897 $3,285,101
9 2015 $8,189,670 $7,234,394 $3,391,305
10 2016 $8,334,925 $7,350,990 $3,493,252
11 2017 $8,672,909 $7,659,456 $3,648,482
12 2018 $8,827,007 $7,783,151 $3,764,913
13 2019 $9,183,636 $8,108,464 $3,878,062
14 2020 $9,347,117 $8,239,690 $4,009,266
15 2021 $9,723,429 $8,582,779 $4,129,735
16 2022 $9,896,864 $8,721,994 $4,296,950
17 2023 $10,293,954 $9,083,839 $4,425,971
18 2024 $10,477,948 $9,231,530 $4,559,034
19 2025 $10,896,974 $9,613,163 $4,696,075
20 2026 $11,092,171 $9,769,846 $4,837,069
21 2027 $11,534,355 $10,172,360 $5,022,369
22 2028 $11,741,437 $10,338,581 $5,173,152
23 2029 $12,208,069 $10,763,128 $5,328,458
24 2030 $12,427,759 $10,939,470 $5,582,534
25 2031 $12,920,203 $11,387,265 $5,786,770
26 2032 $663,576 $531,999 $493,285

TOTAL EXPECTED NET DEBT PROCEEDS: $67,000,000 $59,600,000 $26,800,000

100% of the revenue streams shown above will be devoted to repayment of MoODESA debt, including priority debt and the
subordinate developer-owned debt referenced above. With 1.1 debt service coverage on real estate payments in lieu of
taxes revenues and 1.25 debt service coverage on economic activity tax revenues, these revenue streams are expected to
make available funding to pay project costs at commencement of the project in the amounts shown above. These
calculations are approximate--when debt instruments are actually structured, it is anticipated that the amount of obligations
issued will increase due to the addition of costs of issuance, a capitalized interest fund, a debt service reserve fund, and the
addition of $5 million in subordinate bonds to be purchased by the Developer, and a lower interest rate and a higher debt
service coverage ratio on the priority debt are also anticipated. Should the project produce revenues higher than necessary
to repay priority and subordinate debt according to the final debt service schedule, debt will be prepaid with any excess

revenues and total debt will be repaid earlier than 25 years.

SUMMARY OF ALL PUBLIC FUNDING SOURCES

AMOUNT %
TOTAL COST: $387,000,000 100.00%
TOTAL PUBLIC REQUESTED: $115,800,000 29.92%
Anticipated net proceeds of priority debt supported by local MODESA revenues: $59,600,000 15.40%
Anticipated net proceeds of priority debt supported by state MoDESA revenues: $26,800,000 6.93%
TOTAL SUPPORTED W/STATE & LOCAL DESA REVENUES: $86,400,000 22.33%
PLUS: Anticipated net proceeds of priority debt supported by TDD/CID revenues: $24,400,000 6.30%
TOTAL DEBT SUPPORTED W/DESA AND TDD/CID REVENUES: $110,800,000 28.63%
PLUS: Anticipated net proceeds of subordinate debt supported all revenues: $5,000,000 1.29%
TOTAL ALL DEBT: $115,800,000 29.92%
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APPENDIX F
Evidence of Financial Commitment and Developer’s Affidavit

F _L_E?_Sglle Bank

November 19, 2006 g v

Ballpark Village Investors. LLC
c/o The Cordish Company

601 E. Pratt Street, 6" floor
Baltimore, Md. 21202

Re: Ballpark Village — St. Louis, Mo.

Dear Blake.

While this letter does not constitute a legally binding commitment for financing or a
representation that we have extended a legally binding commitment for financing, we can
assure you that. based upon our review of certain financial information for The Cordish
Family 1. LLC. an Alaska limited liability company and the fact that we recently made a
significant loan to a Cordish-affiliated development based in part on the strength of The
Cordish Family 1. LLC, it is our opinion that it has more than sufficient financial
resources to obtain the private financing needed for the Ballpark Village. Furthermore,
after our preliminary review of the proposal for the development of Ballpark Village, we
are fully committed to providing construction financing for Ballpark Village, subject to
our standard underwriting criteria, pricing, loan committees and other policies.

We are looking forward to extending our relationship with vou through this deal. If you
have any questions, please do not hesitate to contact me.

l7
Singerely. ;_ /s

p .' ; - uill
Jet‘ﬁ}aﬁ:(den' .

\Firéb‘v’ice President





One Financial Plaza

501 North Broadway

St. Louis, Missouri 63102

o * 314-342-2000
Stifel, Nicolaus

& Company, Incorporated

January 4, 2007

Mayor and Board of Aldermen
St. Louis, Missouri

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 financial
resources that the City and the Developers are willing to commit toward those projects.

Having reviewed those materials, we commit to you that, subject to market conditions at the time
of the sale, further due diligence, and our approval of terms, conditions and documentation, 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,

)

PIC/ksw

Cnvestment Forvices @%‘m 7890

MEMBER SIPC AND MEMBERS, NEW YORK STOCK EXCHANGE, INC., CHICAGO, AND AMERICAN STOCK EXCHANGES






STATE OF MISSOURI

)
CATY  oF ST Lowis )

AFFIDAVIT

I, 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 true to induce the
approval of financing described in the “MoDESA Development Plan for Ballpark Village” dated
January 4, 2007 (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 Holding Company, LLC
(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
09.918(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 be developed
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.
Ballpark Village Holdt LLC
o (]

Name: A pe W lardes,
Title: Decelopmen £ Drecsor-

Further Affiant Sayeth Not.

Subscribe and sworn before me this 7 day of ,DW , 2007

SMnoun/”
Notary Pubtic U

. Am%Ebrl.ﬂ.‘JﬁNSEN :M L
My Commission Expires: |0 / o) / (a ‘ o of Missout

{ I Warren County
8 My Commission Expires Oct. 3, 2010
Commission # 06462130






APPENDIX G
Comprehensive Plan Certification

Certification o! Consistency with Consohidated Plan

1. Don Roe, authorized to act on hehall ol the City ol SL Louis. do hereby
certify that the Criy as following and that the proposed Ballpark Village
MoDESA conforms 1o the stratceic land use plan for the City ol St Lows.,

S WAy 5 ety
Don-Roe Date ’
Deputy Director

Planning and Urban Design Agency

City ol St. Louis
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DEVELOPMENT STRATEGIES

January 4, 2007

Mr. W. Chase Martin

Ballpark Village Investors LLC
601 E. Pratt Street, 6" Floor
Baltimore, MD 21202

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

Development Strategies is pleased to 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 Economic
Stimulus Act (MoDESA).

We have examined the relevant market conditions in metropolitan and downtown St. Louis in the
residential, specialty retail and entertainment, and office real estate sectors, and compared these
conditions to the proposed development. In addition, we have evaluated the performance of comparable
urban entertainment 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 achievable prices and
rents.

We have determined that there is sufficient demand for each of the proposed market components to be
developed successfully, with anticipated absorption within 24 months.

It has been a pleasure working with you 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.

Robert M. Lewis, CEcD, AICP Karin M. Hagaman, CEcD
Principal & President Associate

cc: Matt Bauer
Naomi Shanker

10 SOUTH BROADWAY SUITE 1500 ST.LOUIS, MISSOURI 63102 t314.421.2800 f314.421.3401 WWW.DEVELOPMENT-STRATEGIES.COM





Ballpark Village Market Study
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Ballpark Village Market Study

EXECUTIVE SUMMARY
Scope of Work

Development Strategies has been engaged to research and assess the scale and quality of the regional and
downtown St. Louis market for the various project components of the proposed Ballpark Village, including
residential, specialty retail and office space. These findings are used to determine timelines for absorbing the
various components along with conclusions regarding achievable prices and rents. We have included relevant
demographic information such as household sizes, incomes and earnings, and other relevant socio-economic

characteristics to help frame the regional potential for each component.
Description of Project

Ballpark Village will be a mixed-use development on the approximately ten-acre site of the former Busch
Stadium, adjacent to the new Busch Stadium. The development 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 after games; this fan base
substantially expands 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 Cardinals games.

Phase | of the development would consist of 250 condominium apartments, 100,000 square feet of office
space, 90,000 square feet of retail, 230,000 square feet of restaurant and entertainment space, 40,000
square feet of museum space, and 1,200 parking spaces. Two additional phases of the project are
planned, adding a total of 500 additional condominium apartments, 200,000 square feet of office, and
additional parking. Note that all of these figures are minimums; the actual development may be larger
than the current plans suggest, dependent upon demand from the market. Phase | is expected to be

complete in 2009, with construction underway in early to mid-2007.
Site Analysis

Despite being one of the most visited locations in downtown, the project area today has limited
commercial development. The area is lacking in commercial options supporting gameday crowds, and

the area lacks commercial and residential activity on non-game days.

The proposed buildings in Ballpark Village offer premium views of the stadium, downtown and the Arch

from many levels, thereby enhancing marketability. Automobile and public transit access is excellent,
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Ballpark Village Market Study

and a MetroL.ink station located adjacent to the project area is likely to become an increasingly attractive

amenity over time.

Upgrades to public spaces within and surrounding the project area are needed to maximize the project’s
potential. The market assumptions in this report assume the streetscape, public space, parking, and other
infrastructure improvements funded through MoDESA will be implemented as part of the Ballpark

Village development program.
Demographics, Economy, and Employment

Since 2000, the dramatic increase in market-rate housing has changed the demographic composition of
downtown. The Downtown St. Louis Partnership reports that over 1,700 housing units have been added
since 2000, resulting in a residential population of 9,719, and a total of 6,125 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 increase in the sheer volume of downtown
residents (2,050 since 2000), 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 drive up

demand for a variety of uses, including office space.

The St. Louis economy is stable and diversified, creating opportunities for growth in some of the
competing employment centers in the region. With 30,000 new jobs since 2002, metro St. Louis has a
steadily-growing labor force, and declining unemployment rate. The downtown labor force, which
dropped substantially during the previous decade, appears to have stabilized. While downtown office
growth remains stagnant, the region has added office space at a rate of 1.5 million square feet annually.
Downtown has made great strides toward revitalization, especially with growth in the residential market.
Downtown appears poised to reassert itself in the regional economy, and perhaps claim some future

demand for office and retail space.

The Residential Market

The 250 subject units in Phase 1 of the development are intended by the developer to all be
condominiums and to range in size from approximately 750 square feet for a one-bedroom unit to 1,600
square feet for a three-bedroom unit. With a successful completion of Phase 1, phased construction of
two additional towers is expected. These additional phases would have higher price points in constant
dollars, reflecting an increase of about eight percent (or more, depending on performance of the first
phase). Each additional phase would also contain approximately 250 units, with one to three bedrooms.
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Currently, residential development in downtown is strong, with rising prices and strong absorption. The
number of units completed in 2005 and 2006 is larger than the number of units entering the market in the
previous five years. The initial surge in loft development along Washington Avenue has spurred
development further south including more traditional condominium units. Developers are offering a
wider array of unit types and project amenities, giving potential residents a wide range of choices. New
projects continue to test the high-end of the market with prices reaching $300 per square foot. Of course
the rapid pace of development also creates a measure of uncertainty; the large amount of inventory
existing and planned in the downtown market, the lack of comparable new construction within the
downtown area, and the scale of the Ballpark Village residential component suggest a somewhat cautious
approach to this development.

Still, we are confident that the market for downtown housing will support the residential units being
proposed for the Ballpark Village. Demographic projections and our calculations of penetration and
capture rates reveal rates that are acceptable, especially for a project of this size. The subject’s location,
pricing, and amenities define it as one of the premier properties in the market. Due to the unique nature
and high visibility of the project, we believe that the subject units could achieve quick absorption with
prices at the high end of the current downtown market. The phased development of the Ballpark
Village’s residential component will allow the developer to adjust subsequent phases to the prevailing

market conditions and consider changes to the unit mix, sizes and pricing.
The Retail and Entertainment Market

There are several signs indicating that the downtown retail market has stabilized over the past five years
and is now showing improvement. Washington Avenue once had almost no retail store fronts occupied,
but is now over 60 percent occupied and is expected to be almost fully occupied in the next two years.
Lease rates are improving and 15 of 16 new businesses started with financial assistance from the
Downtown St. Louis Partnership since 2003 are still operating. Two of these businesses have already
expanded and two others are out-performing their more established locations in the Central West End.
The empty and blighted St. Louis Centre mall has been closed and is to be converted into a mixed-use

residential and retail development.

The 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 region, and location next to Busch Stadium will make this a “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 larger region. Busch Stadium itself will bring over three
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million potential customers to the development’s doorstep each April through October. Other

programmed events will keep the Ballpark Village active throughout the year.

Due to the large number of regional shopping clusters located in the surrounding area and the proposed
mix of unique shops, restaurants and entertainment venues, the proposed space will not draw from a
traditional market area, and instead will draw mainly from business and leisure visitors to the region,
workers and residents. We expect this high-profile project will generate spending demand beyond what
currently exists 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 entertainment opportunities in the area immediately surrounding the ballpark is
somewhat limited, yet this section of downtown 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 expect the upgraded shopping environment and new spending options provided 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 five-year projections show there will be
sufficient demand to support the new proposed space in Ballpark Village along with additional retail
projects and existing vacant space that is currently on the market. 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 looking at similar large-scale retail and entertainment
developments in the Midwest, we anticipate the Ballpark Village will be 90 to 100 percent occupied by

the anticipated completion date in 2009.
The Office Market

A number of factors must be considered when assessing office demand, including short-term supply,
absorption and lease rates, as well as long-term employment, national office trends, and other policy and
infrastructure initiatives. Downtown employment appears to be relatively stable. The planned seven-year
reconstruction of 1-64, the primary east-west corridor in the region, may impair the downtown, but is also
likely to positively benefit downtown by fueling demand for transit and causing some downtown

employees to move closer to work.

Class A buildings generally have occupancy rates above 85 percent. We conclude that Class A office
space at Ballpark Village can achieve above average occupancy and lease rates due to its location within

Ballpark Village and its associated identity, its setting within a dynamic mixed-use environment,
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excellent visibility, available parking, and proximity to major highways and public transportation. Under
current market conditions, an occupancy rate of 90 percent is likely to be a realistic benchmark for
successful occupancy if the property is built as currently proposed. Moreover, if developers and the city
are successful in attracting a regional headquarters 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 feet is a very attractive
amenity that typically ensures occupancies of over 90 percent. Comparable properties are generally
operating at high occupancies. In the competitive market, the proposed property will have significant
advantages over older properties, properties with lower parking ratios, and properties occupying poor

locations or having few architectural assets.

It will likely take a few years to achieve 90 percent occupancy. With the planned renovation of several
buildings in downtown, including One City Center, competition for a small pool of existing demand for
Class A space in downtown is likely to intensify. In addition, the recent announcement that Anheuser-
Busch will vacate 110,000 square feet of space in One City Centre will further heighten competition.
Moreover, the project will have to compete with new construction currently underway in the mid-county
submarkets. We believe, however, that the introduction of new Class A space in downtown will attract
tenants from the mid-county area as well as from outside the region, resulting in a shift in the future

distribution of regional demand.

We find the property could achieve annual lease rates higher than the prevailing rates in downtown
because the Ballpark Village office towers will be superior Class A buildings compared to the current
Class A inventory in downtown. Significant downtown tenants, such as law firms, would easily shift
from their current locations and pay a few dollars more per square foot in order to receive the added value
of locating in Ballpark Village. The office towers at Ballpark Village will offer modern facilities,
fabulous views, and a prestigious location within an exciting urban district, which are all highly valued
amenities. Ballpark Village is not likely to achieve lease rates comparable to those in Clayton or Creve
Coeur at the outset, however, because of the expected competition from rival projects, market
uncertainties such as the impact that construction of Interstate 64 will have on the region, and the fact that
these other locations are still seen as the region’s most desirable by many office users.

Subsequent phases of Ballpark Village could possibly achieve faster absorption and higher lease rates if
the downtown revitalization continues as planned and proves successful. The success of Ballpark Village
will undoubtedly impact the success of other projects such as the Bottle District and St. Louis Centre, all

of which will undoubtedly affect the relevant factors by which the market is measured.
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Conclusion

In summary, we strongly support the development Ballpark Village, and the market will support the
proposed mix of residential, office, retail and entertainment uses. 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 has been engaged to research and assess the scale and quality of the regional and
downtown St. Louis market for the various project components of the proposed Ballpark Village, including
residential, specialty retail and office space. These findings are used to determine timelines for absorbing the
various components along with conclusions regarding achievable prices and rents. We have included relevant
demographic information such as household sizes, incomes and earnings, and other relevant socio-economic

characteristics to help frame the regional potential for each component.
PROJECT OVERVIEW
The Urban Entertainment District

The retail entertainment destination emerged during the 1990s as a successful model for attracting visitors
in an increasingly competitive retailing environment. The concept emphasizes creation of a “sense of
place” to distinguish these new developments from traditional shopping centers. A variety of
entertainment venues generate traffic for the retail and restaurants, which often incorporate “destination”
or entertainment elements, as well, such as live music, interactive venues, sports telecasts, and the like.
The districts also frequently include residential and office uses along with retail and entertainment to

create a vibrant, 24-hour, live-work-play environment.

The trend toward entertainment retail dovetailed with the increasing revitalization of downtowns and
provided a new and effective approach to reinvigorating obsolete shopping districts. A downtown
location can take advantage of extensive existing infrastructure and simultaneously serve several distinct
markets, including downtown workers and residents as well as visitors both from within the region and
beyond 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 they can provide the right kind of visitor experience.

Ballpark Village will be an urban entertainment district and function in all of the ways described above.
The development 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 after games; this fan base substantially expands 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

Cardinals games.
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Ballpark Village will not be positioned as a regional mall, but as an entertainment destination with
specialty retail merchants. It is expected that a significant share of its market base 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 cater to
the various segments that constitute the Cardinals fan base, which ranges from the very young to the very
old. The resulting mix and layout will have “something for everyone” and offer a diverse range of
experiences within the broader Ballpark Village environment: from destination children’s retail and
entertainment experiences for families at one end, to a classic sports bar and entertainment for singles and
sports fans on the other. It will also include more neighborhood-oriented stores and services to cater to

downtown residents and workers.

The delineations among retail, restaurant, and entertainment will be blurred within Ballpark Village, as
many tenants will provide a range of experiences and opportunities 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:

e Continuation of Current Attractions: Ballpark Village will incorporate an expanded and improved
Cardinals Hall of Fame and Museum, providing a public access point into Busch Stadium and all
things Cardinals during the off-season and in between games. The Cardinals Museum will be
separate from the National Bowling Hall of Fame, which is expected to be located elsewhere within
the development in an expanded and updated facility that will include dining and enhanced
entertainment options over what is available at the current museum.

o New Attractions: Although this report cannot provide any details at this time, the developer has
reached early agreements for two significant new attractions within Ballpark Village. The first is an
interactive family attraction. The second will be a new, national flagship attraction that is unique to
downtown.

o Restaurants: Ballpark Village will include approximately 145,000 square feet of restaurant space and
more than 10 distinct dining and drinking establishments, including a variety of national and local
companies. Although no details can be shared at this time, the developer reports that interest in
leasing the Ballpark Village restaurant spaces is high.

¢ Nightclubs: The development will include approximately 85,000 square feet of nightclub and other
entertainment venues, offering a range of live music and other performances. Again, the specific
tenants are likely to include a mixture of national and regional operators, but no details are available
as of the writing of this report.

o Shopping: The retail offerings of Ballpark Village, expected to total approximately 90,000 square
feet, will fall into two distinct categories: boutique or specialty shopping, and neighborhood retail and
services. The boutique retailers will be clustered together within small storefronts (e.g., 800 to 2,000
square feet) with the intent of returning high end products to a classic, downtown retailing setting; as
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such, leasing activity to-date has been brisk.! The neighborhood-oriented retail will be located
predominately at the north and east edges of Ballpark Village and provide a range of products and
services to support the downtown resident and worker markets — for example, it may include a
grocery, a drug store, a health club, an office supply store, and a bank.

Total square footage devoted to retail and entertainment in the project is likely to increase as project
planning and development evolve. There is a minimum commitment of 360,000 square feet, but an
increase of 60,000 square feet or more would not be surprising. The key to this expansion will be the
developer’s ability to move tenants to upper floors and “go vertical.” A number of potential tenants that
have expressed interest in Ballpark Village would have this ability, and indications are that Phase | will

have more than the minimum amount of retail and entertainment space.

A hallmark of Cordish developments in other communities is the developer’s active management of the
tenant mix and programming to ensure that the businesses are “authentic” and appropriate to the locale.
The developer combines excellent local companies with well-known national ones and, where the right
tenant is not found, fills in with unique “one to market” offerings that it develops and runs itself through
its operating division. The company will take this same approach in Ballpark Village, drawing upon
several well-known and loved 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 there is postseason play). On game days, Ballpark Village will be at its most robust. Many
fans already arrive early on Cardinals game days, even though options for shopping, dining and
entertainment in the area are relatively limited. Ballpark Village will capture much of this latent demand,
and entice fans to stay after the games as well. It will also be ideally positioned to serve the many

Cardinals fans who travel to St. Louis from out of town.

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

entertainment districts in other cities.

! No leases will be finalized upon approval of MoDESA project financing.
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Projected Event Attendance

Event Number/Duration Projected Attendance
Mardis Gras* 2-3 days 60,000
St. Patrick's Day* 1 day 30,000
Fourth of July* 2 days 50,000
Cinqgo De Mayo* 1 day 10,000
Halloween* 2 30,000
New Year's Eve* 2 20,000
Concerts 36 Shows 350,000
Family Days 50 100,000
Friday Happy Hour 28 140,000
Charity Events 10 70,000
Busch Stadium 81 3,000,000
City Events 30 250,000
Sports Promotions 5 75,000
Saturday Night 35 385,000
Friday Night 35 300,000
Movies on the Park 30 10,000

* example holiday events

The objective of this programming is to make Ballpark Village “a destination unto itself,” beyond simply

an extension of game day shopping and entertainment.
Development Timeline

All of the retail and entertainment proposed for Ballpark Village will be developed during the project’s
first phase, which is intended to also include 250 condominium apartments, 100,000 square feet of office
space, and 1,200 parking spaces. Construction is planned to start in late spring/early summer of 2007 and

be complete within 18 to 24 months.
DOWNTOWN OVERVIEW

St. Louis is the largest center of commerce in the region, with over 23 million square feet of office space,
7,600 hotel rooms and 88,000 employees. It has become a desirable residential address, with nearly
10,000 residents and another estimated 3,000 in the near future. Downtown development has historically
occurred in cycles, often with different segments of the market surging forward while others are stagnant
or in decline. Currently, residential development is very strong, with new and rehabilitated market-rate
units being added at unprecedented levels. In the early 2000’s, hotel supply increased — perhaps too
rapidly — to capture increases in demand. Construction has subsequently cooled to allow the market to
absorb these new units, and occupancy rates are again on the rise. The office market has stabilized after a

decrease in lease rates and occupancy levels in 2001 and 2002, when Class B space was in particular
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decline. With an overall vacancy rate below 13 percent and a Class A vacancy rate below eight percent,
downtown St. Louis office occupancies have not suffered to the extent that they have in many comparable
markets in the Midwest. Downtown retail has 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. A bright spot for
downtown is the new wave of specialty retail stores, which have reportedly added 150,000 square feet of

space since 2003.

