Summary
Board Bill Number 71
Introduced by: Alderwoman Tina Pihl
July 1, 2021
Overall Purpose/Reasons for the Board Bill
This Board Bill will approve the City Foundry Saint Louis Tax Increment Financing
(TIF) Second Amended RPA 2 Redevelopment Plan. The City Foundry Saint Louis TIF was
approved in 2017 by passage of Ordinance No. 70431. The Redevelopment Area described in
the Redevelopment Plan was originally divided into four Redevelopment Project Areas (“RPA”).
TIF was adopted in RPA 1 upon passage of Ordinance No. 70431. In 2019, by passage of
Ordinance No. 70750, the Redevelopment Plan was amended to rearrange RPA boundaries and
describe a more detailed redevelopment proposal for RPA 2. The City Foundry Saint Louis Tax
Increment Financing (TIF) Second Amended RPA 2 Redevelopment Plan further amends the
Redevelopment Plan with respect to RPA 2 only.
The first phase of the RPA 2 redevelopment project, consisting of an approximately
46,000 square foot dining and entertainment building (the “Alamo Drafthouse Building”) is
under construction; however, the remainder of RPA 2 is still vacant. The proposed amendment
to the Redevelopment Plan will revise the scope of the redevelopment project for RPA 2 to
include:
•
•
•
•

Completion of the Alamo Drafthouse Building.
Construction of approximately (a) 37,000 square feet of retail space, (b) 59,000
square feet of office space, (c) 280 residential apartments, and (d) 492 structured
parking spaces in the remainder of RPA 2.
Increase in the total TIF assistance from $17,259,000 to $18,000,000.
$60 million+ increase in private investment, resulting in the percentage of total costs
funded by TIF decreasing from 17.7 percent to 11.25 percent of total costs.
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BOARD BILL NUMBER 71 INTRODUCED BY: ALDERWOMAN TINA PIHL
1

An ordinance recommended by the Tax Increment Financing Commission of the City of

2

St. Louis approving the City Foundry Saint Louis Tax Increment Financing (TIF) Second

3

Amended RPA 2 Redevelopment Plan and the revision to the redevelopment project for

4

Redevelopment Project Area 2 described therein; making findings with respect thereto; and

5

containing a severability clause.

6

WHEREAS, pursuant to Ordinance No. 62477, the Board of Aldermen duly formed the

7

Tax Increment Financing Commission of the City of St. Louis, Missouri (the “TIF Commission”),

8

in accordance with the Real Property Tax Increment Allocation Redevelopment Act, Sections

9

99.800 through 99.865 of the Revised Statutes of Missouri (the “TIF Act”), and empowered the

10

TIF Commission to transact business and exercise its powers as authorized by the TIF Act;

11

WHEREAS, following duly-noticed public hearings held by the TIF Commission and the

12

adoption by the TIF Commission of resolutions recommending approval thereof, the City’s Board

13

of Aldermen, previously approved:

14

(a)

Ordinance No. 70431 approving the City Foundry Saint Louis Tax

15

Increment Financing (TIF) Redevelopment Plan (the “Original Redevelopment Plan”),

16

designating the City Foundry Saint Louis Redevelopment Area (the “Redevelopment

17

Area”), and approving a redevelopment project for and adopting tax increment financing

18

within the portion of the Redevelopment Area described in the Original Redevelopment

19

Plan as Redevelopment Project Area 1; and

20

(b)

Ordinance No. 70750 amending the Original Redevelopment Plan through

21

the approval of the Amended Redevelopment Plan for Redevelopment Project Area 2 City

22

Foundry Saint Louis Tax Increment Financing Redevelopment Plan (the “Original RPA 2
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1

Redevelopment Plan”), and approving a redevelopment project (the “Original RPA 2

2

Redevelopment Project”) for and adopting tax increment financing within the portion of

3

the Redevelopment Area described in the Original RPA 2 Redevelopment Plan as

4

Redevelopment Project Area 2 (“RPA 2”);

5

WHEREAS, on January 29, 2021, FOPA Partners, LLC (the “Developer”) requested that

6

the TIF Commission convene to consider the “City Foundry Saint Louis Tax Increment Financing