There have been several major investments in downtown and numerous proposals for redevelopment or
new construction projects in downtown in recent years. This flurry of activity points to 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 significantly in store
upgrades and marketing to improve the store’s performance. As a more viable and attractive retail space,

Macy’s will serve as an anchor to existing and future downtown shops.

Pinnacle Casinos is currently building a $400 million project located adjacent to Laclede's Landing that
will feature a large casino, a 200-room luxury hotel, spa, business center, restaurants and 12,000-square-
feet of meeting and convention space. The project also includes a commitment to develop at least $50
million in new residential, retail, and mixed-used development within five years of the casino and hotel's
opening. This development will include Port St. Louis, a $25 million, 10-story condominium building

overlooking the Mississippi River.

The Pyramid Companies has proposed the rehabilitation of seven existing buildings in St. Louis’
Downtown Central Business District into mixed-use buildings offering a variety of new residential, retail,
hotel and office space. Included in this project is the rehabilitation of St. Louis Centre, a defunct
shopping mall. This project is expected to be synergistic and complementary with Ballpark Village and

enhance Ballpark Village’s competitive position by contributing to downtown’s overall improvement.

Other developers are laying the groundwork for future projects including Chouteau’s Lake and Greenway,
the Bottle District and the Ice House District. Each of these projects caters to different market segments
and will not compete directly with Ballpark Village. Further, as with the St. Louis Centre improvements,
these projects will actually benefit Ballpark Village by increasing downtown’s attractiveness as a

destination.

The increased emphasis on downtown, particularly with respect to residential development, is rapidly
improving the previously stigmatized image of downtown. The effect can be seen in the amount of

investment slated for downtown. The resilience of a major downtown department store, and more than a
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billion dollars of potential investment in two major mixed-use projects, signal that downtown St. Louis

can once again become a vibrant regional destination.

However, it is a critical time for downtown St. Louis. Much progress has been made, but more remains
before 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 downtown investments and ensure that progress continues and is sustainable.
SITE ANALYSIS

The project area is roughly rectangular in shape and is bounded by 8" Street on the west, Walnut Street on
the north, Broadway on the east, and Clark Street on the south. The area is adjacent to the new Busch
Stadium and southeast of the core of the downtown business district. It 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 highways including Interstates 70, 64, 44 and 55. These interstates provide
access to 1.3 million people living within a 20-minute drive. Looking beyond the immediate area, there
are 4.7 million people within approximately two hours of downtown St. Louis and 16.3 million within

approximately four hours.

The area immediately surrounding the new Busch Stadium and the project area has a limited amount of
commercial activity for an area that receives such a high volume of visitor traffic. The blocks
surrounding the subject site include two large parking garages, a 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 subject site offers the only significant development opportunity in this area. Two surface lots present
additional sites for buildings adjacent the stadium, but to date, no plans have been announced for new

developments on these other two lots.

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 thousands of rooms and a range of rates and amenities nearby. Public parking is readily available in
nearby garages and at metered street parking; however free parking is virtually non-existent during the

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

The project area is in a very transit-accessible location. Numerous bus lines provide access to
surrounding neighborhoods and other concentrations of residential, retail and employment in the metro

area. A MetroLink light rail station is located adjacent to the project area at Spruce Street and Stadium
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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.

The planned seven-year reconstruction of Interstate 64, the primary corridor in St. Louis linking people,
places, and employment, could cause residents, shoppers and employers to reconsider decades-old
locational aversion to downtown. The reconstruction of 1-64 will cause commuters to consider alternate
routes, and perhaps modes of transportation, to get to work, shopping and entertainment destinations. It
is difficult to predict the net affects of this major project on downtown, but downtown will remain 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 more attractive amenity for downtown office
buildings, retail and residential developments. The disruptions from this major project could make
downtown a more viable option for workers who desire to live closer to the office and for city residents
who have been conditioned to shop in surrounding suburbs. Both of these groups may look toward
downtown as a favored destination if the retail environment was improved with more options and a more

attractive shopping atmosphere.

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 site and concluded that the
subject sight 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 the Ballpark Village are critical to maximize the potential
for the residential, office, retail and entertainment components of the project. The Washington Avenue
Loft District 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 transformations are important to change the mindset of area

businesses, shoppers and residents, who may fixate on previous impressions of downtown.
Site Analysis Conclusions

Despite being one of the most visited locations in downtown, the project area has limited commercial
development. The proposed buildings 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 project area is likely to become an increasingly 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 surrounding the project
area are needed to maximize the project’s potential. The market assumptions in this report assume the
streetscape, public space and other infrastructure improvements funded through MoDESA will be

implemented 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
downtown, and will not be properly documented by the U.S. Census or Claritas until 2010. The
Downtown St. Louis Partnership (DSLP) reports that over 1,700 housing units have been added since
2000, resulting in an estimated downtown residential population of 9,719 and 6,125 housing units. These
figures are considerably higher than Claritas estimates of 7,663 residents and 4,220 housing units, which
fail to take into account recent developments that are a departure from longer-term trends. As a result, we
rely heavily on the Partnership’s recent survey results, which were distributed to over 4,500 downtown

residents, to explain current demographic trends.
Population Characteristics

Downtown St. Louis, like the city as a whole, continued to experience significant population decline
between 1990 and 2000. Since that time, downtown has rebounded, experiencing population gains.
Population trends are summarized in the following table:

2006 Demographic Trends

City of St.  St. Louis State of

Description Downtown Louis MSA Missouri

Population
2011 Projection 7,905 332,765 2,859,997 5,995,570
2006 Estimate 7,663 340,122 2,786,623 5,810,759
2000 Census 7,299 348,189 2,700,011 5,595,211
1990 Census 8,384 396,685 2,582,013 5,117,073
Growth 2006-2011 3.2% -2.2% 2.6% 3.2%
Growth 2000-2006 5.0% -2.3% 3.2% 3.9%
Growth 1990-2000 -12.9% -12.2% 4.6% 9.3%

Household Size
2011 Projection 1.84 2.34 2.53 2.53
2006 Estimate 1.82 2.35 2.54 2.54
2000 Census 1.78 2.37 2.57 2.57
Growth 2006-2011 1.6% -0.3% -0.6% -0.6%
Growth 2000-2006 1.8% -0.7% -1.2% -1.2%

© 2006 CLARITAS INC. All rights reserved.
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Data provided by the Partnership indicates that downtown population growth has far exceeded the
Claritas projections above. The partnership cites an addition of 1,700 housing units, versus 127 projected
by Claritas. Similarly, a recent study by the Brookings Institution, “Metro America in the New Century”,
indicates a slower rate of population decline for St. Louis than what is presented in the Claritas

projections above (-1.0 percent versus -2.3 percent).

The addition of hundreds of new housing units has not only increased the downtown residential
population, it has changed demographic composition of the downtown. According to the Partnership, the
new housing units are largely market-rate. The share of market-rate units in the downtown has increased
from 60 percent in 2000 to 73 percent in 2006. As a result, the profile of the average downtown resident
has increasingly become one of higher income and higher educational attainment. Homeownership has

also increased considerably.

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 percent of all downtown residents held bachelor’s degrees, with seven percent holding post-

graduate degrees. The contrasts in income are equally striking, and are presented in the following chart:

Downtown Resident Income Comparison
Sources: Claritas, Downtown St. Louis Partnership

Al Residents, 2000 All Market Rate New Market Rate
Residents Residents

B <$50,000 = $50,000 to $100,000 = >$100,000

The table reveals a new dynamic in the demographic composition of downtown residents. Increasingly,
residents choosing to live downtown are 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 (2,050 since 2000),

downtown is becoming more of a 24-hour destination to live, work, and play.
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EMPLOYMENT AND ECONOMY

The St. Louis metropolitan statistical area
(MSA) is located near the center of the
United States in the western portion of the
Midwest. The bi-state MSA encompasses
twelve counties including Franklin,
Jefferson, Lincoln, St. Charles, St. Louis,
and Warren counties and the City of St.
Louis in Missouri, and Clinton, Jersey,
Madison, Monroe, and St. Clair counties
in Illinois. 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 cover some 6,392 square miles, ranking St. Louis as, geographically, the 14" largest
MSA in the United States. Development is concentrated in the City of St. Louis and St. Louis County,

eastern St. Charles, western St. Clair and southwestern Madison counties.

‘ Missouri
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The St. Louis MSA has a broad economic base, with strength in both manufacturing and service
employment. St. Louis ranks among the “Top Ten Best Places to Work and Live” by Fortune magazine
due to its reasonable housing costs and relatively short commutes.? The region ranks high in quality-of-
life issues such as educational achievement, availability of cultural opportunities, and the low relative
incidence of violent crime. St. Louis enjoys the third lowest cost of living among the top 20 metropolitan

areas and is 4.4 percent below the national average.®

The greater St. Louis economy is strong and well diversified, reflecting an employment profile very
similar that of the nation as a whole. The labor force averaged 1.46 million during 2005, which is up
slightly from 2004.

Employment Trends

Like the nation, the St. Louis MSA has experienced a dramatic shift from jobs in the manufacturing sector

to the services sector.

Manufacturing encompassed 25 percent of all jobs in 1970 but only 10.6 percent in 2000, while the
services sector had 19.9 percent of all jobs in 1970 but 33.4 percent in 2000. The increase in finance and
professional service fields has created demand for additional office space, explaining the continued

increase in regional office construction.

2 Source: St. Louis Regional Chamber and Growth Association
% Source: American Chamber of Commerce Research Association, 1% Quarter, 2006
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Business Environment

The St. Louis region is home to twenty-one Fortune 1000 headquarters, eight of which are Fortune 500

companies. The Fortune 1000 companies are listed in the following table.

Fortune 1000 Headquarters in St. Louis MSA

Company
Emerson Electric
Express Scripts

Anheuser-Busch Companies Inc.

Ameren

Monsato

Charter Communications
Peabody Energy
Graybar Electric
Energizer Holdings
Solutia

AG Edwards & Sons
Arch Coal

Furniture Brands International
Olin Corporation
Kellwood

Brown Shoe

Maverick Tube

RalCorp Holdings
Sigma-Aldrich

Laclede Group

Centene

Source: Money Magazine, 2006

Largest Employers in St. Louis MSA

Employer (Industry)

BJC Health System (Health Care)
Boeing (Defense Manufacturing)

Scott Air Force Base (Military)

Washington University (Education)

Wal-Mart Stores Inc. (Retail)

SSM Health Care (Health Care)
Schnuck’s Markets Inc. (Supermarket)

SBC (Telecommunications)

St. John's Mercy (Health Care)

McDonald's (Fast Food)

Rank
126
134
146
324
336
413
456
476
619
637
665
691
713
723
725
741
844
906
909
930
967

The ten largest employers in the St. Louis MSA are listed in the following table.

# of Employees

21,814
16,259
13,065
12,505
11,921
11,905
10,700
9,920

8,699

8,000

Source: St. Louis Business Journal Book of Lists, 2006 Edition

While three of the ten largest employers in the St. Louis area are in the healthcare field, others are in

defense manufacturing, military, education and telecommunications. This information indicates that the
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St. Louis economy is fairly well-diversified, and is not reliant on one industry sector for the majority of

its jobs.
Unemployment

The trends for the civilian labor force and unemployment rate in the St. Louis MSA are shown in the

following graph.

Civilian Labor Force and Unemployment Rate
St. Louis MSA (1996-2005)
(Source: U.S. Dept. of Labor Bureau of Labor Statistics)

1,480,000
1,460,000
1,440,000
1,420,000
1,400,000
1,380,000
1,360,000

1,340,000
1996 1997 1998 1999 2000 2001 2002 2003 2004 2005

Labor Force —e«— Unemployment Rate

The unemployment rate in the St. Louis MSA hit a historic low in 1999 and 2000 at 3.5 percent. After
2000, the unemployment rate steadily grew to 6.0 percent but has continued to decline since 2004. At the
same time, the labor force has grown steadily over the last ten years, hitting an all-time high of 1.46

million workers in 2005.

Until very recently, the unemployment rate in the St. Louis MSA has been below the national average.
This trend continued until 2003, when the unemployment rate was 6.0 percent for both areas. Since that
time, the national and regional economies have improved sharply. As of October 2006, the

unemployment rate was 4.1 percent in the United States and 4.9 percent in the St. Louis MSA.

The historical unemployment rate trend for the St. Louis MSA and the United States is shown in the

following graph.
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Historical Unemployment Rate
St. Louis MSA and the United States
(Source: U.S. Dept. of Labor Bureau of Labor Statistics)

1995 1996 1997 1998 1999 2000 2001 2002 2003 2004 2005 Oct-

06
St. Louis MSA United States

The St. Louis unemployment rate, while currently slightly higher than the national rate, suggests a strong
economy capable of maintaining the pace of national unemployment trends. During the late 1990s,
however, the very low unemployment rates in many metro areas, including St. Louis, were interpreted as
inhibiting or limiting potential growth and contributing to the region’s slower than average growth. This
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.
Employment Migration and Commuting Patterns

There has been a marked shift in the location of jobs in the St. Louis region over the past several decades,
resulting in a decline in the downtown’s regional share of employment. More recently, downtown
employment appears to have stabilized. As the following table shows, downtown St. Louis lost jobs
between 1990 and 2000, despite considerable regional job growth. As a result, downtown’s regional
share of employment declined from 6.4 percent to 5.2 percent during this period. However, the
Downtown St. Louis Partnership estimates current downtown employment to be 88,000 — an increase of
2,500 jobs since 2000.
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Employment Trends in Metropolitan St. Louis, 1970-2000

County or Sub Area 1970 1980 1990 2000
Entire Metro Area 1,098,600 1,237,900 1,451,100 1,636,400
Metro East/lllinois 212,000 226,800 246,400 284,800
Madison County 98,700 102,700 113,400 125,800
St. Clair County 93,100 101,100 104,500 121,200
Remainder 20,200 23,000 28,500 37,800
Metro West/Missouri 886,600 1,011,100 1,204,700 1,351,600
City of St. Louis 447,800 412,900 321,200 300,000
Downtown NA NA 92,400 85,500
Remainder of City NA NA 228,800 214,500
St. Louis County 364,400 484,200 693,300 791,600
St. Charles County 24,000 42,100 87,600 125,300
Remainder 50,400 71,900 102,600 134,700

Source: U.S. Department of Commerce

While the above table indicates a decentralization of the employment base, it also underscores that the

downtown remains the largest single employment center in the region.
Demographics, Economy and Employment Conclusions

Since 2000, the dramatic increase in market-rate housing has changed the demographic composition of
downtown St. Louis. The Downtown St. Louis Partnership reports that over 1,700 housing units have
been added since 2000, resulting in a residential population of 9,719 and a total of 6,125 housing units (up
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 increase in the sheer
volume of downtown residents (2,050 since 2000), 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 drive up demand for a variety of uses, including office and retail space.

The St. Louis economy is stable and diversified, creating opportunities for growth in some of the regional
employment sectors. With 30,000 new jobs since 2002, metro St. Louis has a steadily-growing labor
force and a declining unemployment rate. The downtown labor force, which dropped substantially during
the previous decade, appears to have stabilized. While downtown office growth remains stagnant, the

region has added office space at a rate of 1.5 million square feet annually.

Downtown has made great progress toward revitalization, especially with growth in the residential
market. Downtown appears poised to reassert itself in the regional economy, 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 RESIDENTIAL MARKET

The study area’s opportunities are driven by its location adjacent to Busch Stadium in the Central
Business District (CBD), as well as its close proximity to a variety of cultural, restaurant, entertainment,
and recreation opportunities. The project 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, downtown continues to see large number of housing units added, which 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 regional 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 factors have occurred recently to create a boom in

downtown housing across the nation. These factors include but are not limited to:

¢ low mortgage rates which encourage more homeownership, and downtowns have experienced their

greatest housing growth in owner occupancy;

e the shift of the baby boomer generation from child-rearing to empty-nester status, and, thus, a

decreasing desire for single family homes;

o downtown residential and historic tax incentives that encourage the creation of supply by lessening

costs to developers and investors;
e ageneral increase in the allure of urban or denser types of housing products;*

¢ and the decrease in desirability of “B” and “C” class office space in many downtowns, which causes

owners to find economically alternative uses such as loft housing.

While no two cities are exactly alike, it is worthwhile to benchmark downtown housing efforts in other

cities to establish some parameters in the total volume of housing units that might realistically be added in

* 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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downtown St. Louis. The following table provides information on market rate downtown housing growth

in other large cities:

Downtown Housing Development Comparison

St. Kansas
Detroit Columbus Louis City Denver Milwaukee Cincinnati Cleveland

Net Units Added 2004 210 678 357 718 819 560 - -

Net Units Added 2005 296 342 432 604 350 180 325 551
Avg Annual Units (2000-2005) 185 240 290 370 885 235 210 415
Units Under Constructon 472 903 1,392 1,177 1,580 1,387 700 -

Regional Populaton (in millions) 4.5 1.7 2.7 1.9 2.3 1.5 2.1 2.1
% Regional Growth (1990-2000) 5% 15% 5% 12% 30% 5% 9% 3%
Downtown Area (square miles) 5.5 2.9 2.2 3.2 2.4 1.7 2.1 2.2
Net Units Added 2005 per sq. mi. 54 118 196 189 146 106 155 250

Data compiled by downtown organizations, DEVELOPMENT STRATEGIES, Katherine Beebe & Associates 2006

Downtown housing growth patterns in the markets indicated above apply to St. Louis in several ways.
They demonstrate that market-driven downtown housing can occur 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 past two years.
St. Louis Downtown Housing Market

Downtown St. Louis is experiencing a revitalization spurred by an unprecedented boom in the housing
market. The recent growth in housing can be 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.

The Downtown St. Louis Partnership (DTSLP) produces an annual report that tracks housing
development. In 2005, St. Louis added almost 450 housing units to its downtown, 70 percent of which
were market rate units. This was the largest single-year increase in downtown St. Louis market rate units
in recent history. This housing growth followed a five-year period in which the downtown witnessed an
addition of 1,300 units to the market. An additional 1,400 units are currently under construction. A

summary of downtown residential development activity is provided on the following table.
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Downtown St. Louis Housing Development

Rental Rental Sale Sale Total New  Total New
Year Properties Units Properties Units Properties Units
2000 2 313 2 66 4 379
2001 0] 0 1 31 1 31
2002 6] 0 2 101 2 101
2003 2 261 6 175 8 436
2004 5 201 3 156 8 357
2005 1 222 5 210 6 432
Subtotal 10 997 19 739 29 1,736
2006 10 864 9 528 19 1,392
2007 9 639 13 771 22 1,410
2008 9 786 14 1,853 23 2,639
Subtotal 28 2,289 36 3,152 64 5,441
TOTAL 38 3,286 55 3,891 93 7,177

Source: Downtown St. Louis Partnership

The Washington Avenue Loft District was the first focus area for new residential units in downtown.
With major 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 galleries. Notable projects completed recently along Washington Avenue include
the Meridian and the Lucas Lofts which, together, added over 200 for-sale units. About 80 percent of
these units were sold before the projects were completed, an indicator of the robust demand. The Bankers
Lofts and Dorsa Lofts are two large projects currently under construction and will add another 117 for-

sale units to the downtown market; as of September 2006, 78 percent of these units had been pre-sold.

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. Recently, two major
projects added a large number of residential units to this area. The Paul Brown Loft Apartments were
converted from vacant office space into 222 market rate and affordable rental units. After about 14
months on the market, this property is nearing 90 percent occupancy with an average of 14 units absorbed
per month. Newly converted rental units in other areas of downtown have also performed well. The
Merchandise Mart on Washington Avenue opened in 2003 with 213 units and has 94 percent occupancy.
With rents at these buildings ranging from $650 to over $1,600 per month, these projects show that
downtown can support quality, affordable and high-end apartments.

The Marquette is the other major project located in the downtown office core. The conversion of this
building into 82 luxury condos represents a true turnaround for downtown. Just three years ago, this

handsome, pre-war building was comprised of largely vacant, Class C office space. The Marquette has
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tested the higher end of the for-sale market with units ranging in price from $225 to $350 per square foot.

About 85 percent of the Marquette units were under contract prior to its grand opening in Fall 2006.

The area immediately surrounding the new Busch Stadium is another area targeted for residential
development. With the exception of the Ballpark Village and two surface lots, opportunities for new
residential construction in this area are limited by current land uses 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 area.

The subject site offers one of three building sites essentially adjacent to the new stadium. Two surface
lots present additional sites for buildings adjacent the stadium, but it will be difficult for these building to
provide game day views inside Busch Stadium, an amenity that the Ballpark Village developers will

incorporate into many of their units.

Two major residential developments underway on other blocks in this area include the Pointe 400
apartments and the Ballpark Lofts I. Pointe 400 (the former Pet Building) is a historic rehab of a unique
1960s era office building, one block east of Busch Stadium and overlooking the Arch grounds and
stadium. The 118 units are intended to rent at the premium end of the market and range from $1,235 to
$4,930 per month or $1.75 to $1.85 per square foot; initial leasing at this pricepoint has been slow. In
contrast, the Ballpark Lofts | are located two blocks west of the stadium (in historic Cupples Station)
where 62 of the 69 condo units were reserved within one month of the initiation of sales. The one- and

two- bedroom units are priced from $200 to $260 per square foot, but do not offer ballpark views.

The presence of for-sale units in downtown is particularly 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 Downtown St. Louis Partnership, however, over half of the new units opened in 2005
and 2006 were for-sale, and this trend is anticipated to continue as additional units are proposed in the
coming years. This unprecedented addition of for-sale units allows downtown to draw from a larger pool

of potential residents, ensuring greater diversity in its population.

One additional project located downtown, but outside of the core area, also represents a significant new
addition to the downtown residential market. Port St. Louis will be a 49-unit, new construction
condominium building near the new Pinnacle Casino on Laclede’s Landing. The project is significant for
downtown since it shows additional interest in new construction and because, to this point, Laclede’s
Landing and the riverfront north of the Arch have seen no residential development since revitalization

efforts were initiated in the early 1970s.
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The positive momentum in the market is further reflected in the prices of for-sale units. According to

DTSLP, per-square-foot sales prices have increased sharply in every year since 2000. This has meant that

the average sales price for a new unit in 2005 was $260,000, up 35 percent from 2000.° Downtown has
also seen a shift toward the luxury condo market in what was almost exclusively a loft condo market in
the past four years. These more traditional condominium buildings include the previously mentioned

Marquette as well as the Park Pacific and the Syndicate, both of which are presently under construction.
Housing Supply

Gaining an understanding of housing supply reveals existing market conditions, and a great deal can be
learned about market potential by analyzing successful and unsuccessful projects, as well as project
locations and amenities. In addition to major downtown projects, we have examined housing located
outside of downtown in the Central West End neighborhood and nearby Clayton. These locations offer
urban, mixed use environments similar to downtown with employment, shopping and entertainment
within walking distance. Prior to downtown’s resurgence, these were effectively the only locations for
those interested in a high-rise condo in an urban environment. These locations were and still are
generally viewed as superior to downtown, but downtown is a “younger” market that has yet to mature
into a fully diverse set of housing options. Following are selected for-sale projects that have been
developed recently, or are under construction, downtown, in the Central West End, and in downtown

Clayton:

> A timeframe that saw general inflation rise just 13.5%.
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Summary of Competition — Downtown, CWE and Clayton

One-Bedroom Two-Bedroom Three-Bedroom
Number Units Avg. Avg. Price Avg. Avg. Price Avg. Avg. Price
Selected Properties of Units  Sold/Res. Price Size (SF) PSF Price Size (SF) PSF Price Size (SF) PSF
Downtown Condos
1 Park Pacific - Parkside 108 4 $258,860 990 $261 $439,330 1,537 $286 $1,135,750 3,337  $340
2 The Syndicate 102 32 $212,640 1,097 $194 $591,636 2,381 $249 $738,200 2,998 $246
3 The Marquette 82 70 $197,150 803 $246 $350,230 1,218 $288 - - -
Mkt Segment Avg. 97 35 $225,385 975 $233 $467,511 1,742 $273 $942,654 3,172 $295
Downtown Lofts
4 Ely Walker Lofts 168 83 $175,000 1,060 $165 $234,090 1,350 $173 - - -
5 The Bogen 126 41 $280,400 1,305 $215 $295,140 1,530 $193 $348,210 1,626 $214
6 Edison Condos 71 71 - - - $373,057 1,852 $201 $501,325 2,709 $185
7 Lucas Lofts 108 70 $215,000 929 $231 $296,250 1,334 $222 $502,100 2,762  $182
8 The Meridian 101 91 $135,000 857 $158 $223,000 1,295 $172 $231,429 1,248 $185
9 Ballpark Lofts | 69 62 $196,146 964 $203 $297,896 1,137 $262 - - -
Mkt Segment Avg. 107 70 $201,258 1,042 $192 $276,943 1,406 $198 $386,871 2,023  $193
Central West End Condos
10 Park East Tower (CWE) 89 86 $361,500 1,022 $354 $592,650 1,620 $366 $1,150,000 2,089 $551
11 Park East Lofts (CWE) 52 20 $305,000 970 $314 $505,000 1,251 $404 $571,567 1,564 $365
12 Park Plaza (CWE) 87 34 $479,000 1,138 $421 $882,143 1,899 $465 $2,213,333 3,679 $602
Mkt Segment Avg. 76 47 $393,450 1,054 $370 $683,124 1,642 $412 $1,423,822 2,576 $528
Clayton Condos
13 Maryland Walk (Clayton) 101 81 $339,000 952 $356 $717,917 1,597 $450 $1,073,000 2,419 $444
14 The Plaza in Clayton 80 61 - - - $926,450 2,647 $350 $1,580,790 3,634 $435
Mkt Segment Avg. 91 71 $339,000 952 $356 $810,086 2,061 $406 $1,297,438 2,956  $440
Overall Market Average 96 56 $262,900 1,007 $261 $480,342 1,618 $297 $913,246  $2,551 $358

All of the downtown for-sale projects listed above consist of recently-converted historic loft or office
buildings. The Marquette was the first project to market units well above the $200 per square foot level.
The project was 85 percent pre-sold before initial occupancy and features modern condominium
floorplans rather than the open loft floor plans that had previously dominated the market. The Park
Pacific is being marketed at a slightly higher price point with top of the market amenities, which will
continue to test the market for high-end units. Currently, there are no newly constructed residential

buildings in the downtown 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 existing structure,
such as balconies, floor-to-ceiling windows, and large swimming pools. Two additional projects, which
will move the downtown market into new construction, are in the planning phase. A second phase of the
Park Pacific will be newly constructed and 600 Washington is planned to be a radical conversion of the
former St. Louis Centre shopping mall, which will be, in many ways, considered new construction. Both
of these projects are pushing beyond the $200 per square foot price point with units ranging from $250 to

$400 per square foot.

All of the projects located outside of downtown are newly constructed buildings with the exception of the

Park Plaza. But all of them have, or will have, units priced above the $350 per square foot price point,
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which is currently the high-water mark in downtown. The second phase of the Park Pacific has proposed
prices ranging from $350 to $400 per square foot in a location not nearly as desirable. These higher
prices are achieved due to the combination of the high quality of new construction, a high-level of unit

and building amenities, and locations that are considered superior to downtown.

Because of the architecture, amenities, location in a vibrant mixed-use environment, and views of
downtown and the ballpark, the Ballpark Village condos will achieve sales above the current downtown
market for rehabilitated housing units. An average price of $280 per square foot would be reasonable for
the subject and make the proposed units extremely attractive to the market, thus insuring quick absorption
of the first phase. It is important to note, however, that 250 units is a large number to come online in

Phase I, and quick absorption could have the short-run effect of depressing pricing.

Since downtown has not yet seen new residential construction, this project is something of a departure
from the prevailing market in the immediate environs (although Phase 11 of Park Pacific and St. Louis
Centre are also pushing the market in this direction) and so may be seen as somewhat riskier than other
condo developments in downtown. This higher risk, and the lack of directly comparable properties in the
downtown area, are the reasons for the suggested conservative average pricing for the first phase of the
residential development at Ballpark Village. The success of Park East in the Central West End 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. If, as anticipated, Phase | of Ballpark
Village sells quickly at this price point, subsequent phases can respond with higher pricing and/or larger

or more units.
Description of the Ballpark Village Condos

The 250 subject units in Phase 1 of the development are intended by the developer to all be
condominiums and to range in size from approximately 750 square feet for a one-bedroom unit to 1,600
square feet for a three-bedroom unit. A price in the range of per square foot of $275 to $325, with
averages of $280, would be appropriate for the market, with premium prices for upper floors and reduced

prices for lower floors.

With a successful completion of Phase 1, phased construction of two additional towers is expected. These
additional phases would have higher price points in constant dollars, reflecting an increase of about eight
percent (or more, depending on performance of the first phase). Each additional phase would also contain

approximately 250 units, with one to three bedrooms.
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Units will include reserved parking in a below grade parking garage, with one space per unit. An option
to purchase additional parking at $8,000 to $12,000 per space® will be available. The amount of provided
parking is comparable to other buildings in the market and the price per space is appropriate for

downtown parking.

We anticipate a high level of unit and community amenities. Below, we list, typical amenities from
comparable buildings in the market, and it is our understanding that the Ballpark Village developer is

considering these options for the site’s residences.

e Modern lobby with doorman and concierge

o Health club, grocery store, restaurants, and other service retailers (all within Ballpark Village)
o Delivered meals from Ballpark Village restaurants

e Private chef available

e Clubhouse with wet bar, screening room, and business center with conference room

e Additional storage

e Qutdoor balconies for all units

e Shared roof top decks with entertainment areas, grill, pool, and ballpark views

e High-end kitchens with stainless appliances and optional upgrades, island, granite countertops, and
natural stone or tile floors

e Bathrooms with natural stone or tile floors, twin vanities, and high-end fixtures and tubs with
premium upgrade options

Overall, the subject can be positioned near the top of the downtown condo market, with its location next
to Busch Stadium and within Ballpark Village being the most marketable features that cannot be offered
by any other property in the market. An average price of $280 per square foot would be very competitive
with new buildings in the Central West End and Clayton. As noted above, the phased development of the
Ballpark Village’s residential component will further allow the developer to adjust subsequent phases to

prevailing market conditions and consider changes to the unit mix, sizes, and pricing.
Identification of Target Market

Market research 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

® Expected prices based on the Ballpark Village Parking Tax Revenue Analysis completed by Desman

Associates.
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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 around 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 organizations and Development Strategies

The current market for downtown housing generally excludes households 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 target market will be singles, young couples, and empty nesters that currently live in the St. Louis
area and are interested in living in an active urban environment, close to employment, cultural, and
entertainment opportunities that downtown offers. Ballpark Village will offer modern condominium units
at the high-end of the price range of for-sale units in downtown. Still, that pricing will be very
competitive with the other modern condo units currently being offered in the greater St. Louis market.
The units will 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. These buyers would be
individuals or businesses looking to capitalize on the unique location for a second residence or a corporate

apartment for short term stays or to entertain clients.
Defined Market Areas

The primary market area is briefly defined as the smallest geographic area 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 area has been determined by: 1) Interviews conducted with city officials, real estate

agents, and area developers, 2) Demographic analysis, and 3) Field observations.

For the purposes of analyzing the potential housing market for the proposed Ballpark Village condos, we
have identified the primary market area as an eight-mile corridor along Interstate 64 from downtown

St. Louis to Interstate 170 in eastern St. Louis County. The borders of the area are, the Mississippi River
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to the east, 1-170 to the west, Manchester Road/Chouteau Avenue to the south, and Delmar Boulevard to
the north.

The reasoning behind the selection of this area is threefold:

1. It encompasses an area where residents are already accustomed to living in an urban or quasi-urban
setting. 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 interested in a
high-rise condo located downtown. Although the PMA includes suburbs, these first-tier suburbs
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 area with two major universities, Washington University and Saint Louis
University. Traditionally, high-rise 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 interested in living in this type of setting. The PMA has been the primary
choice for empty-nesters looking to live closer to work, 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 area of the region is becoming increasingly popular as a place to live. As a result,
housing development in the area is increasing to meet the growing demand for loft housing and high-

rise condos.

We believe the primary market area will support 65 percent of the demand for the Ballpark Village

project.

Our secondary market consists of the remaining portions of the St. Louis City and County. Until recently,
there were not many choices for those interested in living in the city or similar urban environments.
Today, downtown St. Louis is increasingly becoming known as not only a place to work but also a place
to reside and have fun. While there are many housing options available in the city, the uniqueness of the
Ballpark Village condos will attract those who would not normally be interested in living in downtown or
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the city. We estimate that 25 percent of new residents at the subject property will come from the

secondary market area.

We estimate that 10 percent of the buyers at the subject property will come from people relocating from
other major cities and from 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. Louis are accustomed to
having urban alternatives to standard multi-family housing and single-family homes. While modern high-
rise residential development has recently been growing as a popular housing option in St. Louis, it is an
established form of housing in other cities and people expect to have those options available to them
when they move to St. Louis.

Demographic Overview of the Primary and Secondary Market Areas

The primary market area’s population is estimated to be 91,800 according to Claritas, Inc. From 1990 to
2000 the population declined 7.6 percent and from 2000 to 2006 it lost an estimated 2.7 percent. The
number of households in the market area decreased by 3.7 percent from 1990 to 2000 and another 1.4
percent between 2000 and 2006. Since 1990, the average household size decreased from 1.91 people per
household to about 1.86 people, which is similar to the national trend of declining household size. The
population loss is greater in the primary market area than in the secondary market area and the St. Louis
MSA, which has grown slightly. The rate of decline has decreased since 2000, and the city has shown its

population to be stabilizing with small population increases over the past two years.

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 1.4 percent and
from 2000 to 2006 it lost 1.2 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 2006, and it is expected to

decline in the next five years. Since 1990, the average household size has declined to about 2.4 people.

The following table compares the primary market area’s demographics to the secondary market area and
the St. Louis MSA.
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Population Trends

Primary Market  Secondary St. Louis

Description Area Market Area MSA
Population
2011 Projection 91,791 1,239,689 2,859,997
2006 Estimate 94,155 1,252,176 2,786,623
2000 Census 96,735 1,267,769 2,700,011
1990 Census 104,742 1,285,472 2,582,013
Growth 2006-2011 -2.51% -1.00% 2.63%
Growth 2000-2006 -2.67% -1.23% 3.21%
Growth 1990-2000 -7.64% -1.38% 4.57%
Households
2011 Projection 44,308 505,043 1,131,121
2006 Estimate 45,123 506,436 1,095,803
2000 Census 45,779 505,609 1,048,818
1990 Census 47,549 497,492 975,405
Growth 2006-2011 -1.81% -0.28% 3.22%
Growth 2000-2006 -1.43% 0.16% 4.48%
Growth 1990-2000 -3.72% 1.63% 7.53%
Household Size
2011 Projection 1.86 2.37 2.48
2006 Estimate 1.88 2.39 2.49
2000 Census 1.91 2.42 2.52
Growth 2006-2011 -1.06% -0.84% -0.40%
Growth 2000-2006 -1.57% -1.24% -1.19%

© 2006 CLARITAS INC.

The population of the primary market area has an estimated median age of 36.1 years, which is expected
to increase rather sharply to 38.2 years by 2011. Of the total PMA population, over 45 percent are
between the ages of 25 and 55, the age group that will be most likely to buy at the subject property. The

age distribution of the primary market area is summarized in the following table.
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Primary Market Area Population Distribution

Age 2000 Census 2006 Estimate 2011 Projection
Total 96,735 94,155 91,791

Oto 4 4,419 4.57% 4,211 4.47% 3,945 4.30%
5to 9 4,515 4.67% 4,153 4.41% 4,055 4.42%
10to 14 4,399 4.55% 4,265 4.53% 4,068 4.43%
15to 17 2,650 2.74% 2,675 2.84% 2,607 2.84%
18 to 20 8,045 8.32% 7,430 7.89% 7,326 7.98%
21t0 24 9,305 9.62% 6,710 7.13% 5,659 6.17%
25t0 34 17,435 18.02% 16,047 17.04% 13,743 14.97%
35to 44 13,871 14.34% 14,116 14.99% 14,089 15.35%
45 to 49 6,485 6.70% 6,710 7.13% 6,433 7.01%
50 to 54 5,688 5.88% 6,365 6.76% 6,300 6.86%
55 to 59 4,056 4.19% 5,509 5.85% 6,077 6.62%
60 to 64 3,271 3.38% 4,083 4.34% 4,999 5.45%
65 to 74 5,900 6.10% 5,565 5.91% 6,332 6.90%
75 to 84 4,676 4.83% 4,269 4.53% 3,917 4.27%
85 + 2,019 2.09% 2,045 2.17% 2,241 2.44%

Age 16 andover 82,559 85.35% 80,666 85.67% 78,880 85.93%
Age 18 and over 80,752 83.48% 78,850 83.74% 77,116 84.01%
Age 21 and over 72,707 75.16% 71,420 75.85% 69,790 76.03%
Age 65and over 12,595 13.02% 11,879 12.62% 12,490 13.61%

Median Age 33.62 36.12 38.19
© 2006 CLARITAS INC.

There are currently an estimated 18,775 housing units in the primary market area, a 4.0 percent decrease

since 2000. According to 2005 estimates by Claritas, Inc., approximately 70 percent of the housing stock

in the primary market area was built before 1970. Most of the occupied housing units in this area, 60.8

percent, are renter-occupied and about 66 percent of the residential structures are buildings containing

two or more units—a characteristic consistent with downtown housing development that is taking place.

Approximately 34 percent are single-family homes. The housing characteristics for the primary market

area, the secondary market area, and the St. Louis MSA are summarized on the following table.
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Housing Characteristics

Primary Market ~ Secondary St. Louis
Description Area Market Area MSA
Housing Units
2011 Projection 50,154 550,231 1,228,009
2006 Estimate 51,017 552,063 1,190,492
2000 Census 51,498 548,605 1,133,850
Growth 2005-2010 -1.69% -0.33% 3.15%
Growth 2000-2005 -0.93% 0.63% 5.00%
Occupied Housing Units (2006) 45,123 506,436 1,095,803
% Vacant Housing Units (2006) 10.03% 7.96% 10.77%
Housing Units by Units in Structure
1 Unit Attached 2.60% 3.74% 3.17%
1 Unit Detached 31.24% 66.58% 68.72%
2 Units 8.37% 6.16% 4.52%
3 to 19 Units 26.04% 18.12% 13.97%
20 to 49 Units 9.25% 2.14% 1.76%
50 or More Units 22.43% 2.99% 2.76%
Mobile Home or Trailer 0.05% 0.26% 5.02%
Boat, RV, Van, etc. 0.03% 0.01% 0.08%
Tenure of Occupied Housing Units
Percent of Owner Occupied Units 39.17% 69.67% 72.34%
Percent of Renter Occupied Units 60.83% 30.33% 27.66%
Households by Household Type (%)
Family Households 39.64% 65.23% 67.91%
NonFamily Households 60.36% 34.77% 32.09%
Households by Household Size
One Person 50.65% 30.50% 27.91%
Two Persons 28.14% 31.45% 31.95%
Three Persons 10.62% 16.20% 16.94%
Four Persons 6.41% 13.02% 14.13%
Five Persons 2.70% 5.77% 6.12%
Six Persons 0.97% 2.04% 2.04%
Seven or More 0.52% 1.03% 0.91%
Mean Number of Persons per Unit 1.88 2.44 2.49
Median Housing Value (owner-occupied) $198,685 $138,041 $131,116
Median Year Structure Built 1945 1964 1969
Average Commute Time (minutes) 21.02 26.59 27.94

© 2006 CLARITAS INC.

The median housing value for the primary market area is $198,685, which is more than 40 percent higher
than the median value in the secondary market area or the St. Louis MSA. The primary market area
covers some of the most desirable neighborhoods of for sale homes in the city and county, resulting in the
higher housing values even though most housing units are rentals. These areas are primarily located in
the Central West End neighborhood, University City, and Clayton. With an older housing stock, there are
fewer new homes on the market than in other areas of the St. Louis region. The PMA also has a slightly

lower median income than the surrounding area, but a significantly higher owner occupied housing value.
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These numbers illustrate that this area has a high concentration of wealthy homeowners and a high
concentration of lower income households—true urban diversity. Although there are some high-value
condos located in Clayton and the Central West End, the majority of the highest valued residences are
larger older homes. New high-rise condos provide an excellent option for owners looking to downsize
and eliminate the need for maintaining an older home.

Household Income Trends

From 2000 to 2006, the median household income in the PMA increased 17.8 percent, which is above the
rate for the secondary market area and the MSA. This is likely due to the influx of higher income
individuals moving into homes that have been rehabilitated. The median annual household income in the
PMA, as of 2006, is estimated to be $40,227, which is less than that of the secondary market area and the
region’s median. The primary market area’s median income is projected to grow by 8.6 percent over the
next five years.

Income Trends

Primary Market ~ Secondary St. Louis

Description Area Market Area MSA
Median Household Income

2011 Projection $43,673 $54,646 $56,881

2006 Estimate $40,227 $49,482 $51,168

2000 Census $34,154 $43,810 $44,539

Growth 2006-2011 8.6% 10.4% 11.2%

Growth 2000-2006 17.8% 12.9% 14.9%

Source: 2000 Census and Claritas Inc.

According to 2006 estimates, about 33 percent of PMA households earn more than $75,000 per year. By
2011 it is estimated that this portion of the population will increase to 37 percent of the total households.
Over 17 percent of households earn over $100,000 and that portion of the population is expected to grow
to 20 percent over the next five years. These upper-income households are the primary target market for
the proposed condos. Median incomes for the PMA, SMA, and St. Louis MSA, and the household
income distribution for the PMA are displayed in the following graph and table.
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Median Annual Household Income Trends and
Projections, 2000-2011 Source: Claritas, Inc.
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2000 2006 2011

Primary Market Area Secondary Market Area St. Louis MSA

Primary Market Area Households by Income - Total

Household Income 2000 Census 2006 Estimate 2011 Projection
Total 45,708 45,117 44,308

Under $10,000 8,196 17.9% 7,044 156% 6,348 14.3%
$10,000 - $14,999 3351 73% 3,056 6.8% 2836 6.4%
$15,000 - $19,999 3372 74% 2875 64% 2,634 5.9%
$20,000 - $24,999 2888 6.3% 2,710 6.0% 2,486 5.6%
$25,000 - $29,999 2526 55% 2,329 52% 2,244 51%
$30,000 - $34,999 2986 6.5% 2277 5.0% 2,076 4.7%
$35,000 - $39,999 2400 53% 2533 56% 2,140 4.8%
$40,000 - $44,999 2259 49% 2,031 45% 2,165 4.9%
$45,000 - $49,999 1,723 3.8% 1,952 43% 1,796 4.1%
$50,000 - $59,999 3,175 6.9% 3,143 7.0% 3,151 7.1%
$60,000 - $74,999 3,219 7.0% 3,630 8.0% 3,659 8.3%
$75,000 - $99,999 3,162 6.9% 3,656 8.1% 3,918 8.8%
$100,000 - $124,999 1946 43% 2,307 51% 2531 57%
$125,000 - $149,999 1,170 26% 1,514 34% 1679 3.8%
$150,000 - $199,999 1,345 29% 1,483 33% 1691 3.8%
$200,000 - $249,999 791 1.7% 911 2.0% 987 2.2%
$250,000 - $499,999 744 16% 1,031 23% 1,198 2.7%
$500,000 and over 455  1.0% 635 1.4% 769 1.7%

Source: Claritas, Inc.

Demographic Summary

The primary market area has lost population and households for the last fifteen years, and that trend is
expected to continue in the near future even though this trend has slowed since 2000 with the addition of

new housing options and a growing acceptance of urban living. The city’s population has stabilized and
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shown small increases in the past two years. The average and median household incomes of the primary
market area are lower than that in the surrounding secondary market area and the MSA. However the
PMA includes areas, such as Clayton and the Central West End, with 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 over 50 percent higher than values in the St. Louis region. As a result, the high-rise condos being
offered at the subject will be attractive many high-income households in the PMA.