7

(TIF) Second Amended RPA 2 Redevelopment Plan” (the “Amended RPA 2 Redevelopment

8

Plan” and together with the Original Redevelopment Plan and the Original RPA 2 Redevelopment

9

Plan, the “Redevelopment Plan”), which proposes to amend and supplement the Original RPA 2

10

Redevelopment Plan and the Original RPA 2 Redevelopment Project (the Original RPA 2

11

Redevelopment Project, as amended by the Amended RPA 2 Redevelopment Plan, being referred

12

to herein as the “RPA 2 Redevelopment Project”);

13

WHEREAS, on June 2, 2021, following a duly-noticed public hearing begun on April 28,

14

2021 and continued on May 18, 2021 and June 2, 2021, in accordance with the TIF Act, the TIF

15

Commission adopted the resolution attached hereto as Exhibit A approving the Amended RPA 2

16

Redevelopment Plan and the amendments to the Original RPA 2 Redevelopment Project contained

17

therein; and

18

WHEREAS, it is necessary and desirable that the Board of Aldermen approve the

19

Amended RPA 2 Redevelopment Plan and the revision to the Original RPA 2 Redevelopment

20

Project Area described therein in furtherance of the redevelopment of RPA 2 and the remediation

21

of blight therein.

22

BE IT ORDAINED BY THE CITY OF ST. LOUIS AS FOLLOWS:
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1
2
3

SECTION ONE. The Board of Aldermen hereby adopts the foregoing recitals as findings.
The Board of Aldermen hereby makes the following additional findings:
A.

In accordance with the TIF Act, the Redevelopment Plan states the

4

estimated dates of completion of the RPA 2 Redevelopment Project and retirement of the

5

financial obligations issued to pay for certain redevelopment project costs and these dates

6

are twenty three (23) years or less from the date of approval of the RPA 2 Redevelopment

7

Project.

8

B.

A cost-benefit analysis showing the economic impact of the RPA 2

9

Redevelopment Project on each taxing district which is at least partially within the

10

boundaries of RPA 2 is on file with the St. Louis Development Corporation, which cost

11

benefit analysis shows the impact on the economy if the RPA 2 Redevelopment Project is

12

not built and if the RPA 2 Redevelopment Project is built pursuant to the RPA 2

13

Redevelopment Plan, as well as a fiscal impact study on every affected political subdivision

14

and sufficient information for the TIF Commission to evaluate whether the RPA 2

15

Redevelopment Project is financially feasible.

16

C.

Redevelopment of RPA 2 in accordance with the Redevelopment Plan is

17

not financially feasible without the assistance of tax increment financing and would not

18

otherwise be completed.

19

D.

RPA 2 includes only those parcels of real property and improvements

20

thereon directly and substantially benefited by the proposed RPA 2 Redevelopment

21

Project.
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1

SECTION TWO. The City accepts the TIF Commission’s recommendations set forth in

2

Resolution No. 21-TIFC-412, attached hereto as Exhibit A, and hereby approves the Amended

3

RPA 2 Redevelopment Plan in the form attached hereto as Exhibit B and the revision to the

4

Original RPA 2 Redevelopment Project described therein.

5

SECTION THREE. The Mayor and Comptroller of the City and all other officers, agents,

6

representatives and employees of the City are hereby authorized to take any and all actions as may

7

be deemed necessary, desirable, convenient or proper to carry out; and comply with the intent of

8

this Ordinance with regard to the implementation of the Redevelopment Plan and the RPA 2

9

Redevelopment Project.

10

SECTION FOUR. It is hereby declared to be the intention of the Board of Aldermen that

11

each and every part, section and subsequent of this Ordinance shall be separate and severable from

12

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

13

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

14

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

15

determined to be or to have been unlawful or unconstitutional, the remaining parts, sections and

16

subsections shall be and remain in full force and effect, unless the court making such finding shall

17

determine that the valid portions standing alone are incomplete and are incapable of being executed

18

in accord with the legislative intent.

19

SECTION FIVE.

After adoption of this Ordinance by the Board of Aldermen, this

20

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

21

her veto.