Housing Demand

We have estimated the number of potential households able to afford units at the subject property using

the following steps:

1. Estimate the number of households in the market area;

2. Project the number income qualified households;

3. Estimate the number of qualified households that are home owners;

4. Estimate the number of qualified households that would choose a one- or two-bedroom unit;

5. Determine the penetration and captures 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 Claritas estimates and projections, there Population and Households Trends
) Primary Market Area
are currently (2006) 45,123 households in the

] L. . Population Growth
primary market area, a number which is anticipated to 55717 Projection 91,791 2.5%
decline to 44,308 households by 2011. This indicates 2006 Estimate 94,155 -2.7%

. 2000 Census 96,735 -7.6%
an average annual decrease of 163 households inthe 1990 census 104.742
primary market. The population in the primary Households
market area has also decreased by a similar rate, ~ 2011 Projection 44,308 -1.8%
2006 Estimate 45,117 -1.4%
However, the number of upper-income households is 2000 Census 45,779 3.7%
projected to increase by about ten percent over the 1990 Census 47,549
. ) Households over $75,000
next five years. The urban core of greater St. Louis, 2011 Projection 11.673 11.2%
therefore, is increasingly affluent and increasingly =~ 2006 Estimate 10,497 23.4%
2000 Census 8,509

income-diverse.

Source: 2000 Census and Claritas Inc.
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Quialified Buyers

The second step involves estimating the number of households able to afford the proposed Ballpark
Village unit prices. Generally, households will pay no more than 35 percent of their income on housing
costs. In order to determine the lowest income household that would be likely to buy a unit in Ballpark
Village. We have estimated the monthly housing cost for the price of a one-bedroom/one-bath unit with
785 square feet of living area, offered for $220,000 or $280 per square foot. With a ten percent down
payment and a 7.0 percent loan, the monthly payment for the condo would be $1,320 per month. Adding
an additional 45 percent to cover condo fees, taxes, insurance, and utilities results in a monthly housing
expense of $1,910. This cost represents 35 percent of the monthly income of a household earning
$65,500 annually. With the price increases for Towers 2 and 3, lowest priced unit will be about $240,000
(in today’s dollars) with a payment of $1,450 and monthly housing expense of $2,080. Households
earning $71,100 annually would be able to reasonably afford the smallest units in Towers 2 and 3. At
these price levels, about 25 percent of households in the market area could afford to purchase a unit in

Ballpark Village.

The target market for the subject units is young singles and couples plus empty nesters typically over the
age of 50. Although some older senior households may be interested in living at Ballpark Village, we feel
demand from households over the age of 70 is minimal so we have summarized the incomes for

households under the age of 70 in the following table.
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Primary Market Area Households by Income - less than 70 years old

Household Income 2000 Census 2006 Estimate 2011 Projection
Total 38,530 38,815 38,094

Under $10,000 6,495 16.9% 5,705 14.7% 5,146 13.5%
$10,000 - $14,999 2,300 6.0% 2,304 5.9% 2,187 5.7%
$15,000 - $19,999 2,694 7.0% 2,202 5.7% 2,013 5.3%
$20,000 - $24,999 2,397 6.2% 2,265 5.8% 1,994 5.2%
$25,000 - $29,999 2,080 5.4% 1,949 5.0% 1,851 4.9%
$30,000 - $34,999 2,635 6.8% 1,946 5.0% 1,742 4.6%
$35,000 - $39,999 2,058 5.3% 2,211 5.7% 1,828 4.8%
$40,000 - $44,999 1,995 5.2% 1,809 4.7% 1,870 4.9%
$45,000 - $49,999 1,623 4.2% 1,754 4.5% 1,581 4.2%
$50,000 - $59,999 2,812 7.3% 2,880 7.4% 2,861 7.5%
$60,000 - $74,999 2,932 7.6% 3,293 8.5% 3,348 8.8%
$75,000 - $99,999 2,768 7.2% 3,357 8.6% 3,579 9.4%
$100,000 - $124,999 1,750 4.5% 2,055 5.3% 2,322 6.1%
$125,000 - $149,999 1,040 2.7% 1,387 3.6% 1,532 4.0%
$150,000 - $199,999 1,206 3.1% 1,358 3.5% 1,559 4.1%
$200,000 - $249,999 676 1.8% 821 2.1% 894 2.3%
$250,000 - $499,999 651 1.7% 922 2.4% 1,078 2.8%
$500,000 and over 418 1.1% 597 1.5% 709 1.9%
Median Income $38,512 $44,112 $48,267

Source: 2000 Census and Claritas, Inc.

According to this table, there are currently 12,600 households in the primary market area under the age of

70 that could reasonably afford to live in the Ballpark Village condos.
Homeowners in the Market

Housing tenure in the primary market area is primarily renter-occupied, with 39.2 percent owner-
occupants versus 60.8 percent renter-occupants. We anticipate the concentration of renters to remain at a

similar level over the next several years.

Typically younger households and those earning below average incomes are much more apt to rent, while
upper income household are more likely to own their own home. The American Housing Survey of the
United States estimates the percentage of renter households by income and by various other criteria. For
example, the survey breaks down households by regions of the country, by urban, rural, and suburbs, and
by age. The category we have selected for the subject is the percentage of renter households of total
occupied households by household income living in urban areas within an MSA. Although St. Louis is
not specifically targeted, we believe it represents typical urban areas in the United States. Given these
criteria, the American Housing Survey estimates the following percentage of renters in suburban areas by

household income.
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Percentage of Renter Households
By Houehold Income - Urban Areas

Household Income Percent

Under $5,000
$5,000 to $9,999
$10,000 to $14,999
$15,000 to $19,999
$20,000 to $24,999
$25,000 to $29,999
$30,000 to $34,999
$35,000 to $39,999
$40,000 to $49,999
$50,000 to $59,999
$60,000 to $79,999
$80,000 to $99,999
$100,000 to $119,999
$120,000 or more
Total Households

62%
64%
58%
57%
54%
50%
47%
44%
37%
29%
22%
14%
13%
10%
40%

Source: US Census, American Housing Survey

Households earning more $60,000 have a very high tendency to own their own homes and we estimate

that 85 percent of the households earning $65,500 or more would prefer to purchase a home.

Household Size

Ballpark Village intends to offer one-, two- and three-bedroom units and we believe the vast majority of

households interested in purchasing a unit will have one or two persons, with a small number of three

person households. The following table summarizes household sizes in the market area.

Household Sizes

Description
Households by Household Size
One Person
Two Persons
Three Persons
Four Persons
Five Persons
Six Persons
Seven or More
Total 1-3 Person HHs
Mean Number of Persons per Unit

© 2006 CLARITAS INC.

Primary
Market Area

50.7%
28.1%
10.6%
6.4%
2.7%
1.0%
0.5%
89.4%
1.88

DEVELOPMENT STRATEGIES

41





Ballpark Village Market Study

Based on these figures, 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
estimate of potential buyers in the PMA. These households earn enough to reasonably afford the subject

units, are younger than 70 years of age, are likely to own their own home, and have small households.

Household Income Distribution - Primary Market Area

Household Income 2006 Estimate 2011 Projection
Total 38,815 38,094

Under $10,000 5,705 14.7% 5,146 13.5%
$10,000 - $14,999 2,304 5.9% 2,187 5.7%
$15,000 - $19,999 2,202 5.7% 2,013 5.3%
$20,000 - $24,999 2,265 5.8% 1,994 5.2%
$25,000 - $29,999 1,949 5.0% 1,851 4.9%
$30,000 - $34,999 1,946 5.0% 1,742 4.6%
$35,000 - $39,999 2,211 5.7% 1,828 4.8%
$40,000 - $44,999 1,809 4.7% 1,870 4.9%
$45,000 - $49,999 1,754 4.5% 1,581 4.2%
$50,000 - $59,999 2,880 7.4% 2,861 7.5%
$60,000 - $74,999 3,293 8.5% 3,348 8.8%
$75,000 - $99,999 3,357 8.6% 3,579 9.4%
$100,000 - $124,999 2,055 5.3% 2,322 6.1%
$125,000 - $149,999 1,387 3.6% 1,532 4.0%
$150,000 - $199,999 1,358 3.5% 1,559 4.1%
$200,000 - $249,999 821 2.1% 894 2.3%
$250,000 - $499,999 922 2.4% 1,078 2.8%
$500,000 and over 597 1.5% 709 1.9%
HH earning over $65,500 (2006) 12,582

HH earning over $71,500 (2011) 12,454
Percentage of Owners in Market 85% 85%

1 to 3 person households 85% 85%
Potential Buyers 9,091 8,998

Source: Claritas, Inc.

Penetration Rate and Capture Rate

The penetration rate is calculated by dividing the number of units at the subject property by the number of
households that would be likely to buy a unit in Ballpark Village based on characteristics such as age,
income, tenancy and household size. The penetration rate further qualifies the market by estimating the

number of households in the market for new housing each year.
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The PMA has a projected household growth of about ten percent over the next five years in the targeted
income groups.” We also estimate that nine percent of households within the market area will move
annually. The number of households in the market each year is divided by the number of units serving
the market area to determine the capture rate. For Phases 2 and 3, we have used different income
parameters, but the same general assumptions for household characteristics and market growth. We have
used 250 units, assuming that Phases 2 and 3 (with additional 250 units in each phase) will enter the
market sequentially, not simultaneously. This process is summarized for the primary and secondary

market areas in the following tables.

Ballpark Village Condos

Primary Market Area Demand Analysis Phase1l Phases 2 & 3*
Total Households 45,117 44,308
Households, Less than 70 years 38,815 38,094
HHs earning over $65,500 / $71,500 12,582 12,454
Pecentage of Owners 85% 85%
Percentage of 1 to 3 Person Households 85% 85%
Potential Market 9,090 8,998
Number of Units 250 250
Percentage of Units Serving Market 65% 65%
(65% Primary/25% Secondary/10% outside market)
Number of Units Serving Market 163 163
Penetration Rate 1.8% 1.8%
Growth in HH over $65,500 (2006 - 2011) 10% 10%
Annual Growth 2% 2%
New Households 180 180
Estimated Mobility Rate 9% 9%
Mobile Households 818 810
Potential Annual Buyers 998 990
Capture Rate 16.3% 16.5%

* Assumes that Phase 3 will not proceed until Phase 2 is fully sold.
Source: Claritas, Inc. and Development Strategies, Inc.

" Recall that overall population is projected to decline, but some income groups are projected to expand.
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Ballpark Village Condos

Secondary Market Area Demand Analysis Phase 1l Phase?2 & 3*
Total Households 551,559 549,351
Households, Less than 70 years 461,930 459,771
HHSs earning over $65,500 / $71,500 187,019 185,593
Pecentage of Owners 85% 85%
Percentage of 1 to 3 Person Households 75% 75%
Potential Market 119,225 118,316
Number of Units 250 250
Percentage of Units Serving Market 25% 25%
(65% Primary/25% Secondary/10% outside market)
Number of Units Serving Market 63 63
Penetration Rate 0.1% 0.1%
Growth in HH over $65,500 (2006 - 2011) 10% 10%
Annual Growth 2% 2%
New Households 2,366 2,366
Estimated Mobility Rate 7% 7%
Mobile Households 8,346 8,282
Potential Annual Buyers 10,712 10,648
Capture Rate 0.6% 0.6%

* Assumes that Phase 3 will not proceed until Phase 2 is fully sold.

Source: Claritas, Inc. and Development Strategies, Inc.
These projections indicate that the Phase 1 would need to capture about 16 percent of the active demand
in the PMA to be absorbed within 12 months. Absorption within two years would indicate a need to
capture about eight percent of this market each year. These rates are considered acceptable, especially for
such a large development; however, to ensure success, it is important that Ballpark Village establishes

itself among the first choices for condominium living in the urban market.

As previously noted, several factors will define the subject as a premier property in the market. The
building will be the first significant new construction of a residential building in downtown for over 40
years and will feature attractive architecture and amenities such as outdoor balconies that are not widely
available in the numerous rehabbed buildings. We expect the building to offer an attractive array of unit
and building amenities and would be competitive with pricing between $275 and $325 per square foot,
averaging at $280 per square foot, positioning the building near the top end of the downtown market but
not pushing beyond established price points. This pricing would also be well below new construction
towers in the Central West End and Clayton. Moreover, the building occupies a premier location
including easy access to shopping, dining and entertainment, employment, medical services, and views of

Busch Stadium, including direct views onto the playing field from many units.

This location is very special in metro St. Louis and it is unlikely that any other buildings will be able to

offer similar ballpark views in the foreseeable future. The project will also receive a tremendous amount
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of publicity through the local media due to the high-profile of the Ballpark Village project, and Busch

Stadium generates 3,000,000 visitors to the immediate area each summer.
Absorption

We anticipate pre-sales absorption of the units to occur within 20 to 26 months after sales are initiated,
indicating an absorption rate of 9.6 to 12.5 units per month. With a construction period of 18 to 24
montbhs, it is likely that 70 percent to 90 percent of the Phase 1 units will be sold before the building is
ready for occupancy with an additional two to six months needed to sell the remaining units. Initial unit

reservations and sales will occur at a much faster rate.

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 reserved within four to six months after sales are initiated. Units facing away from
the stadium and on the lowest floors will be the slowest to sell. The marketability of these units can be
greatly enhanced by adjusting pricing to reflect the desirability of stadium-view units and offering
community amenities such as roof-top decks or clubhouse rooms that will offer all residents the
opportunity to view games from the building during baseball season. The amenities will make sure that
all residents will feel “part of the action,” which should be a main selling point for the entire building, not

just those units on the stadium side.

Several recently completed high-rise condominium projects provide some indication of absorption rates in
the market. The Marquette is located four blocks north of the subject site, and currently 70 of 82 units
have been sold. Sales began in April 2005, indicating an absorption rate of 3.5 units per month. Fifty
percent of the units were reserved after only seven months for an initial absorption of 5.7 units per month.
The building opened in Fall of 2006 and 85 percent of the units were sold before initial occupancy. This
project was a rehab of historic building containing Class C office space, with price points similar to the
subject. It was one of the first residential projects in downtown located in heart of the downtown office
district away from the more established and active residential district along Washington Avenue. Despite
its location, the modern condo units were new to the market and absorption met and exceeded the
developer’s expectations.

The Park East Tower in the Central West End represented the first new residential tower in the city in
over three decades. Sales began in May of 2004 and, currently, 86 of 89 units have sold, indicating

absorption of three units per month. Sixty percent of the units were reserved by the end of 2004 resulting
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in an initial absorption of 5.6 units per month. The building opened in the fall of 2006 and 96 percent of
the units were sold before initial occupancy. The price points for this building were significantly above

any existing condos in the city, ranging from $350 to over $550 per square foot.

Maryland Walk is a newly constructed luxury condominium tower located in downtown Clayton. Pre-
sales for the 101 units began in April 2003 and 54 units were reserved within the first week. The building
opened in November of 2006 with 80 units sold, indicating and overall absorption of two units per month.

Prices for these one- to three-bedroom units ranged from $356 to $472 per square foot.

As previously mentioned, the Ballpark Lofts I is located just two blocks west of Busch Stadium. This
vacant warehouse building is being converted to loft condos, and construction is expected to begin in the
spring of 2007. Unit pre-sales began in November 2006, and 62 of 68 units were reserved on the first
day. Although the unit prices of $203 to $262 per square foot are lower than the proposed prices at the
subject, these pre-sale provide a very good indicator of the demand for units located near Busch Stadium.

Unlike the subject, the Ballpark Lofts will not offer good views of the stadium or private balconies.

The Park Plaza Apartments recently announced its complete rehab and conversion to high end
condominiums. As a landmark building with high visibility sales at the Park Plaza will also be a good
indicator for the subject. Price points of $380 to $640 per square foot are higher than those previously set
at the Park East Tower or even Clayton high-rises. After just two months of sales, 32 of 87 units have
been reserved for an initial absorption of over 17 units per month. In some cases multiple units have been
bought by the same owner with the intention of combining them into one larger unit, which is similar to
what we expect will occur at the subject. Due to its landmark status and high profile location at the
intersection of Kingshighway and Lindell Boulevard in the Central West End, this property will be a very

good indicator of absorption at the subject.

Although our projected absorption rates for the Ballpark Village condos are higher than the two other
luxury high-rise condo towers in St. Louis, we believe these rates are justified. It is difficult to
overestimate the impact of the location next to Busch Stadium and units with views of the playing field
and Cardinal baseball games. The subject will be the only building able to provide these views. The
uniqueness of these units is likely to prompt purchases from many buyers who would otherwise not be
considering the purchase of a new condo. 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 residence. The units are priced below luxury condos in the Central West End and Clayton and

will be very competitive with comparable condo developments in downtown. By providing upgrade
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options and the ability to combine units into a single larger unit, the units will appeal to a broader
segment of incomes than new buildings in Clayton and the Central West End. Finally, as part of the
larger Ballpark Village development, the units will benefit from a tremendous amount of exposure in the
local media. In addition, it will exposed to millions of fans each summer attending Cardinal games at

Busch Stadium and watch on television where the tower will be featured prominently in many views.
Residential Conclusions

Currently, residential development in downtown is strong, with rising prices and strong absorption. The
number of units completed in 2005 and 2006 is larger than the number of units entering the market in the
previous five years. The initial surge in loft development along Washington Avenue has spurred
development further south including more traditional condominium units. Developers are offering a
wider array of unit types and project amenities, giving potential residents a wide range of choices. New
projects continue to test the high-end of the market with prices reaching $300 per square foot. Of course
the rapid pace of development also creates a measure of uncertainty; the large amount of inventory
existing and planned in the downtown market, the lack of comparable new construction within the
downtown area, and the scale of the Ballpark Village residential component suggest a somewhat cautious

approach to this development.

Still, we are confident that the market for downtown housing will support the residential units being
proposed for the Ballpark Village. Demographic projections and our calculations of penetration and
capture rates reveal rates that are acceptable, especially for a project of this size. The subject’s location,
pricing, and amenities define it as one of the premier properties in the market. We anticipate that the
units in Phase 1 will be absorbed in 20 to 26 months from the start of the sales period at a rate of 9.6 to
12.5 per month, with a very high initial absorption rate capturing pent-up demand for condos with
stadium and game views. It is very likely that more than 80 percent of the units will be sold or reserved
before construction is complete. The projected pre-sale absorption rate is higher than other buildings in
the market, but Ballpark Village holds a unique position in the market and all of the comparable buildings
were over 70 percent sold prior to the end of construction. Due to the unique nature and high visibility of
the project, we believe that the subject units could achieve quick absorption with prices ranging from
$275 to $325. with an overall average of approximately $280 per square foot. The phased development
of the Ballpark Village’s residential component will allow the developer to adjust subsequent phases to

the prevailing market conditions and consider changes to the unit mix, sizes and pricing.
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THE RETAIL MARKET

The presence of appropriate retail development in a mixed-use district generates activity, adds value to
surrounding development, and provides needed services to visitors, residents, and workers nearby. The
dynamics of a downtown shopping and entertainment district differ greatly from the typical suburban
shopping center. Traditional CBD shopping districts lack access and visibility from nearby highways,
free parking is typically non-existent, and retail spaces are old and obsolete, constraining the market
reach. Ballpark Village will differ in most aspects with excellent visibility and access from Interstate 64
and surrounding downtown streets, plentiful parking in lower level and nearby (off-site) garages, and
state-of-the-art retailing spaces. It will also be located adjacent to Busch Stadium 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 itself that will help downtown

St. Louis attract even more out of town patronage along with more suburban residents who do not now
find downtown appealing enough. With the presence of almost six million annual visitors from outside
the metro area, 88,000 daytime workers five days a week, and over 5,000 full-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 for retail development within Ballpark 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 retail stores in downtown and attract shoppers to the area. Discount mass merchandisers, such
as Wal-Mart and Target, have become the major players in retailing. These stores’ ability to provide
almost everything to all people in a single location with free and convenient parking caters to the fast

paced lifestyle of today’s busy consumers.

The success of these big-box and other “category killer” retailers has negatively affected regional malls,
and many are struggling to survive. Ironically, the prime locations and large 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 number was expected to grow to 18 percent by the end of 2007. The prime example in

8 Projected to increase to about 10,000 residents by 2011, according to the residential market report completed by
Development Strategies.
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the region is Northwest Plaza which continues to struggle with high vacancies. Other malls such as
Chesterfield, Crestwood, and South County are radically reconfiguring some spaces to face out toward the
parking lots in order to create more of a “lifestyle” ambience—just the atmosphere, though more
authentic, sought for Ballpark Village. Department store anchors are also struggling; over the past few
years, full price department stores have seen 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 service levels and distinctive store designs. Stores such as Restoration Hardware and Urban
Outfitters provide a depth of products in a single category that larger stores cannot match. These retailers
compete with the “one-stop” retailer by providing a unique and comfortable shopping environment that
gives consumers a reason to stay and shop; for example, large book stores offer in-store cafés and

comfortable furniture.

Increasingly, such stores are locating in suburban lifestyle centers that attempt to create an urban
shopping environment with integrated streets and residential components. The apparent success of these
lifestyle centers generally demonstrates that shoppers are willing — and may actually prefer — to shop in an
attractive outdoor urban setting, especially when looking for niche goods. Traditional 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 that two stores offering different goods to the same consumer type will be

located near each other and can capitalize on increased foot traffic.

Ballpark Village will offer a unique and truly urban shopping environment while providing modern
retailing and entertainment space that fits the needs of high-profile national retailers, restaurants, and
entertainment venues. Unlike traditional downtown shopping districts, operators of urban retail and
entertainment districts similar to the subject have sole control over the buildings and public space within
the development, 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 districts. Today, more
retailers are willing to locate in urban environments often using smaller, more urban store formats.
Retailers are now more willing to 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
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with residential and entertainment have been successful in urban areas, even in smaller “big” cities like

San Diego, Kansas City, and Indianapolis.
Regional Trends

Recently, there has been a substantial amount of retail construction in Metro St. Louis, as hew shopping
centers are positioned in better locations and/or have been designed to meet the specific needs of modern
retailers. These new centers, however, are not the traditional regional malls; instead, they are more likely
to be big-box anchored with several smaller in-line stores and some outlots, usually with restaurants. The
following chart indicates retail construction and vacancy trends for Metro St. Louis over the last 2%

years:

St. Louis Metro Retail Trends
CoStar, 2006
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Over the 30-month period from the end of the third quarter of 2003 to the end of the first quarter in 20086,
7.4 million square feet of retail space was constructed, an average rate of 245,000 square feet per month.
Over the same period, the amount of occupied space in the metro area increased by 3.8 million square

feet, resulting in a negative net absorption of 125,000 square feet per month. Consequently, the region’s

retail vacancy rate almost doubled.

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
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wealth at a rate that outpaces inflation. Second, tenants continue to demonstrate a preference for new
retail space, often abandoning older properties.® This indicates a competitive opportunity for new retail
construction, and also explains 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. During the last 30 months, average lease rates have increased 11.2 percent
in the metro area, from $11.98 per square foot to $13.32 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
inferior, and were willing to move to superior spaces commanding higher rates because of improved

profit opportunities.
Downtown Retail Environment

Downtown St. Louis has a mix of stores and restaurants that mostly cater to the daytime worker
population. Most of the restaurants are fast food or casual sit-down and there are very few goods and
services providers. In 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 September 2006 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 decline, downtown has lacked a
signature shopping and entertainment venue for out-of-town and daytrip visitors other than, to a minor
degree, Laclede’s Landing and Union Station. Although the Washington Avenue Loft District has
developed into an attractive shopping and dining district, it has a limited number of retail stores and no

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 department stores, Famous-Barr and Dillards. At the time,
the nearest regional malls were many years 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,
seemed to initiate the Centre’s decline. The new mall offered excellent access and visibility from
Interstate 64 and had many of the same stores that had been exclusive to St. Louis Centre. By the early
1990s, the Centre was in steep decline as shoppers became dissatisfied with paying for hourly parking and
stores closing at 6:00 pm, and with ever increasing vacant spaces.

o 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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Another factor that likely contributed to St. Louis Centre’s failure was the opening of St. Louis 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 square feet of specialty retail and restaurant space.
The success of both malls 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
St. Louis Centre. The renovated train station and train shed which enclose the shopping area provide a
unique shopping experience. 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 from nearby 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 landmark status, and unique shopping space. Moreover, St. Louis Centre failed to
appeal to the nearby residential market for household shopping needs.

Unfortunately, current occupancy at Union Station is 62 percent, with frequent tenant turnover and a retail
mix consisting of a large number of independent, tourist-focused stores. Nonetheless, its retail space
remains downtown’s highest concentration of national retailers with stores such as Footlocker, Discovery
Channel Store, Brookstone, and the Body Shop, and restaurants like Hard Rock Café, Landry’s Seafood,
and Houlihan’s (Hooters, interestingly, just relocated from Union Station to downtown at 6 and
Chestnut). Union Station’s location southwest of the downtown core limits retail traffic almost
exclusively to downtown visitors, and even then the location is inconvenient for 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 inconvenient walking distance
during the lunch hour or after dark. Due to its reliance on paid parking, it 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 nearby suburbs. Union Station is also heavily dependent on traffic from events at the
nearby Scottrade Center, including concerts and Blues (NHL) hockey games. The NHL strike and
subsequent poor attendance significantly affected retail traffic.

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 attractions, the convention center, hotels, offices, and several residential buildings. Busch
Stadium is also a much larger and is a more consistent traffic generator than the Scottrade Center, with

more than twice the seating capacity and twice the dates that the Blues offer.

Another major concentration of retail 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. Today, the
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district contains 114,000 square feet of retail space which is 92 percent occupied; over 95 percent of the
occupied space is either restaurants or bars. It suffers, however, from the fact that downtown pedestrians
have to walk under the Interstate 70 overpass and across Memorial Drive on the west and the Arch

grounds on the south in order to get there.

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

also make it a good comparable for Ballpark Village.

The St. Louis retail market received a big boost with Macy’s commitment to its downtown store. Macy’s
purchased Famous-Barr in 2005 and many feared that the store would be closed as a result of the
transition. Instead, Macy’s is investing in upgrades to the interior and exterior of the department store.
The store caters primarily to downtown workers and is hindered by its poor visibility and access from
surrounding interstates. 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 more vibrant downtown retail
environment. The street is anchored by the convention center, hotels, and office buildings on the east and
the Loft District to the west. The street is lined with many historic buildings that have been converted to
residential uses with first floor retail space. Six years ago, most of the street level spaces were vacant and
now they are almost 60 percent occupied. Retail space on Washington Avenue east of Tucker is currently
achieving rents of $20 per square foot. This is up from $17 per square foot last year. Prominent corner
spaces are asking $24 per square foot. Although no leases have been signed at this price level, agents
have confidence in the market and are holding out for better tenants. On Washington Avenue west of
Tucker, foot traffic from downtown workers is greatly reduced and rents are currently in the range of
$16.50 to $17.50 per square foot. Some leasing professionals believe that retail space along Washington
Avenue will be almost fully occupied by the time the downsized and renovated retail space at St. Louis

Centre is ready to come online in 20009.

Overall, the average CBD rent is $17.00 per square foot annually, according to CoStar and local real
estate professionals. The use of aggressive lease incentives has been decreasing; near the end of 2005,
leasing agents were offering six months of free rent and build-out allowances. Currently, the standard

rent incentive has been reduced to three months free rent and many leases no longer include build-out.

The Downtown St. Louis Partnership is offering a forgivable loan program to local retailers locating in

targeted areas of the CBD. Since the program began in late 2003, loans of up to $50,000 have been made
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to 16 retailers. These loans are offered with no principal or interest requirements unless the retailer
relocates out of downtown within five years and are forgiven 20 percent per year over a five-year period.
So far almost $330,000 has been loaned to restaurants and retailers offering soft goods such as furniture,
home furnishings, gifts, and apparel. Two of these stores have moved to larger downtown spaces since
opening, and two clothing stores are reporting better sales than their location in the Central West End, a

more established shopping district in the city. To date, only one of the businesses has closed.

According to leasing professionals, there will be very little competition between Ballpark Village and the
existing and potential new retail stores located in the downtown core. Ballpark Village will tailor its retail
mix to baseball fans and a regional entertainment audience, with larger national restaurants and stores that
would not likely consider locating in other areas of downtown. Existing shops in downtown are mainly
small, independent stores and restaurants that cater to workers, residents and customers who regularly
come downtown for the urban dining and drinking experiences. The feeling among retail brokers is that
these retail areas are somewhat distinct and any overlap with Ballpark Village will be minor and/or
complementary. In addition, the existence of successful retail stores in Ballpark Village and elsewhere

downtown will only enhance the overall image of downtown St. Louis as a regional destination.
Regional Competition and Market Area

Over the past several decades, downtown St. Louis has seen a steady migration of retail stores leave
downtown for surrounding suburban areas. Regional and local malls in surrounding communities are
significant competition to downtown retail. 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 St. Louis Centre. There are seven
regional malls and a lifestyle center located within 15 miles of downtown, and some are surrounded by a
wide array of big box retailers and related smaller stores. Key characteristics of these malls are

summarized in the following table.
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Major Regional Retail (within 15 miles)

Name

St. Louis Galleria

The Boulevard

Plaza Frontenac

West County Shopping Center

St. Clair Square

Crestwood Plaza

South County Center

Northwest Plaza

Location

Richmond Heights

Richmond Heights

Frontenac

Des Peres

Fairview Heights, IL

Crestwood

S. St. Louis County

St. Ann

Distance
from
Subject
(miles)

8.4

8.4

11.2

13.9

115

10.9

111

Direction

West

West

West

West

East

Southwest

South

Northwest

Stores

174

15

40+

228

140+

116

150+

Anchors

Macy's, Dillards, Mark
Shale

Crate and Barrel, PF
Changs, Maggiano's

Saks Fifth Avenue,
Neiman Marcus

Nordstroms, Macy's,

JC Penny's

Macy's Dillard's,
Sears

Macy's Dillard's,
Sears

Macy's Dillard's,
Sears, JC Penny's

Macy's Dillard's,
Sears, JC Penny's

Description

Located in central St. Louis County, just outside of the St.Louis
City. Area of 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.

This smaller lifestyle center is across from St. Louis Galleria.
Anchored by the region's first Crate and Barrel. Area has strong
demographics. The development includes apartments.

Located in very upscale Frontenac, some of the regions highest
end stores are located here. Most stores exclusive to Plaza
Frontenac

Newest mall in the region, substantially redeveloped from older
underperforming mall. Currently only Nordstroms in the region,
Macy's made this their flagship store. Stong demographics.
Limited surrounding retail.

Older mall, showing age. Good access and visibility from
interstate. Area has good demographics, big box retail in
surrounding area.

Older mall, showing age. Not located with good access or
visibility from interstate. Area has average demographics, some
big box retail in surrounding area. Higher than average vacancy
and indepent stores indicate mall is on the decline.

Older mall, showing age. Significant upgrades have been made,
including large stores and restaurants with exterior enterances,
Borders, Applebee's. Area has average demographics, big box
retail in surrounding area.

Older mall, showing age. Not located with good access or
visibility from interstate. Area has below average demographics,
some big box retail in surrounding area. High vacancy and large
number of indepent stores indicate mall is on the decline. Long-
term viablitiy of this mall is 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 area for a retail shopping center. Instead,

Ballpark Village will have to position itself as a unique shopping and entertainment district in an eclectic

and synergistic environment including stores, restaurants and entertainment options that are all but

exclusive to the project. While Ballpark Village will not be a primary shopping destination for most

customers, it will draw customers from 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-trip visitors from up to a hundred miles away.

Public space improvements and a consistent, attractive “look” will also define Ballpark Village and the

surrounding area as an experiential shopping destination that draws customers from long distances. There

are several examples of these types of urban shopping districts in the Midwest, including Michigan

Avenue and Navy Pier in Chicago, Country Club Plaza in Kansas City, and Circle City Center in

Indianapolis. Even Missourians and Illinoisans choose Kansas City or Chicago over St. Louis as a

daytrip shopping destination. The proposed Ballpark Village, along with improvements to the public

spaces and retail shopping mix, will put downtown St. Louis in a better position to capture this type of

consumer.
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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
integrate entertainment with retail, 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 serve as anchors for the revival of a city’s urban core and include residential and office
components. As such, they serve, and bolster, both the local and tourist populations. The developer

intends to create an urban entertainment district for St. Louis with Ballpark Village.
National Trends

National brands have become increasingly comfortable locating in these urban mixed-use districts, even
in smaller cities. Businesses are recognizing the benefits of locating in the midst of both office and
residential land uses and are even willing to alter their design standards in order to conform to, in many
cases, smaller store spaces defined by existing buildings and available sites. These developments provide
“built-in” customers, 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 shopping experience, an important attribute for attracting visitors to downtown retail districts.
Regional Entertainment Trends

Metropolitan St. Louis is the 18" most populated region in the U.S., out of about 275 defined metro areas.
Entertainment 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 Art Museum, the
Symphony Orchestra, and the Fabulous Fox Theater offer residents entertainment and “edutainment”
comparable to that in a bigger city. Moreover, St. Louis has a multitude of activities for families with
children, such as the City Museum, the Magic House, and Grant’s Farm. In fact, St. Louis is rated one of
the best regions in America for families with children. Additional entertainment venues in the region
include casinos, live music venues, sports venues and numerous restaurants and bars. The St. Louis
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 2004.
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Top Attractions

Rank Attraction 2004 Attendance
1 Ameristar Casino St. Charles 10,801,541
2 Harrah's St. Louis Casino and Hotel 9,531,609
3 Jefferson National Expansion Memorial 3,103,756
4 Saint Louis Zoo 3,025,816
5 St. Louis Cardinals 3,000,000
6 Casino Queen Hotel & Casino 2,220,000
7 Six Flags St. Louis 1,675,000
8 President Casino St. Louis Riverfront 1,600,000
9 Argosy Casino 1,400,000
10 National Shrine of Our Lady of the Snows 1,174,782
11 St. Louis Science Center 1,126,000
12 Missouri Botanical Garden 870,321
13 St. Louis Rams 660,000
14 City Museum 638,990
15 Grant's Farm 600,000
16 Fox Theatre 588,871
17 The Magic House 479,930
18 The Muny 456,142
19 Fairmount Park 430,000
20 Saint Louis Art Museum 421,057
21 Eckert's Country Store and Farms 390,000
22 Cahokia Mounds State Historic Site 310,000
23 UMB Bank Pavilion 287,615
24 Gateway International Raceway 250,000
25 The Pageant 235,476
26 Cathedral Basilica 200,000

Source: St. Louis Business Journal Book of Lists, 2006

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
entertainment uses for visitors. Three destinations within the region are exceptions to the standard
structure — The Delmar Loop in suburban University City and the City of St. Louis, Westport Plaza in
suburban Maryland Heights, and Laclede’s Landing in downtown St. Louis, all three of which have

benefited greatly from significant investment in recent years.

The Delmar Loop

In the last decade, The Loop has undergone a dramatic facelift. 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. Entrepreneur and developer Joe
Edwards has been the principal investor and supporter of the Delmar Loop. His restaurant, Blueberry
Hill, has been a Loop landmark for over three decades and features live music several times a week. In

2000, he also built The Pageant, a live music theater that showcases national and local bands on a weekly
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basis. The Loop’s most recent entertainment addition is Pinup Bowl, a trendy bowling lounge. The Loop
is also home to the Regional Arts Commission, a non-profit funding source for regional art and cultural
organizations. The building’s galleries and conference rooms are often used by local organizations to

host lectures, meetings, and classes.

Westport Plaza

Westport Plaza is a 42-acre mixed-use development populated by office buildings, two Sheraton hotels,
and a gallery of restaurants, bars, and clubs connected by an outdoor plaza. Two of baseball’s greatest
players, past and present, have opened restaurants at Westport — Ozzie Smith’s Ozzie’s Restaurant &
Sports Bar is often the restaurant/bar of choice for sports fans to congregate and watch a game. Albert
Pujols recently opened his Pujols 5 at Westport as well. Westport is also home to The Playhouse, a 250-
seat theater that features traveling theater troops performing a variety of plays and musicals. Most

recently, the Playhouse featured Menopause, The Musical, an off-Broadway production.

Laclede’s Landing

Laclede’s Landing is a quaint historic district located in downtown along the Mississippi river. Its
cobblestone streets are lined with specialty shops, restaurants, bars, and clubs. Some of the Landing’s top
attractions include 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 is the President Casino, one
of the St. Louis region’s top ranking entertainment destinations,*® soon to be replaced by a much larger

Pinnacle Casino and hotel complex presently under construction.

Casinos

St. Louisans’ favorite attractions, according to the St. Louis 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 northwest of downtown on the Missouri river as well as the President
Casino™ located downtown on the Mississippi River and the Casino Queen located directly across the
river from downtown on the east bank. Both Harrah’s and Ameristar enjoy an annual attendance of
approximately ten million people per year. Harrah’s benefits from its proximity to the UMB Pavilion, an
outdoor amphitheater which draws over 20,000 ticket holders for each show, primarily in good-weather

months.

St. Louis’ regional casinos have become destinations for people looking for a weekend getaway, and

gambling is not their only activity. Visitors are looking for high-class dining and pampering. As a result,

19 The President Casino ranked #8 among St. Louis’ top attractions according to the St. Louis Business Journal.
1 Again, soon to be replaced by Pinnacle Casino with a much larger facility.
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the regional casinos have felt the need to expand their operations to include high-end bars, live music
clubs, hotels and spas—with some of these services competing directly with existing venues in the greater
St. Louis market. Ameristar Casino presently has under construction a 400-room luxury hotel and a 2,300
space parking garage. Its new 55,000 square-foot Conference and Meeting Center opened in Spring

2006. The total cost of the three construction projects is expected to be approximately $240 million.

Pinnacle Entertainment, headquartered in Las Vegas, Nevada, recently acquired the President Casino and
is constructing a $430 million renovation and expansion. The project, named Lumiere Place, will feature
a large casino, a 200-room luxury hotel, spa, business center, fine restaurants and 12,000-square-feet of
meeting and convention space. Pinnacle Entertainment has also committed to $50 million of investment
into a new residential, retail, or mixed-used development in Laclede’s Landing, to be completed within
five years of the casino and hotel's opening. A $25 million, 10-story condominium structure, named Port
St. Louis, will house 49 condominiums. Pinnacle broke ground for Port St. Louis in Spring 2006 and it is

expected to be complete in 2008.
Downtown Entertainment Alternatives

Downtown St. Louis has struggled with its image as an entertainment destination. The primary
attractions which lure visitors to downtown are baseball, football and hockey games as well as the
Gateway Arch. Unfortunately, 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 few entertainment
outlets mostly targeted at children, 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. Unfortunately, the emptiness of the surrounding

neighborhoods forces visitors to leave the downtown area once they leave their initial destination.

Laclede’s Landing is one of the only established entertainment districts in downtown St. Louis. While
the President Casino enjoys 3.4 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. Due to its location near the Edward

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 or residents located elsewhere in downtown.

The Downtown St. Louis Partnership 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
population, and many new restaurants and bars have opened up. Lafayette Square is another district

where residential development is booming, and subsequently new restaurants and bars have opened, but
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Lafayette Square isn’t directly downtown and contains no hotels. However, the new establishments in
these other districts are limited to eating and drinking. Few entertainment-type businesses have opened or

are planned.
Regional Competition

Ballpark Village will be a unique entertainment district unlike anything currently existing in the St. Louis
region, offering Ballpark Village a distinct competitive advantage in the entertainment market and
enhancing the overall downtown area as an entertainment destination. Although it will effectively
compete with established venues within each of its categories as well as with the other entertainment
offerings in the region, most notably the casinos, the overall result is expected to be complementary and

synergistic.

Ballpark Village will have to contend with the seasonality of sporting events, but the success of similar
developments in other communities that are not tied to sporting venues suggests that this is not a
significant concern for Ballpark Village. The project will have to continuously find ways to continue to
draw customers in the off-season, particularly once competition from future downtown developments
comes online.’ The tenant class with which the developer has relationships, as well as the year-round
program of events targeted to all types of visitors, however, reinforces the expectation that Ballpark

Village will be a highly competitive, 24/7, live-work-play environment.

We have classified six primary entertainment categories that are expected within Ballpark Village: live
music venue, comedy club, bowling lounge, jazz club, and museums/tours. For each of these categories,
we have identified current live venues operating within downtown and the broader St. Louis region in
order to understand 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. Where the projections for Ballpark Village are more aggressive than the performance of other
live venues, the difference 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 examining a major retail and entertainment developments it is important to

consider the visitor market. We expect over half of the demand for the subject will come from out-of-

12 These include the new Pinnacle Entertainment development at Laclede’s Landing, an expanding Washington
Avenue district, and the intended major revitalization of St. Louis Centre and its environs.

DEVELOPMENT STRATEGIES 60





Ballpark Village Market Stu

dy

town visitors, and daytrip visitors from the wider region. A significant portion of the traffic at similar
developments is generated from these visitors. Baltimore Harborplace 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 Live!, also in Baltimore, comes from outside of the city. Broadway at

the Beach in Myrtle Beach, South Carolina attracts 60 percent of its visitors from outside the area, with 40

percent coming from local residents.

Spending from visitors was estimated using spending data from the St. Louis Convention and Visitors
Commission (CVC). Two separate visitor types were evaluated — overnight visitors, including business,
convention and leisure travelers who occupied downtown hotel rooms and daytrip visitors, who come to
downtown for a portion of the day. In 2005, visitors occupied 1,609,000 downtown hotel room nights
and based on spending breakdowns provided for business, convention, and leisure travelers we estimate
that each room night spent $76 per day for food and shopping. Daytrip visitors are an important

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 studies

done in other markets. Our estimate of spending by visitors is shown in the following table.

Downtown Visitor Spending

Overnight Visitors Total
2005 Occupied Hotel Room Nights 1,610,000
Average Daily Spending (Food, Shopping, Entertainment) $76
Overnight Visitor Spending $122,900,000
Daytrip Visitors Total
Estimated Downtown Visitors 6,000,000
Less Overnight Visitors (Est. room occupancy 1.5) 2,400,000
Daytrip Visitors 3,600,000
Estimated Food and Shopping Spending per Visitor $25
Total Daytrip Spending $91,600,000
TOTAL VISITOR RETAIL SPENDING $214,500,000

St. Louis CVC, DTSLP and DSI

Worker spending was estimated by multiplying the average daily spending of a downtown worker, by the

number of worker and the number of work days each year. This estimate is summarized in the following

table.
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Downtown Worker Spending

Downtown Workers 90,000
Less Downtown Residents* 2,400
Non-Resident Workers 88,000
Daily Spending per Worker $8.00
Total Daily Spending $700,000
Work Days 260
Total Worker Spending $182,000,000

DTSLP, DSI and Cities of Austin and Los Angles

* Residents who live and work downtown

The number of workers was provided by the Downtown St. Louis Partnership and we have added an
additional 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
($6.52 per day). This results in total annual spending of $182,000,000 from downtown workers.

Due to the growth in market rate housing over the past five years it is difficult to get an accurate picture
of resident spending from U.S. Census data, so we have determined spending based on data provided by
the Downtown St. Louis Partnership. Using demographic data from a 2004 survey we estimated the
population of residents in market rate housing is 5,500 and added about 400 residents to account for new
residents residing within Ballpark Village. Residents living in market rate housing in downtown earn an
estimated median income of $58,400. The following table summarizes our demand estimates from

downtown residents.

Downtown Resident Spending

Residents 5,900
Per Capita Income 58,400
Aggregate Income $344,600,000
Spending as % of Income 55%
Spending Power $191,000,000
In-Store Spending 66%
Total Instore Spending $126,100,000

DTSLP, DSI and Claritas

The aggregate income of residents is multiplied by 55 percent to eliminate income spent on fixed
expenses, such as rent, mortgage, insurance and utilities. The resulting spending power was multiplied by
66 percent to eliminate spending not done in restaurants, entertainment venues and retail stores, mainly
car purchases and gasoline. These percentages were determined using Claritas estimates for the city of St.
Louis. This results in an estimate of Total In-Store Spending of $126,100,000.
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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

Residents $ 126,100,000
Workers $ 182,000,000
Convention/Visitors $ 214,500,000
TOTAL DEMAND $ 522,600,000

Existing Retail Supply

To determine the existing retail supply we have surveyed existing downtown buildings to determine the
estimated 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 survey are displayed in the
following table.