22

Page 4 of 4
Board Bill Number 71
Pihl
July 1, 2021

EXHIBIT A
TIF COMMISSION RESOLUTION

EXHIBIT B
AMENDED RPA 2 REDEVELOPMENT PLAN

BOARD BILL NUMBER 71
EXHIBIT A

BOARD BILL NUMBER 71
EXHIBIT B

City Foundry Saint Louis Tax Increment Financing (TIF)
Second Amended RPA 2 Redevelopment Plan
May 27, 2021

CITY FOUNDRY SAINT LOUIS
TAX INCREMENT FINANCING (TIF)
SECOND AMENDED RPA 2 REDEVELOPMENT PLAN

May 27, 2021

TABLE OF CONTENTS
1

INTRODUCTION ..................................................................................................... 1
Background ....................................................................................................................... 1
Overview of City Foundry St. Louis TIF Redevelopment Area ............................................ 2
Overview of RPA 2 ............................................................................................................ 3
Summary of Second Amended RPA 2 Redevelopment Plan ............................................. 4
Existing Zoning .................................................................................................................. 4

2

PROPOSED RPA 2 REDEVELOPMENT PROJECT .............................................. 5
General Land Use and Redevelopment Project ………………………….. ........................... 5
Redevelopment Project Area 2 Plan .................................................................................. 5
Anticipated Phasing of Development ................................................................................. 5

3

ESTIMATED RPA 2 REDEVELOPMENT PROJECTS
COSTS .................................................................................................................................. 8

4

ANTICIPATED FUNDS TO PAY COSTS AND OBLIGATIONS
TO BE ISSUED ................................................................................................................. 12
Anticipated Sources of Funds to Pay RPA2 Redevelopments Costs …………………….. . 12
Evidence of Commitments to Finance RPA 2 Projects Costs .......................................... 12
Anticipated Type and Term of Sources of Funds to Pay Costs ........................................ 12
Anticipated Type and Term of the Obligations to be Issued ............................................. 12
Cost-Benefit Showing Economic Impact on Each Taxing Jurisdiction .............................. 13

5

EQUALIZED ASSESSED VALUATIONS ..................................................................... 14
Most Recent Equalized Assessed Valuation of Property of RPA 2………………………… 14
Estimated Equalized Assessed Valuation after Redevelopment of RPA 2;;;;;;;;;;………….14

MAPS
Site Location……...………………………………………………………………….……….2
RPA 2 Site Plan………………..……………………………………………………………………3
Proposed RPA 2 Development………………..……………………..……………………………6
Perspectives of Proposed Development……………………………………………….…….…..6

APPENDICES
A
B

Legal Description of City Foundry St. Louis TIF Redevelopment Project Area 2
Evidence of Commitment to Finance Project Costs

1.