Downtown Retail Inventory and Supply

Retail Space Restaurant Space Total Space

Available Occupied %  Available Occupied %  Available Sq. Occupied %
Submarket Sq. Ft. Space Vacant Sq. Ft. Space Vacant Ft. Space Vacant
Downtown East 580,500 380,500 34% 406,500 372,500 8% 987,000 753,000 24%
Downtown West 294,000 197,500 33% 230,000 208,000 10% 524,000 405,500 23%
Laclede's Landing 5,000 5,000 0% 109,000 99,000 9% 114,000 104,000 9%
Total/Average 879,500 583,000 34% 745,500 679,500 9% 1,625,000 1,262,500 22%
Est. Sales per Sq. Ft. $125 $350 $191 $246
Total Supply $72,875,000 $237,825,000 $310,700,000

Development Strategies and DTSLP

Restaurant space is more prevalent and has significantly better occupancy, although these categories 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 DTSLP sales
estimates of $100 to $150 per square foot for retail space and $300 to $400 for restaurant space. The
retail space estimates are lower than general estimates for the Midwest provided by ULI Dollars and
Cents of Shopping Centers, which is reasonable since downtown lacks major national retailers and high
volume big box stores. The sales estimates for restaurants is higher than average, which is reasonable due
to high volume lunch crowds created by daily workers and visitors and the numerous “destination”
restaurants located downtown. Combined the sales for occupied space is $246 per square foot. This
figure is comparable to average ULI community shopping center sales, which range from $212 to $252
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.
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Downtown Retail Opportunity Gap

Total Demand $522,600,000
Total Supply $310,700,000
Retail Opportunity $211,900,000

This gap represents spending that currently exists within the market that could support 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 existing opportunity gap suggests there is enough existing demand to support an

additional 795,000 square feet of retail space. This calculation is summarized in the table below.

Downtown Supported Retail Space

Retail Opportunity $211,900,000
Estimated Sales per Sq. Ft. $250
Supported Retail Space 847,600
Proposed Leasable Area (Ballpark Village) 360,000
Capture Rate 42%

The proposed retail space fits comfortably 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 portion of the excess demand that currently

exists within the market.

We have summarized the proposed retail space and sales per square foot estimates for the subject in the
following table. Sales were estimated based on the developers’ targeted unit mix and sales per square
foot estimates from ULI Dollars and Cents of Shopping Centers, published average performance for

individual retailers and restaurants and DSI estimates of the market.

Estimated Sales per square foot

Median  Top 10% DSI Estimated

Type of Space Sq. Ft. % of Space Sales/SF  Sales/SF Sales/SF
Retall 90,000 25% $232 $361 $300
Restaurant/Bar 230,000 64% $436 $743 $600
Museum 40,000 11%

Exhibits, etc. 15,000 na na 0

Shop and

restaurant 25,000 na na $300
Total/Average 360,000 100% $337 $565 $463
DSI, ULI
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The following table compares our estimate of the projects sales per square foot to other proposed and

existing retail and entertainment developments in the Midwest.

Estimated Sales per square foot*

Project Location Sqg. Ft.  Sales/SF Note

Kansas City Live! Kansas City 465,000 $439 Estimate from CH Johnson Market Study, 2004
Denver Pavilions Denver 327,750 $468 ULI Case Study, 2001

Easton Town Center Columbus 599,900 $490 ULI Case Study, 2001

Ballpark Village St. Louis 360,000 $463 DSI Estimate

* Sales have been adjusted 2% per year to reflect current dollars
DSI, Cordish Company and ULI

Using the project’s sales per square foot, results in a higher capture rate of 84 percent, which is calculated

in the following table.

Downtown Supported Retail Space

Retail Opportunity $198,551,999
Estimated Sales per Sq. Ft. $463
Supported Retail Space 428,838
Proposed Leasable Area (Ballpark Village) 360,000
Capture Rate 84%

While the proposed retail space fits within the existing retail opportunity gap suggested by the demand
analysis, the 84 percent capture rate suggests that there will be limited opportunities for additional retail

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 currently exist within the market. We believe that the project
will drive a significant amount of additional demand into the downtown market by providing a unique
retail and entertainment environment that is currently not offered anywhere else in downtown or the
region. By providing an additional venue with high profile shops, restaurants and entertainment venues
we can reasonably expect that demand from existing downtown workers and visitors (overnight and
daytrip) will increase by 15 percent. In addition demand from the surrounding region will increase by
over $17,000,000, if 30 percent of the St. Louis MSA population makes one additional trip downtown and
spends $20 per person. The table below compares the existing demand scenario with a scenario adjusted

for the additional downtown demand generated by the Ballpark Village.
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Downtown Retail Demand

Demand w/
Existing Demand Ballpark Village
MSA Residents (pop. 2,878,000)

25% make 1 add'l trip, $20 per trip $ 17,300,000
Downtown Residents $ 126,100,000 $ 126,100,000
Workers $ 182,000,000 $ 209,300,000
Convention/Visitors $ 214,500,000 $ 246,700,000
Total Demand $ 522,600,000 $ 599,400,000

This increase in demand increases the opportunity gap over $75,000,000 almost all of which will be
fulfilled by the Ballpark Village, although we can anticipate some spillover affects for businesses in the
surrounding area generated by increased foot traffic. This also indicates that 40 to 45 percent of
downtown demand is generated by visitors, and we anticipate that the Ballpark Village will be supported
by over 50 percent visitor spending. We expect the project to capture a larger share of visitor demand
while other downtown retail will capture a larger portion of residential and worker spending. This
increase also supports an additional 165,000 square feet of leaseable space, or about 45 percent of the

entire project. These calculations are summarized in the following table.

Downtown Supported Retail Space

Retail Opportunity $288,700,000
Estimated Sales per Sq. Ft. $463
Supported Retail Space 620,000
Proposed Leasable Area (Ballpark Village) 360,000
Capture Rate 58%
Ballpark Village Sales Capture $166,700,000
Remaining Retail Opportunity $122,000,000
Downtown Sales per Sg. Ft. $246
Remaining Supported Retail Space 500,000

The additional demand results in a capture rate of 58 percent of the demand in downtown market, which
is reasonable considering the high-profile of development, the attractive shopping environment and the
unique stores, restaurants and entertainment venues. The remaining retail opportunity in downtown is
about $124,000,000 and at existing downtown sales levels would support an additional 500,000 square
feet of retail. This is important to consider in light of other proposed retail projects in downtown.
Pyramid Construction and The Lawrence Group have recently proposed the addition and significant
renovation of about 356,000 square feet of retail space in the former St. Louis Center and other scattered
sites in the core of downtown. This space will be more comparable to existing downtown space, and we
estimate this newer space will generate sales of about $270 per square foot, so this proposed project

would fit within the remaining gap. Combined the two projects still fit below the supported retail space
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determined in the retail opportunity gap analysis. Together both projects would need to capture about 90

percent of the excess retail demand.

The existing vacant space should also be considered in the analysis. Currently there is about 362,500
square feet of vacant retail space in downtown. When added to the proposed retail space, the total is
greater than the supported additional retail space. This would suggest that an increase of demand in the
market would be needed to support the entire inventory of retail (existing, proposed, and vacant) space at
100 percent occupancy. A total supported square footage can be determined by dividing the total retail
demand by supply of each type of space. Compared to the total existing and proposed space, this
indicates there would be occupancy of 89 percent, which is higher than the current occupancy rate of 80
percent in the market, because for this analysis we assume 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 or newly renovated, occupy more desirable locations and be more attractive to retailers.

These calculations are summarized in the following table.

Downtown Retail Supply and Demand

Total Retail Demand $599,400,000
Existing Occupied Retail Space 1,262,500

Supply @ $246/SF $310,575,000
Ballpark Village Space 360,000

Supply @ $463/SF $166,680,000
Pyramid/Lawrence Group Retail Space 356,000

Supply @ $270/SF $96,120,000
Existing Vacant Space 362,500

Supply @ $246/SF $89,175,000
Total Supply (Existing, Vacant & Proposed Spac $662,550,000
Capture Rate 111%
Excess Supply $63,150,000
Excess Retail Space @ $246/SF 260,000
Total Retail Space 2,341,000
Occupancy @ 100% Capture 89%

Five-year Growth Scenario

It is also important to consider additional retail demand that will be captured due to the improved retail
climate that will be created by the Ballpark Village, other proposed projects and typical market growth.
Compared to the previous scenario, which is relatively static, this second scenario projects demand over
the next five years after the project is completed and has reached stabilized occupancy. Both proposed
retail projects (Ballpark Village and the Pyramid/Lawrence Group Project) plan to attract large national
retailers and attractions that will draw from beyond the traditional downtown retail base. We anticipate
that immediately surrounding neighborhoods that have limited access to large national retailers such as
supermarkets, clothing stores, book stores, and office supplies will increasingly chose downtown as a
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shopping destination. The improved and unique urban shopping environment will continue to attract
more visitors and day-trip shoppers from within and outside the region. Accounting for this potential

growth, a five-year growth scenario is presented in the following tables.

Downtown Retail Demand

Demand w/ Potential
Ballpark Village Demand, Year 5
Surrounding Residents (Total Demand)

@ 20% Capture $ 57,900,000
MSA Residents (pop. 2,878,000)

30% make 1 add'l trip, $20 per trip $ 17,300,000 $ 19,900,000
Downtown Residents $ 126,100,000 $ 179,600,000
Workers $ 209,300,000 $ 230,230,000
Convention/Visitors $ 246,700,000 $ 271,370,000
Total Demand $ 599,400,000 $ 759,000,000

Downtown Retail Supply and Demand

Total Retail Demand $759,000,000
Existing Occupied Retail Space 1,262,500

Supply @ $246/SF $310,575,000
Ballpark Village Space 360,000

Supply @ $463/SF $166,680,000
Pyramid/Lawrence Group Retail Space 356,000

Supply @ $270/SF $96,120,000
Existing Vacant Space 362,500

Supply @ $246/SF $89,175,000
Total Supply (Existing, Vacant & Proposed Space) $662,550,000
Capture Rate 87%
Excess Demand $96,450,000
Retail Space Shortage @ $246/SF 392,073
Total Retail Space 2,341,000
Occupancy @ 100% Capture 117%

Assumptions in the five-year growth scenario include:

e 40% increase in downtown residency, supported by new units added to the market

e 10% increase in downtown resident income

o 15% increase in Ballpark Village driven demand from the MSA

e 10% increase in downtown worker spending due to income and modest job growth

e 10% increase in downtown visitor spending due to income and modest tourism growth

e Additional demand from surrounding neighborhoods (20% capture of total in-store retail
spending) due to additional retail options and increased attractiveness of retail environment
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Under the five-year growth scenario all of the proposed and existing vacant retail space could be
supported by the market. Theoretically, full 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
location. We believe with the introduction of 360,000 square feet of retail space at the Ballpark Village
and allowing for additional retail projects proposed within downtown, the market 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 project 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 far along in the leasing process, with one ore more potential tenants interested in each of the

development’s major spaces.

Cordish’s Power and Light District retail and entertainment district located in Kansas City is the most
comparable development currently underway in the Midwest. Phase 1 of the development will include
425,000 square feet of retail and entertainment space and is expected to open in Fall of 2007. Currently

Cordish has lease commitments for 85 percent of this space.

Construction on Ballpark Village is expected to begin in mid-2007 with some of the retail and
entertainment space coming online in mid-2008 with substantial completion scheduled for mid-2009. We
anticipate that the retail and entertainment space will be 90 to 100 percent occupied as it comes online,

with full occupancy upon completion in 2009.
Retail and Entertainment Conclusion

There are several signs indicating that the downtown retail market has stabilized over the past five years
and is now showing improvement. Washington Avenue once had almost no retail store fronts occupied,
but is now over 60 percent occupied and is expected to be almost fully occupied in the next two years.
Lease rates are improving and 15 of 16 new businesses started with financial assistance from the
Downtown St. Louis Partnership since 2003 are still operating. Two of these businesses have already
expanded and two others are out-performing their more established locations in the Central West End.
The empty and blighted St. Louis Centre mall has been closed and is to be converted into a mixed-use
residential and retail development.

The 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
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the region, and location next to Busch Stadium will make this a “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 larger region. Busch Stadium itself will bring over three
million potential customers to the development’s doorstep each April through October. Other

programmed events will keep the Ballpark Village active throughout the year.

Due to the large number of regional shopping clusters located in the surrounding area and the proposed
mix of unique shops, restaurants and entertainment venues, the proposed space will not draw from a
traditional market area, and instead will draw mainly from business and leisure visitors to the region,
workers and residents. We expect this high-profile project will generate 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 entertainment opportunities in the area immediately surrounding the ballpark is somewhat
limited, yet this section of downtown 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 expect the upgraded shopping environment and new spending options provided 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 five-year projections show there will be
sufficient demand to support the new proposed space in Ballpark Village along with additional retail
projects and existing vacant space that is currently on the market. 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 looking at similar large-scale retail and entertainment
developments in the Midwest, we anticipate the Ballpark Village will be 90 to 100 percent occupied by

the anticipated completion date in 2009.
THE OFFICE MARKET

Ballpark Village will differ from existing office development in the region in many respects; with
excellent visibility and access from Interstate 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 office tenant. The Project’s proximity to and affiliation with Busch Stadium

and the Cardinals will be a tremendous advantage in terms of creating a very high profile for the project.
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Moreover, an office component can be an integral part of a mixed-use development, creating market
synergies with restaurant, hotel, and retail activities. The preliminary plans for Ballpark Village include
300,000 square feet of both corporate office and speculative or general office in three towers to be built in
three separate phases. Phase | of the Project will have at least 100,000 square feet of office space,
depending on the floorplate requirements of the potential tenants. The developer and the city have both

expressed their confidence in attracting a large corporate tenant which could occupy an entire tower.

A number of factors affect the success of both corporate 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 opportunities, and is influenced more by
the region’s relative success at business retention, recruitment, and expansion efforts than by broad
market forces. Speculative office is market driven and can occur in either a stand-alone office facility or
as part of mixed-use buildings that also contain retail and/or residential development. There are
additional factors which affect the speculative market specifically — location, competitive market position

and realistic expectations for absorption, lease rates, and occupancy rates.

We first investigate broad office trends to gain perspective on the downtown market within the greater
St. Louis regional context. Then, we assess trends within the competitive market. Finally, we state our

conclusions based on the previous information
Regional Office Supply
The St. Louis Metro office market is comprised of 104 million square feet of space, with roughly 28

percent devoted to Class A space, 43 percent to Class B space, and 29 percent to Class C space. The

overall vacancy rate is 10.6 percent, with Class A and B space having somewhat higher rates than Class C

space.
Office Space by Class
Metro St. Louis
Under
Number of Gross Leasable  Vacant Vacancy  YTD Net YTD Construction  Quoted
Office Class  Buildings Area (s.f) Space (s.f.) Rate Absorption  Deliveries (s.f.) Rates
A 192 29,608,847 3,193,096  10.8% 516,731 187,028 419,160 $22.07
B 1,237 44,866,145 5560472  12.4% 277,182 208,442 107,610 $16.68
C 2,035 29,528,090 2,079,670 7.0% 158,740 5,000 0 $14.35
Total: 3,464 104,003,082 10,833,238  10.4% 952,653 400,470 526,770 $18.16
CoStar, Third Quarter 2006 Report

From 2000 through 2002, regional office vacancies soared in metropolitan St. Louis as the market was

flooded with 5.6 million square feet of new office space, at a rate of 160,000 square feet per month. This
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massive addition to supply was the result of a rather normal over-building tendency that occurred in most
U.S. markets during and immediately after the very robust national economic growth of the late 1990s.
The minor recession of 2001, however, put a halt to this exuberance. Since that time, the regional
vacancy rate has stabilized as construction slowed to allow new product to be absorbed by what became a
much more slowly growing market. Since the beginning of 2003, office space in metro St. Louis has
been added to the market at a rate of 80,000 square feet per month. The following chart shows this

relationship between office growth and regional vacancy.

St. Louis Metro Office Trends
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The chart illustrates the delicate relationship between office vacancy and new construction. Since 2003,
the market has absorbed a moderate rate of growth without an increase in the vacancy rate. This contrasts
with the earlier part of the decade, when too much office space was introduced in a timeframe that was
too narrow for the market to support. As regional growth slows, the opportunity for downtown to capture

new growth also decreases.

In 2001, Class A office space experienced a dramatic increase in vacancy due to the introduction of more
than two million square feet of space in a single year. Since 2001, however, absorption of Class A space
has exceeded construction, bringing vacancy levels down. The chart below illustrates this trend between
2000 and 2005, underscoring the relatively strong demand for high-quality office space in Metro

St. Louis, thus enabling Class A vacancies to decrease in recent years.
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Class A Office Trends
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Still, there were 527,000 square feet of office space under construction in the metro area as of June 2006

(latest available data), nearly 80 percent (420,000 square feet) of which was Class A space.

The St. Louis office market is typically grouped into seven distinct geographic submarkets. The

following table indicates Class A and Class B office space by market area.

Class A & B Office Space by Market Area
St. Louis
Under
Number of Gross Leasable Vacant Space Vacancy ~ YTD Net YTD Construction ~ ClassA  Class B
Submarket Buildings Area (s.f.) (s.f) Rate  Absorption Deliveries (s.f.) Rates Rates

Mid County 361 19,169,677 2,463,948 12.9% 279,382 83,000 216,160 $2357  $18.34
Clayton 86 7,308,140 855,399 11.7% 73,913 0 0 $24.63  $19.62
All Other 271 11,585,451 1,608,549 13.9% 205,469 83,000 216,160 $22.51  $17.06
Illinois 199 2,652,611 252,735 9.5% 113,090 29,870 0 $19.56  $19.49
North County 103 9,229,430 660,606 7.2% 177,904 3,000 0 $20.50  $15.08
South County 113 3,570,936 354,348 9.9% 50,774 96,476 0 $20.72  $18.65
St Charles County 207 5,269,445 541,000 10.3% 172,068 104,124 116,610 $2372  $18.74
St. Louis City 242 23,786,823 3,265,145 13.7% -28,518 0 0 $19.35  $14.02
Downtown 96 16,759,052 2,534,034 15.1% (36,854) 0 0 $18.69  $15.13
All Other 146 7,027,771 731,111 10.4% 8,336 0 0 $20.01  $12.91
West County 204 10,796,070 1,215,786 11.3% 29,213 79,000 194,000 $23.92  $20.16
Total: 1,425 74,198,906 8,753,568 11.8% 793,913 395,470 526,770 $21.86  $17.85

CoStar, Third Quarter 2006 Report

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 16.7 million
square feet of Class A & B office space within about two square miles. Downtown has struggled,

however, exhibiting the highest vacancy rates as well as the lowest average lease rates for Class A office
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space. Part of downtown’s bleak position is due to the absence of new construction in the last two
decades, in particular the lack of new Class A construction. This lack of available inventory has forced
tenants to move west into the Mid-County submarkets, evidenced by the dramatic increase in inventory
and construction in recent years. This stagnancy makes is difficult to predict or measure the potential

market for new Class A office space in downtown.

The Mid-County submarket, from Clayton to 1-270, is the second-largest in the St. Louis region, with
over 19 million square feet of Class A and Class B office space. While its vacancy rate is relatively high,
at 12.9 percent, there are several positive indicators for the Mid-County submarket. First, it enjoys one of
the highest average lease rates for Class A space in the metro area. Second, the Mid-County market
currently has nearly half of the total office space under construction, and has the highest positive
absorption figure for any submarket in St. Louis. Clayton has historically been the driving force in the
Mid-County market and is downtown’s biggest competitor; the lack of space availability, high land costs
and lease rates, however, have led to a decline in new construction in Clayton. The other areas of Mid-
County, such as Creve Coeur, have stepped in to meet demand and currently dominate the region with
216,000 square feet under construction. Ballpark Village offers downtown the opportunity to capture a
portion of this demonstrated demand for Class A office space.

One minor obstacle to attracting office tenants to Ballpark Village is the City of St. Louis’ income 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 payroll tax to employers. This may be cause for concern given the caliber of the expected
office tenants that have high salaried employees. However, this tax can be offset by the financial
incentives which the city has in place in order to attract businesses to locate in the city and particularly in
downtown. Moreover, the net effect of incurring the income tax is zero when compared to locating in

Mid-County, for example, where the rents are higher.

Downtown Office Supply

Downtown St. Louis, the largest office submarket in Metro St. Louis, contains roughly 23 million of the
region’s 104 million square feet of office space — a 22 percent regional share. The downtown St. Louis
office market experienced a softening in 2001 and vacancies increased following a recession and post-
recession trend experienced in many similar-sized Midwest markets. However, when placed in context,
downtown St. Louis vacancies remain relatively low. As the downtown continues to revitalize through
the conversion of marginal office space into residential lofts, the amount of vacant office square footage

should continue to decline.
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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 nation’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 market.

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 designated 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 1-64 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 particularly true in the downtown
core, which comprises 19 million of downtown’s 24 million square feet of office space, including all
classes of office space. Office buildings south of Chestnut Street have vacancy rates that are less than
half of those to the north (seven percent compared to 15 percent), and command higher lease rates. On
average, office space to the south achieves lease rates that are $2.44 per square foot per year greater than
those to the north. These statistics are encouraging for prospective new office construction at Ballpark

Village.

Number of Buildings | Average Lease Rate | Vacancy Rate

South of Market Street 15 $17.46 6.7%
North of Market Street 106 $15.02 14.9%

The downtown office market consists of 182 office buildings, 19 of which are Class A properties. The
table below shows that Class A properties are outperforming Class B and Class C properties, with lower

vacancies, greater absorption and higher lease rates.
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Office Space by Class
Downtown St. Louis

Gross Under
Number of Leasable Vacant Vacancy YTD YTD Construction  Quoted
Office Class  Buildings Area (s.f.) Space (s.f.) Rate Absorption  Deliveries (s.f.) Rates
A 19 9,157,292 907,244 9.9% 65,463 0 0 $18.69
B 77 7,601,760 1,626,790 21.4% (102,317) 0 0 $15.13
C 86 7,012,388 597,831 8.5% 48,790 0 0 $11.33
Total: 182 23,771,440 3,131,865 10.4% 11,936 0 0 $15.60

CoStar, Third Quarter 2006 Report

With 9.1 million square feet of space, the downtown Class A office market is the largest in the St. Louis
region. Significantly, at 9.9 percent, downtown has one of the lowest Class A vacancy rates in the region.
However, downtown Class A space also achieves some of the lowest lease rates in the region. This
implies that Class A properties downtown should generally perform well provided their lease rates are
competitive. It also indicates that downtown has not attracted significant Class A office investment in
almost two decades.

Parking Analysis

The presence of dedicated parking spaces (at least two spaces per 1,000 s.f. GLA) has had a profound
impact on downtown office vacancies. The following chart shows that buildings that provide dedicated
parking areas for their tenants experience markedly lower vacancy rates than those buildings which have
to rely solely on the general market for tenant parking. Buildings with dedicated parking were relatively
insulated from the general market decline that occurred downtown from 2000 to 2003. This carries
significance for Ballpark Village, which is proposed to include three parking spaces per 1,000 square feet
of gross leasable area.
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Downtown Office Vacancy by Parking Status

All Years and Classes
Source: CoStar, 2006

—+—Downtown —s— Downtown (with parking)

Competitive Market Analysis

The proposal consists of both corporate and speculative office space in three towers in three phases within

Ballpark Village, for a total of 300,000 square feet.

In the speculative office market, new construction at Ballpark Village will compete with Class A office
properties in downtown as well as properties in Mid-County, where the bulk of new office construction is
occurring. Ballpark Village has the potential to draw tenants from existing downtown buildings, where
tenancy competes mainly on price and amenities, as well as tenants who would otherwise explore Clayton
or Creve Coeur simply because that is where the new Class A inventory is. In addition, Ballpark Village
is poised to attract large tenants from outside the region; mixed-use entertainment districts are
increasingly the locations of choice for businesses large and small seeking a “campus” like setting within

an urban environment.

The following lists comparable Class A office properties in greater St. Louis:
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Summary of Competitve Class A Office Space

Average Number
Square Lease  Year Built/ of Parking Lease
Building Name Address Feet Occupancy (per s.f.) Renovated Stories Ratio*  Type
Downtown
Market Plaza 2350 Market St (South) 96,000 100.0% - 1990 4 4.3 -
US Bank Plaza 421 N 7th St (North) 600,000 98.8% $18.73 1986 15 1.0 Gross
Gateway One 701 Market St (South) 401,625 98.4% $22.00 1991 4 4.0 Gross
Deloitte Bldg 100 S 4th St (South) 248,651 97.9% $21.72 1982 30 0.5 Gross
Bank of America Plaza 800 Market St (South) 750,000 95.3% $19.11 1986 12 - Gross
Equitable Bldg 10 S Broadway (South) 423,634 89.9% $19.81 1971/1993 21 0.7 Gross
One Financial Plaza 501 N Broadway (North) 434,136 86.3% $18.85 1985 12 1.0 Gross
St. Louis Place 200 N Broadway (North) 337,088 83.6% $13.50 1983/1990 21 0.8 Gross
Bank of America Tower 100 N Broadway (North) 493,984 59.3% $18.00 1976 22 0.3 Gross
One City Centre 515 N 6th St (South) 375,216 62.4% $18.50 1986 25 1.0 Gross
Downtown Subtotal 4,160,334 87.2% $18.91 1982 16.6 1.5 -
Central County
CityPlace Three 3 CityPlace Drive (Creve Couer) 211,272 97.6% $25.50 2002 11 4.0 Gross
Shaw Park Plaza 1 N. Brentwood Blvd. (Clayton) 275,000 82.7% $30.24 2000 15 35 Gross
Magna Place 1401 S. Brentwood (Clayton) 175,000 89.7% $27.18 1989/2005 10 3.5 Gross
The Plaza in Clayton 190 Carondelet Plaza (Clayton) 325,172 98.0% $27.00 2001 16 3.7 Gross
CityPlace Four 4 CityPlace Drive (Creve Couer) 102,944 86.5% $24.50 2001 4 - Gross
Merrill Lynch Center 8235 Forsyth Blvd (Clayton) 245,000 77.9% $25.75 2001 14 3.0 Gross
Central County Subtotal 1,334,388 88.7% $26.70 2001 12 3.5 -

CoStar, 2006
*Parking Spaces per 1,000 s.f. GLA

The overall occupancy rate of 87.2 percent for the downtown properties indicates that the market for

Class A office space in downtown is strong.*® These comparables also indicate several strengths for the

proposed office space at Ballpark Village:

1. The fully-occupied properties have a single corporate tenant (The Metropolitan St. Louis Sewer

District, for instance, occupies Market Plaza); according to the developers, Ballpark Village intends

to serve at least one large single tenant.

2. Most of the speculative buildings with occupancy over 85 percent are located in the more desirable

area south of Chestnut Street; Ballpark Village is located south of Chestnut, borders Interstate 64, and

will include service businesses and entertainment outlets convenient to area employees.

3. Third, speculative buildings with parking ratios of only one space per 1,000 square feet of GLA tend

to have higher vacancies; the parking ratio for the planned office space at Ballpark Village is three

spaces per 1,000 square feet.

13 One City Center is included as a comparable because it is planned for renovation. Its current
occupancy skews the data toward a lower overall occupancy than will be the case once the renovation is

completed.
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As the chart illustrates, Mid-County Class A office space enjoys very high lease rates despite its average
occupancy rate of only 88.7 percent. Two of the most desirable addresses in Clayton, Shaw Park Plaza
and Magna Place, are less than 90 percent occupied, yet they have the highest lease rates in the region
because of their locations and visibility. Ballpark Village will offer comparable, if not superior, visibility,
transit access and views, not to mention a prestigious address and association with the St. Louis

Cardinals.
Analysis of Demand Factors

As stated earlier, the St. Louis metro area office market experienced a decline in construction due to
oversupply in 2000. Recently, however, due to positive absorption since 2001, construction activity is
once again increasing. The following chart displays regional and downtown absorption and vacancy

patterns since 2000:

Class A Office Trends

Metro St. Louis and Downtown
CoStar, 2006
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As of June 2006, market absorption for Class A office was 517,000 square feet in the metro area.
Downtown accounted for 13 percent of this absorption, or 65,000 square feet, while Clayton and Creve

Coeur combined accounted for 62 percent.
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The demand for Class A space downtown has also been increasing, when compared to demand for other
types of available office space.

Office Demand by Class

Downtown St. Louis
CoStar, 2006
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As of June 2006 downtown net absorption was over 54,000 and analysts predict that the total downtown
absorption number for 2006 will be 90,000, an over 200 percent increase from 2005.

Another indication of demand for downtown Class A space is average lease rates throughout the region.
While downtown has had the lowest average lease rate, it has seen the greatest increase in lease rates

since 2003, when all submarkets saw a decrease in rates due to the oversupply of inventory in the market.
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Lease Rate Trends, All Classes

2000 2001 2002 2003 2004 2005 2006

—&— Downtown —m— Clayton & Creve Coeur Metro Area

Downtown has rebounded 11 percent while the drivers for the Central County submarket, Clayton and

Creve Coeur, have only seen a 1 percent increase. The overall market average has remained flat since
2003.

Corporate Office

Office market forces and cycles have little impact in the site selection process for corporate headquarters
operations. Companies are more concerned with factors such as availability of land, incentives, a skilled
workforce, and the presence of entertainment and cultural amenities, particularly at the time the need for
new facilities 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. Moreover, it offers good visibility, attractive amenities, envious views of downtown
and the Arch, and game day views of Busch Stadium. As a result, the site 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 I-70 adjacent to the University of
Missouri at St. Louis. Had the Ballpark Village site been available, it certainly would have been featured
prominently in the company’s site selection process. Ballpark Village is sure to be prominently featured

within the city’s economic development efforts.
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According to the developer and city officials, Ballpark Village is already garnering national attention,
with a significant Fortune 1000 company including the project on its shortlist as a potential location for a

regional headquarters 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,
absorption and lease rates, as well as long-term employment, national office trends, and other policy and
infrastructure initiatives. Downtown employment appears to be relatively stable. The planned seven-year
reconstruction of 1-64, the primary east-west corridor in the region, may impair the downtown, but is also
likely to positively benefit downtown by fueling demand for transit and causing some downtown

employees to move closer to work.

Class A buildings generally have occupancy rates above 85 percent. We conclude that Class A office
space at Ballpark Village can achieve above average occupancy and lease rates due to its location within
Ballpark Village and its associated identity, its setting within a dynamic mixed-use environment,
excellent visibility, available parking, and proximity to major highways and public transportation. Under
current market conditions, an occupancy rate of 90 percent is likely to be a realistic benchmark for
successful occupancy if the property is built as currently proposed. Moreover, if developers and the city
are successful in attracting a regional headquarters 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 feet is a very attractive
amenity that typically ensures occupancies of over 90 percent. Comparable properties are generally
operating at high occupancies. In the competitive market, the proposed property will have significant
advantages over older properties, properties with lower parking ratios, and properties occupying poor

locations or having few architectural assets.

It will likely take a few years to achieve 90 percent occupancy. With the planned renovation of several
buildings in downtown, including One City Center, competition for a small pool of existing demand for
Class A space in downtown is likely to intensify. In addition, the recent announcement that Anheuser-
Busch will vacate 110,000 square feet of space in One City Centre will further heighten competition.
Moreover, the project will have to compete with new construction currently underway in the mid-county
submarkets. We believe, however, that the introduction of new Class A space in downtown will attract
tenants from the mid-county area as well as from outside the region, resulting in a shift in the future

distribution of regional demand.
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Assuming Ballpark Village can average 50,000 to 60,000 square feet in annual absorption, the office
component of Phase | could achieve at least a 90 percent occupancy rate in two years. This assumes that
Ballpark Village will be responsible for more than half of downtown’s total net absorption if downtown
maintains an average annual net absorption of 75,000 to 100,000 square feet. This is reasonable given the
fact that tenants will shift from within downtown, as well as from other submarkets or from outside the

region.

We find the property could achieve annual lease rates of $24.00 to $25.00 per square foot because the
Ballpark Village office towers will be superior Class A buildings compared to the current Class A
inventory in downtown. Significant downtown tenants, such as law firms, would easily shift from their
current locations and pay a few dollars more per square foot in order to receive the added value of
locating in Ballpark Village. The office towers at Ballpark Village will offer modern facilities, fabulous
views, and a prestigious location within an exciting urban district, which are all highly valued amenities.
Ballpark Village is not likely to achieve lease rates comparable to those in Clayton or Creve Coeur at the
outset, however, because of the expected competition from rival projects, market uncertainties such as the
impact that construction of Interstate 64 will have on the region, and the fact that these other locations are

still seen as the region’s most desirable by many office users.

Subsequent phases of Ballpark Village could possibly achieve faster absorption and higher lease rates if
the downtown revitalization continues as planned and proves successful. The success of Ballpark Village
will undoubtedly impact the success of other projects such as the Bottle District and St. Louis Centre, all

of which will undoubtedly affect the relevant factors by which the market is measured.
SUMMARY OF FINDINGS

Overall, we strongly support the proposed development and find that the proposed mixed of residential,

retail, entertainment and office uses will be supported by the market. Over the past five years downtown
St. Louis has stabilized and is a suitable location a large-scale mixed use development. In addition to the
subject, two other mixed-use projects with investments totaling about $1 billion are under construction or

have been proposed for downtown.

Significant improvement can be seen on the residential side, with a large number of market rate for-sale
and rental units entering the market. Sales prices and rents continue to increase, and new higher-end units
are being accepted in the market. The proposed unit types and prices are appropriate for the market. The
project has a unique location adjacent to Busch Stadium in Ballpark Village, attractive units with wide
array of amenities, and competitive pricing. Demand in the market will support a phased development of

750 units. We expect the initial phase of 250 units to be absorbed quickly. With a construction period of
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18 to 24 months, it is likely that 70 percent to 90 percent of these units will be sold before the building is
ready for occupancy with an additional two to six months needed to sell the remaining units. Initial unit

reservations and sales will occur at a much faster rate.

The 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 region, and location next to Busch Stadium will make this a “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 larger region. The upgraded shopping environment and new
spending options provided 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 five-year projections show there will be sufficient demand to support the new proposed space
in Ballpark Village along with additional retail projects and existing vacant space that is currently on the
market. There is already a significant amount of interest for the space in Ballpark Village, and we
anticipate the Ballpark Village will be 90 to 100 percent occupied by the anticipated completion date in
20009.

Downtown St. Louis has not seen the construction of a new office building in over 15 years. The
Ballpark Village office towers will capture pent-up demand for new modern office space, large amounts
of contiguous space in a highly visible and prestigious location. 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 $24.00 to $25.00 per square foot because. These offices will offer modern facilities,
fabulous views, and a location within an exciting urban district, which are all highly valued amenities.
Ballpark Village is not likely to achieve lease rates comparable to those in Clayton or Creve Coeur at the
outset due to expected competition from rival projects, market uncertainties such as the impact that
construction of Interstate 64 will have on the region, and the fact that these other locations are still seen as
the region’s most desirable by many office users. Subsequent phases of Ballpark Village could possibly
achieve faster absorption and higher lease rates if the downtown revitalization continues as planned and
proves successful. We see the success of Ballpark Village positively impacting the success of other
downtown projects and affect the relevant factors by which the market is measured.

In summary, we strongly support the development Ballpark Village, and the market will support the
proposed mix of residential, office, retail and entertainment uses. 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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CONSULTANTS IN REAL ESTATE, COMMUNITY AND ECONOMIC DEVELOPMENT

FIRM PROFILE

Development Strategies is a St. Louis-based consulting firm with a national
practice providing economic and market research, strategic and land use
planning, counseling, and appraisal services. Our fields of endeavor
include real estate development, economic development, and community
development. The firm was founded in 1988 by the core consulting staff
of a predecessor firm.

Development Strategies’ mission is to help guide and inform sound
decision-making by its corporate, institutional, and public sector clients.
The foundation of its services is quality research and analysis. The depth
and range of the collective knowledge and experience of the firm’s
professional staff are of great value to its clients in achieving effective
implementation of their visions, plans and strategies.

More than an ad hoc alliance of specialists, the firm functions as a tightly
knit professional team dedicated to devising creative solutions to complex
problems and capitalizing on challenging opportunities.

Development Strategies ranks among the strongest independent providers
of development consulting and appraisal services in America. At the same
time, we frequently partner on project teams that include architects,
landscape architects, urban designers, engineers, attorneys and
environmental and other specialists.

The firm maintains a consulting staff of professionals with graduate
degrees in business administration, urban and regional planning,
economics, social work and urban design. Its Senior Principal, Principals
and Associates hold a variety of professional -certifications and
registrations, including: American Institute of Certified Planners (AICP),
Counselor of Real Estate (CRE), Certified Economic Developer (CEcD),
Member of the Appraisal Institute (MAI) and American Institute of
Architects (AIA)

Active membership is also maintained in the American Planning
Association (APA), American Statistical Association (ASA), International
Downtown Association (IDA), International Economic Development Council
(IEDC), National Association of Business Economics (NABE), National
Association of Realtors and the Urban Land Institute (ULI).

Specialized Services Provided:

REAL ESTATE DEVELOPMENT
Appraisal

Site Evaluation & Selection
Project Programming

Land Use Planning

Market & Financial Feasibility
“Deal” Structuring

Public / Private Partnerships

COMMUNITY DEVELOPMENT

Needs & Capacity Analysis

Fiscal & Economic Impacts Assessment
Community Participation, Visioning
Development Guidelines & Regulations
Program Evaluation

Attitudinal Surveys

ECONOMIC DEVELOPMENT

Business Retention & Recruitment
Incentive Analysis

Location & Business Climate Analysis
Industry Targeting & Cluster Analysis
Organization Structure & Business Planning
Strategic Planning
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ASSUMPTIONS AND LIMITING CONDITIONS
This study is subject to the following limiting conditions and assumptions:

= Information provided by various secondary sources is assumed to be accurate. However, this
information cannot be guaranteed or construed to represent judgments by the consultant. Such
information and the results of its application by the consultant are subject to change without notice.

= The future course of the St. Louis regional economy is based on our current understanding of the market
and representations made to us. The future course of residential development is difficult to predict and
our forecast 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. Louis metropolitan area and have taken
them into consideration in making our projections. However, should the local, regional, or national
economies suffer a major recession or depression, this will have a material effect on our projections.

= Our analyses, opinions, and conclusions were prepared in conformance with the requirements of the
Code of Professional Ethics and the Standards of Professional Practice of the American Society of
Real Estate Counselors and the American Institute of Certified Planners, of which Richard C. Ward,
chairman and senior principal of Development Strategies, is a member.

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 nor 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.
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January 4, 2007

Mr. W. Chase Martin

Ballpark Village Investors LLC
601 E. Pratt Street, 6" Floor
Baltimore, MD 21202

Re: Economic Feasibility Analysis for Ballpark Village
Dear Mr. Martin:

Development Strategies is pleased to present the attached economic feasibility analysis for Ballpark
Village in the city of St. Louis as it is being submitted for funding support through the Missouri
Downtown Economic Stimulus Act (MoDESA).

We have examined the private and public components of the Project, including construction costs, project
revenues, and completion timelines in order to arrive at conclusions regarding the feasibility of the project
with and without public funding.

We have determined that the development would not be feasible but for financial participation from the
MODESA program. We have also concluded that the Project, as currently planned, would generate
enough qualified incremental tax revenue to repay the debt.

It has been a pleasure working with you 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.

f
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/
J

Brad M. Beggs, MAI Karin M. Hagaman:CEcD
Principal Associate
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INTRODUCTION

The MoDESA Act requires the cost-benefit analysis to include adequate information from the Authority
to evaluate whether Ballpark Village (the “Project”) as proposed is financially feasible. The MoDESA
Act also requires that an economic feasibility analysis be conducted which includes a pro-forma financial
statement indicating the return on investment that could be expected without public assistance. This
report includes financial information regarding the Project and an analysis of the MoDESA assistance
requested for the Project. This document is intended to assist the Authority in its evaluation of whether
the Project is financially feasible and demonstrates that the amount of MoDESA assistance requested is

indeed required to bring a return on investment within a range deemed attractive to private investors.

INFORMATION USED IN THE ANALYSIS

The attached spreadsheet, which illustrates the resultant internal rate of return (IRR) with and without
MoDESA assistance, relies on the following assumptions and information for the Project as proposed by

the developer:

Private Project Components:

e The type, quantity and/or size (in square feet) of each component of the Project (e.g., the number of
condominium units, area of office space, number of parking spaces, area of retail space, etc.);

e A description of the sources of funds for each component of the Project which will be made available
to the developer during the construction period for the developer’s use in constructing the component,
including, where applicable, the interest rates associated with such sources;

o Details of the permanent sources of funding for the Project made available to the developer once the
Project is complete (e.g., condominium sales proceeds, permanent mortgage debt, historic and other
tax credit proceeds, developer equity and/or deferred developer fees), including, where applicable, the
anticipated interest rates and terms associated with the debt;

o Details on the anticipated uses of funds for the Project, including construction costs, architectural and
engineering fees, interim and permanent financing costs and other “soft” costs, marketing costs, and
developer fees.

o Details on the sales prices expected to be charged for the “for-sale” components which will be sold
upon completion (e.g., condominiums and associated parking spaces);

o Details on the anticipated lease rates to be charged for the elements of the Project that will be retained
by the developer or an affiliate upon completion (e.g., retail space, office space, parking spaces);

o Details on the costs of the portions of the Project for which it is anticipated that federal and state
historic tax credits will be available; and

e The return on investment that may be expected with and without public assistance.
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Public (Infrastructure) Project Components
e Detail on the estimated costs of the street construction and improvements.

o Detail on the estimated costs of the public space improvements.

MoDESA Financing Expected to be Available

e Calculations that estimate the amount of local and state MoDESA revenues that will be available as a
result of the development to support local and state MoDESA financing.

ISSUES ADDRESSED BY THE ANALYSIS

The assumptions and information outlined above were then applied and analyzed with respect to each

Project component in order to address the following financial and economic feasibility issues:

o Whether or not the construction costs and total cost per square foot of area to be developed are both
reasonable and sufficient to enable the component to be successfully completed.

o Whether the sales proceeds anticipated from the “for sale” portions of the Project are within a range
of reasonableness—e.g., are the sales prices sufficiently high that they do not underestimate the
market, and are the sales prices sufficiently low to reasonably believe the Project component will
succeed.

o Whether the lease rates for retail space, office space, and parking spaces are within a range of
reasonableness—e.g., are the rates sufficiently high that they do not underestimate the market, and are
the rates sufficiently low to reasonably believe the Project component will succeed.

o Whether the amount of interest on debt during the construction period has been calculated in a
reasonably accurate manner.

o Whether the debt ratio, the interest rates, and financing period proposed for permanent debt are
reasonable.

o Whether the sale of historic tax credits or equity proceeds available for the Project have been
calculated in a manner that reasonably reflects the current market for these credits.

o Whether the costs estimated for the public components of the Project are reasonable and necessary.

e What is the estimated present value of the streams of local and state MODESA revenues that each
Project component can reasonably be expected to generate?

e Whether the amount of MoDESA financing requested for the Project is both the least amount
necessary and an amount that is supported by the available MoDESA revenues for the Project.

METHODOLOGY USED IN THE ANALYSIS

Real estate development and the sale and leasing of real estate are, by nature, speculative. Different

developers will assess a particular market differently, and a particular developer will assess the market for
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individual components of a project differently. This analysis attempts to answer the above-referenced

guestions within a range of reasonableness.

Further, it is not possible to predict with certainty what interest rates or markets will be at the times
specific Project components commence. The developer’s estimates of such conditions are just that—
estimates—and conditions almost certainly will change as the different components are readied for

construction and as the components are completed.

Similarly, it is not possible to predict with certainty what amount of MoDESA debt a particular stream of

available local and state revenues will support. This analysis uses a rudimentary method of estimating the
supportable MoDESA financing amount—calculating the net present value of a projected future stream of
net new tax revenues at a reasonable discount rate with a 1.1 debt service coverage ratio for real estate-

related tax payments and a 1.25 debt service coverage ratio for economic activity-related revenues.

CONCLUSIONS REACHED BY THE ANALYSIS

The above-referenced methodology and caveats govern the conclusions made pursuant to this analysis.

These conclusions are as follows:

e The costs estimated by the private developer for the private components of the Project are both
necessary and appropriate. When compared to similar projects, in terms of the project components
and scale of development, the costs for Ballpark Village may appear higher than average. The costs
for Ballpark Village are reasonable considering the quality of the project, class of establishments, and
vision of the project. .

e The costs estimated by the developer for the public improvement components of the Project are both
necessary and appropriate, given the level of detail with which these costs estimates have been made.

e The non-MoDESA sources of financing proposed for each component reasonably represent the
maximum amounts of non-MoDESA financing that can be secured from the available sources.

e The amount of local MoDESA debt requested for the Project is reasonable and is supportable by the
local MoDESA revenue streams associated with the various components of the Project. This analysis
concludes, therefore, that the private components of the Project, as proposed, are feasible and the
amount of assistance requested is no more than the amount required to bring the return into a range
deemed attractive to private investors.

The analysis further concludes that the public components of the Project, as proposed, are feasible and

that the amount of assistance requested is no more than the amount required.
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INTERPRETING THE ACCOMPANYING TABLE AND PROJECTIONS

The accompanying table contains estimates and projections regarding the development and operation of

Ballpark Village, Phase I.

e The development costs shown at the upper left of the table were in the Developer's DESA application.
Upon review of detail given to Development Strategies, we conclude that these figures represent fair
and reasonable assumptions about development of the Ballpark Village site.

e The lower part of the table shows, for the most part, net operating income (NOI) calculations by
Development Strategies, with the exception of the Parking Component for which the NOIs were
obtained from a separate parking consultant. NOI represents the annual cash flow after all revenues
are received and all operating expenses are paid. These funds are, then, available to pay debt service
and to create return on equity for the investors.

0 Note that it is assumed that the condominium component is assumed to be entirely removed from
the developer’s portfolio in year 2 (2009), transferred at an assumed value of $72 million.

o0 The office, retail/entertainment, and parking components obtain net revenues (less operating
expenditures), yielding total annual net operating income.

o0 This total net revenue amount is used initially to pay the assumed debt service for each year.

0 The remaining funds, titled “Cash Flow to Equity” are returned to the investors. However, some
of these funds will have to be set aside by the investors for future years when debt service cannot
be repaid from net revenues. These years, indicated by negative cash flow to equity, reflect points
in time when it is assumed that the developers/property owners will have to commit substantial
resources for upgraded tenant and building improvements. This will cause a negative net drain on
NOI, thus requiring excess cash from previous years to pay debt service.

e The final two columns show the actual cash return to the investors after consideration of the first year
disposition of capital for development. Thus, in the first year, while net revenue is relatively high, it
is not high enough to cover the “Total Investment” from above. The negative value, of course, is
higher for the unsubsidized assumption than the subsidized assumption because the developer must
commit more funds without the subsidy while the public sector commits funds with the subsidy to
lessen the private sector burden.

e The internal rates of return (IRR) for both the unsubsidized and subsidized assumptions, shown in the
small box to the upper right, reflect the discounted rate of return for the entire 25-year period depicted
on the table.

0 Without the subsidy of MoDESA and other local support, the Project has an IRR of just 0.4%.

0 With the subsidy, the Project has a much enhanced IRR for the private investors of 3.7%. This
subsidized rate of return is below market for the proposed mix of uses in the project.
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DEVELOPMENT STRATEGIES®

MEMORANDUM

TO: City of St. Louis DESA Authority
c/o Rodney Crim, Executive Director, St. Louis Development Corporation

FROM: Bob Lewis and Karin Hagaman
DATE: January 4, 2007
RE: “Net New” Estimates for Ballpark Village

cc: Barbara Geisman - City of St. Louis
Blake Cordish, Chase Martin and Jason Epstein - The Cordish Company

This memorandum discusses the calculation of “net new” tax and related revenues to the State of Missouri
resulting from the proposed Ballpark Village project in downtown St. Louis.

Introduction

When the residential, office, retail, restaurant, and entertainment components of the proposed Ballpark Village
project are complete, they will attract residents, businesses, shoppers, and visitors, resulting in new dollars spent
downtown. But how many of these dollars will be new to the State of Missouri? Only “net new” revenues are
eligible for capture to support public infrastructure related to the project through the MoDESA (Missouri
Downtown Economic Stimulus Act) program.

A clear source of new revenues to the state would be increased spending by out-of-state visitors, through new
visits or extended visits that can be attributed to the project. Given the nature of Ballpark Village, it is
reasonable to project that the leisure and business visitor markets will see gains due to the new development,
which will create a very attractive entertainment district where none currently exists. These expected benefits
from the regional visitor markets (nearly all of which are likely to be captured within Missouri) are discussed in
this memo.

Another clearly demonstrable new revenue stream will be generated by companies that may be attracted to
St. Louis from outside the region to become tenants of the new Class A office space in Ballpark Village; their
corporate earnings and employee salaries will be in large part new to Missouri. New, attractive office space
adjacent to Busch Stadium, and located within a vibrant mixed use environment, is expected to be of great
interest to out-of-town companies — again, more on this below.

Beyond such clear-cut examples of new spending in the state, however, the estimation of “net new” revenues is
an inexact process at best. Not only do insufficient data exist to provide solid underpinning for an estimate of
the immediate “shift effect” (economic activity already taking place elsewhere in the state that might simply be
relocated to the new spaces in downtown St. Louis) when the project opens, but the dynamics of downtown can
radically change over the 25-year timeframe of the MoDESA program. In other words, Ballpark Village might
attract some existing economic activity in the state in the short run but that should open up the vacated space for
potential “net new” economic growth because of Ballpark Village.
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For example, a business employing 50 people may relocate from less desirable space within downtown to a new
office tower in Ballpark Village. The income associated with those 50 jobs is not new to Missouri, as it has
simply been shifted from another downtown location. But the vacated space is then available to attract another
business, which will employ more people; it may not be occupied immediately, but over time it will almost
certainly either attract a new tenant, or attract substantial new investment to make it more marketable (as office
space or some other use). Moreover, the relocating business may be doing so in order to grow itself, thus
creating new Missouri jobs.

Ultimately, the conclusion regarding “net new” revenues from the project rests on two principal questions:

¢ Is downtown on a sustainable upward socioeconomic trajectory? If no, then shifts are effectively a zero-
sum game with no benefit to the state. If yes, then short-term shifts will be compensated (and then some)
with long-term growth that backfills vacated space and, in time, creates new state revenues, even if those
revenues are not generated directly from Ballpark Village itself.

e What impact would an increasingly healthy downtown have on the region as a whole? Will it ““steal”
economic activity from the suburbs, or will it lead to greater economic development for the area overall? If
the former, then even continued growth in the downtown could mean little or no improvement for the state.
If the latter, then new jobs and residents in downtown (even if initially shifted from elsewhere) could
actually help to stimulate the creation of additional growth in Missouri, but beyond downtown’s borders, by
contributing to a more dynamic regional economy.

We believe that downtown’s growth will continue for the next decade and that it will have a significant positive
impact on the region as a whole. Together, these two assumptions, supported by data presented below, help to
justify a more aggressive projection of how much of the state revenues generated by Ballpark Village will be
“net new.”

Discussion of Growth in Downtown St. Louis®

In recent years, St. Louis has garnered national press for the turnaround of its downtown — including recent
profiles in the New York Times and USA Today. St. Louis is hailed as a remarkable story even during a time
when other downtowns across the country are also experiencing comebacks.

More than $3.3 billion was invested in downtown between 1999 and 2005, and the number is expected to grow
to more than $4.0 billion by the end of 2006.2 As of 2005, investments included:

e $808 million in residential development (surpassing the $1.0 billion mark early in 2006). A total of 3,115
units have been completed since 1999, and 1,250 more are expected to open in 2007. Downtown’s
residential population will more than double between 2000 and 2010, from 8,300 to over 17,000. The
benefits are also spreading to adjacent neighborhoods.

e 3507 million in hotel development, adding major national brands to downtown and increasing room
inventory by 50% while simultaneously raising downtown occupancy from 55.7% in 2002 to 60.5% in
2005.

! The information and arguments in the following sections are drawn in large part from the shift-share analysis,
prepared by Development Strategies, included in the recent MoDESA application for the Downtown Core
Development project by Pyramid Construction and the Lawrence Group.

% Source: St. Louis Downtown Partnership, which routinely tracks major fixed asset investment downtown.





o  $439 million in office development, as substandard office space is upgraded and made competitive (though
no new office buildings have been added — a significant gap in downtown’s competitiveness and a
substantial opportunity for future growth).

o  $34 million in restaurant and retail development. From 2003 to 2005, downtown added 150,000 square feet
of retail, restaurant and gallery space and saw nearly 50 new shops and restaurants open. Based on these
early successes and the growing residential base, the area is starting to attract interest from national retailers.

Major developments recently completed or in the planning stages include the new Busch Stadium; the Post
Office District; Pinnacle Casino and Hotel; the “bundle” of projects in the downtown core, including St. Louis
Centre’s renovation, being undertaken by Pyramid Construction and the Lawrence Group; Gateway
Village/Bottle District; Chouteau’s Landing; the Federal Reserve Bank Expansion; and over 40 residential
developments.

Projects opening to date have been largely successful, even exceeding expectations, and investment continues to
flow to downtown. Based on this ongoing activity and barring a major national economic downturn, there is
ample reason to be optimistic regarding downtown’s continuing health.

Role of Downtown in Regional Growth

Downtown St. Louis provides the identity for the entire region. Not long ago, downtown was perceived
overwhelmingly as a liability for the metropolitan area, as investment and jobs flowed to the suburbs rather than
the urban core and downtown’s fortunes lagged accordingly. Today, a wave of reinvestment is returning vitality
to the once neglected area and breathing new life into the region’s traditional center. With this resurgence
comes tremendous opportunity for economic growth not only for downtown and the city, but for the
metropolitan area as a whole.

Why? Because research has demonstrated a link between central core success and regional economic success.’
Simply put, when downtowns succeed, all parts of their regions — including suburbs — fare better in terms of
productivity and income growth. Specifically:

e  Areas with greater employment density have higher average productivity.

e Denser local economies have greater patenting activity, a key measure of idea generation and economic
vitality.

¢ Income gains in central cities benefit the entire regional economy.

Based on a growing body of evidence, it is reasonable to posit that an increasingly healthy downtown St. Louis
will have spillover benefits for the entire St. Louis region and, therefore, the State of Missouri. Downtown
development goes beyond a mere “moving around” of existing economic activity and actually drives more
growth in productivity and income at the regional level. In other words, new jobs downtown will translate into
more new jobs and higher incomes elsewhere in the area.

Estimating “Net New” Revenues

Four future uses in the Ballpark Village development — residential, office, retail, and restaurant/entertainment —
influence the share of state revenues likely to be “net new” to the State of Missouri. The details of these project
components are included in the accompanying market study. For each of the four project components, we
present:

% “Investing in a Better Future: A Review of Fiscal and Competitive Advantages of Smarter Growth Development Patterns”
from Brookings Institution, 2004.





o Discussion of initial shift effects when the project comes on line; and

o Discussion of how the project will “fit” within the projected growth — this relationship is a key
consideration in determining the long-term “net new” calculation.

In addition, increased visitors to St. Louis will generate new revenues outside the development — notably for
lodging and transportation, but also for the entertainment and specialty retailing that Ballpark Village will
encompass.

It is reasonable further to expect that a high share of the revenues that Ballpark Village will generate will be new
to the state (once the project stabilizes) if the inventory it creates can easily be filled with expected growth of the
kinds of activities appropriate to downtown. This approach makes sense in light of the strong pattern of
performance in downtown and the benefits of that strength for the entire region.

Based on the consideration of the projected growth and expected performance for each of the four project
components, we recommend a reasonable assumption for an overall percentage of state revenues generated by
the Downtown Core Development that should be considered to be “net new” over the life of the MoDESA
program.

Residential Development

Phase | of Ballpark Village will add 250 new, for-sale housing units to the downtown inventory. The new
condominium apartments will be one of very few options for potential buyers interested in new construction in
downtown. Market analysis indicates that these units will be very competitive and should be fully absorbed
within a year of the project opening.

Throughout downtown, a total of 5,920 new units are expected to be added between 2005 and 2008, including
Ballpark Village. This total represents more than 3% of all housing units in the City of St. Louis in 2005
(176,300). To further put this growth in perspective, in the Missouri portion of the St. Louis metropolitan area,
43,500 new housing units were added between 2000 and 2005 (Census); the 1,700 new housing units created
downtown during roughly this time period accounted for 4% of this total.

Meanwhile, growth in households for the metropolitan area is projected to be 3.2%, or 26,600 new households,
during the period from 2006 to 2011 (Claritas). The nearly 6,000 new units to come online over the next three
years in downtown account for more than one in five of these new regional households® — though it should be
noted that Claritas figures, based in large measure on past trends, are unlikely to reflect with any accuracy the
level of local activity currently underway downtown (this is a major shortcoming of national data sources).

In other words, downtown is growing at a far faster rate than the rest of the region today. Where will new
downtown residents come from? A recent survey of downtown residents (Downtown St. Louis, 2004) indicates
that more than 20% of those living in market rate housing units moved to downtown from outside Missouri,
with most of the balance coming from the Missouri portion of the metropolitan area. In addition, a separate,
national survey indicates that 10% of downtown residents do not consider their downtown homes as their
primary residences, so their income will be “counted” elsewhere.

On the other hand, this project in particular is seen as having a strong competitive advantage over other
condominium projects in attracting out-of-state buyers who may be coming to St. Louis from areas where high-
rise living in downtown is more commonly accepted. It will be a very attractive new product in a highly
desirable location, and its relationship with Busch Stadium will provide a very high national profile.

* Note, however, that roughly 10% of downtown units are not primary residences.





Overall, in the project’s initial years, a minority of new residents (and therefore revenue generated through
income taxes) is likely to be “net new.” Once the project is absorbed, however, and downtown is fully
positioned as an established residential neighborhood, the share of residents that can be considered as new to the
state will be much greater. Indeed, to the extent that downtown offers a new and attractive alternative for
potential residents, it may draw people to the region from around the country, particularly the types of
professionals that typify the “creative class.” Still, downtown will continue to be, in part, a second home market
as well as continue to attract Missouri residents (especially empty nesters) who are downsizing, so even the
long-run picture will include a shift effect.

Office Development

Phase | of Ballpark Village will result in the addition of 100,000 square feet of new, Class A office space to the
downtown market (future phases plan for an additional 200,000 more square feet). This space is expected to be
highly desirable for several reasons: its prime location and visibility, its setting within a vibrant mixed use
environment, and its position as the only new office building in the City of St. Louis (the next newest building,
Metropolitan Square, was opened in 1989). The market analysis indicates that this space is likely to be absorbed
in two years.

Downtown is currently the place of work for a total of 88,000 workers and 1,700 businesses. Metropolitan

St. Louis employment is projected to grow at an annual average rate of 1.15% from 2002 to 2012. Applying
this rate to downtown yields an estimated 1,000 new jobs per year in downtown. At a typical 250 square feet
per office worker, the office space associated with Phase | of Ballpark Village could, theoretically, be filled with
less than a year’s worth of downtown growth. Of course, in reality not all of the 1,000 new jobs would be office
jobs, but the comparison illustrates the scale of the development relative to projected growth.

According to the Downtown Partnership, 25% of downtown workers commute from Illinois; thus, roughly
22,000 workers come into Missouri from the Illinois suburbs to work downtown each day. Statewide,
according to the Census, Missouri gains a net total of 55,280 workers commuting into the state. Putting these
figures together, downtown captures roughly 40% of all commuters into the Missouri. Downtown’s strength in
attracting out-of-state workers magnifies the potential benefit to the state of downtown office investment.

The developers have reported that the project is attracting interest from out-of-town firms and national site
selectors, with a regional headquarters operation placing it on its short-list (in fact, this company’s space
requirements would exceed the current plans for Phase | by a significant margin and would drive additional
office development within the project). Given the high profile of the project and reported interest in its office
space, it is reasonable to project a higher-than-average share of revenues generated by the project, even in the
initial years, to be net new.

It is anticipated that current downtown firms will also be interested in moving to the brand new office tower
from their existing locations, creating a need to “backfill” some of downtown’s other Class A office space.
Since the vacated space will likely be among the area’s most attractive, the long-run prospects for re-occupying
it are very strong.

The addition of competitive office space to downtown will help to preserve and grow the region’s largest
employment center. Given the pace of expected growth, the relatively small scale of the project when
considered as part of the downtown office market, and the large share of Illinois workers that constitute the
downtown workforce, a long-term projection of net new revenues to the state approaching 100% is not
unreasonable.





Retail and Restaurant Development

Ballpark Village will create a minimum of 360,000 square feet of retail, restaurant, and entertainment space,
with a strong likelihood of even larger numbers. The existing downtown inventory of such space (excluding
the vacant St. Louis Centre) is 1.3 million square feet, so the project represents a substantial (25%) expansion of
retail in downtown. In addition, the proposed Downtown Core Development (a separate set of proposals also
seeking MoDESA incentives) will create another 356,000 square feet of retail and restaurant space, for an
overall increase in the downtown retail inventory of roughly 55%.

As discussed in the market study, projects similar to Ballpark Village around the country rely on visitors for a
very large share of their market; the figures range from 50 percent to more than 80 percent. They attract very
desirable national retailers, restaurants, and entertainment venues, and package them in such a way as to create
unique and memorable places. We anticipate that at least 50 percent of spending at Ballpark Village will
originate with out-of-state visitors, and this share could be as high as 70 percent.

Support for an aggressive projection for out-of-state visitors to Ballpark Village comes from the geographic
distribution of Cardinals fans. In 2004 (the latest data available), 45 percent of Cardinals tickets were purchased
by non-Missouri residents, including the 32 percent of non-Missourians from outside the St. Louis metropolitan
area. Cardinals fans effectively import to Missouri a substantial potential market for other goods and services,
and Ballpark Village will be uniquely positioned to serve this market on the 81 days per year that Cardinals
home games are played. These fans, traveling to St. Louis, will be more likely to extend their stays and more
likely to return because of the broad range of shopping and entertainment made available by Ballpark Village.
The Cardinals and Busch Stadium will also provide a national platform for Ballpark Village to generate
publicity for the project.

The St. Louis Convention and Visitors Commission (CVC) intends to sell the Ballpark Village project heavily
when marketing to leisure and business travelers, and sees the project as filling a void in their current “product.”
Conventions are booked as much as a decade in advance, so the full benefits of Ballpark Village in attracting
that market will not be seen immediately, however. By expanding the current offerings of downtown
attractions, Ballpark Village will directly stimulate more repeat visits by individuals who make trips to

St. Louis.

Net New Estimates: Summary

Taken as a whole, Ballpark Village will likely create a moderate shift effect when it first comes online. In the
initial occupancy period (roughly the first two years of the project, or years one through four of the MoDESA
period), we anticipate that only 35-45 percent of revenues generated from the office space will be “net new” to
the State of Missouri. In contrast, we project a considerably higher rate of 60-70 percent net new for future sales
taxes, based on the experience of similar Cordish developments in other cities, which attract substantial numbers
of visitors as soon as they open. Since residential development will not directly contribute to any eligible
MoDESA revenues, we have not included an expected “net new” estimate for this component in the projection
for the project. The overall weighted average share of state revenues expected to be “net new” in Ballpark
Village’s initial occupancy period is 58-59 percent.

As the market becomes more established and the project stabilizes (years five through eight of the MoDESA
period) this share will increase to approximately 75 percent reflecting the weighted average of 60 percent for
office and 80 percent for retail and entertainment.

Finally, when the project is mature and fully absorbed, and when overall growth in downtown and the region
combined with new visitors account for nearly all of the project’s revenues, the share of revenues that are net
new to the state will grow to 94 percent , based on an assumed 90 percent of office and 95 percent of retail and
entertainment revenues.





Thus, the expected growth in the share of “net new” revenues is illustrated in the following chart:
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The following table presents the projected annual revenues over the life of the project and calculates the
estimated “net new” portion for each year, resulting in the weighted average percent net new over 25 years.
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When the percentages for estimated “net new” share at each “tier” are applied to the projected revenues that
may be captured by MoDESA (state income tax and state sales tax), the effective overall net new percentage is
90 percent.

Conclusion

Ballpark Village will generate substantial net new revenues for the State of Missouri. Although a considerable
amount of economic activity may be shifted to the project from elsewhere in downtown and the region in the
initial years of the project, continued downtown growth in later years will enable the vacated spaces to be
backfilled with new users. Further, the project will generate growth in the leisure and business visitor market
and attract new dollars to Missouri, which will, in turn, support new retail and entertainment businesses in the
state. By contributing to a vibrant downtown and raising the community’s national profile, the project will
generate spin-off benefits for the entire region.





APPENDIX K
Chief Elected Official Certification of Accuracy

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, 1 hereby certify that, to the best of my knowledge, based upon the information
available to me, the information in the Development Plan for the Ballpark Village Development
Area is accurate.

Dated: January 4, 2007 :L:_.%;_i % /MJ]
/.

F"ancis G. Slay, Mayor






		BPVMoDESAMarketStudy1-4-07.pdf

		Ballpark Village

		For

		Ballpark Village

		St. Louis, Missouri

		January 2007

		10 South Broadway, Suite 1500, St. Louis, MO  63102-1743 

		 

		EXECUTIVE SUMMARY

		 SCOPE OF WORK

		PROJECT OVERVIEW

		DOWNTOWN OVERVIEW

		SITE ANALYSIS

		DEMOGRAPHIC ANALYSIS

		 EMPLOYMENT AND ECONOMY

		 THE RESIDENTIAL MARKET

		Qualified Buyers



		THE RETAIL MARKET

		THE ENTERTAINMENT MARKET

		National Trends

		Regional Entertainment Trends 

		Downtown Entertainment Alternatives

		Regional Competition



		DEMAND FOR DOWNTOWN RETAILING, DINING, AND ENTERTAINMENT

		THE OFFICE MARKET

		SUMMARY OF FINDINGS

		Assumptions And Limiting Conditions

		Certification



		Revised Blight Study, Jan 4, 07  FORMATED2.pdf

		Development Strategies 

		 

		TABLE OF CONTENTS 



		BPVMoDESAEconomicFeasibility-1-10-07.pdf

		For 

		Ballpark Village, Phase I

		St. Louis, Missouri

		January 4, 2007

		Development Strategies

		TABLE OF CONTENTS

		 

		INTRODUCTION

		INFORMATION USED IN THE ANALYSIS

		Private Project Components:

		Public (Infrastructure) Project Components

		MoDESA Financing Expected to be Available



		ISSUES ADDRESSED BY THE ANALYSIS

		METHODOLOGY USED IN THE ANALYSIS

		CONCLUSIONS REACHED BY THE ANALYSIS

		INTERPRETING THE ACCOMPANYING TABLE AND PROJECTIONS