INTRODUCTION

Background
On October 17, 2016, FOPA Partners, LLC ("Developer") submitted to the City of St. Louis
Tax Increment Financing Commission ("TIF Commission") the City Foundry TIF Plan (the
“Original Redevelopment Plan”). After public hearing held on November 2, 2016, the TIF
Commission adopted a resolution approving the City Foundry TIF Plan and the
Redevelopment Project Area (RPA 1) Redevelopment Area. On January 20, 2017, the
Mayor signed Ordinance No. 70431 designating the Redevelopment Area as a
"redevelopment area'' as provided in the TIF Act, approving the Original Redevelopment
Plan, approving the RPA I Project, adopting tax increment allocation financing within RPA
1, and establishing the Special Allocation Fund.
On September 19, 2017, the Developer submitted the Amended Redevelopment Plan for
Redevelopment Project Area 2 City Foundry Saint Louis Tax Increment Redevelopment
Plan (the “RPA 2 Redevelopment Plan”) for the purpose of amending the Original
Redevelopment Plan to, among other things, revise the boundaries of certain
redevelopment project areas and describe a redevelopment project for RPA 2.
On October 4, 2017, after all proper notice was given, the TIF Commission held a public
hearing and adopted Resolution No. 17-TIFC-394, recommending that the Board of
Aldermen adopt an ordinance approving the RPA 2 Redevelopment Plan. On April 28, 2018,
the Mayor signed Ordinance No. 70750 (the “RPA 2 Ordinance”) (1) combining
redevelopment project areas 2 and 3 into a new RPA 2; (2) revising the boundary
between RPA 1 and the new RPA 2; (3) changing the use in new RPA 2 from
residential to retail and office (the “RPA 2 Project”); (4) revising the financing plan to
remove tax abatement as an incentive in RPA 2; and (5) activating the RPA 2. RPA
2 includes approximately 3.5 acres. No changes are proposed to the boundaries of
RPA 2 by this second amendment. A map of RPA 2 is attached hereto as Exhibit A1 and a legal description is attached hereto as Exhibit A-2.
In connection with the adoption of RPA 2 Ordinance, the City adopted (i) Ordinance
No. 70992 (the “Note Ordinance”) authorizing the directing the issuance of tax
increment revenue notes in an aggregate amount not to exceed Seventeen Million
Two Hundred Fifty-Nine Thousand Dollars ($17,259,000) plus Issuance Costs and
interest with respect to RPA 2 (collectively, the “TIF Note”); (ii) Ordinance No. 70993
authorizing the execution of an intergovernmental cooperation project agreement (the
“Cooperation Agreement”) among the City, the City Foundry Transportation
Development District (the “TDD”), and the City Foundry Community Improvement
District (the “CID”); and (iii) Ordinance No. 70759 authorizing the execution of a
redevelopment agreement between the City and Developer relating to RPA 2 (the
“Redevelopment Agreement”).
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Overview of City Foundry Saint Louis TIF Redevelopment Area
The City Foundry Saint Louis Tax Increment Financing (“TIF”) Redevelopment Area (the
“Redevelopment Area” or “Area”), is located at the southeast corner of Vandeventer Avenue
and Forest Park Avenue, in the Midtown area of the City of St. Louis, Missouri. The
Redevelopment Area, which contains approximately 16.8 acres (exclusive of rights-of-way),
is generally bounded by Forest Park Avenue to the north, Prospect Avenue to the east,
Market Street/I-64 to the south, and Vandeventer Avenue to the west. Including the rightsof-way, the Redevelopment contains approximately 18.2 acres.
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Overview of RPA 2
RPA 2 contains approximately 3.5 acres of land fronting on Forest Park Avenue to the north
and Vandeventer Avenue to the west. A recently constructed, but vacant, building (referred
to as the Alamo Building) contains approximately 46,000 square feet of proposed dining
and entertainment space on the ground floor and occupies the portion of RPA 2 fronting
on Forest Park Avenue. The building also contains 13,000 square feet of proposed retail
space on the lower level.
The portion of RPA 2 fronting on Vandeventer Avenue is currently vacant and will be utilized
for a mixed use development (referred to as Vande East) that will contain retail space, office
space, apartments, and a parking garage.
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Summary of Second Amended RPA 2 Redevelopment Plan
This RPA 2 Redevelopment Project proposes:





No change in the size or configuration of the former area for RPA 2;
No change in the maximum termination date for TIF revenues to be
allocated to RPA 2 from the Amended RPA 2 Project (23 years from April
28, 2018, the date of approval of Ordinance Number 70759 adopting TIF
within RPA 2).
Amount of TIF notes that could be issued under Amended RPA 2 Plan is
$18.0 million.

However, the Second Amended RPA 2 Redevelopment Plan does propose the addition of
residential units and modifications to the amount of square footage allocated to the uses in
the Second Amended RPA 2 area, as well as the number of garage parking spaces. The
Second Amended RPA 2 Redevelopment Plan proposes to construct and occupy the
following uses:



A 46,000 square foot dining and entertainment venue anticipated to house an Alamo
Draft House Cinema;
approximately 37,000 square feet of retail space;



approximately 59,000 square feet of office space;



approximately 280 residential units; and



a garage containing approximately 492 parking spaces.

Existing Zoning
RPA 2 is zoned “H” Area Commercial District, which accommodates the uses proposed
for the RPA 2 Redevelopment Project.
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2. PROPOSED RPA 2 REDEVELOPMENT PROJECT
General Land Use and Redevelopment Project
When completed, the RPA 2 Redevelopment Project will provide a modern mixed use
development that will incorporate new construction that will include new retail,
dining/entertainment, office and residential uses, supported by a parking garage and
associated site amenities.
Redevelopment Project Area 2 Plan activities for RPA 2:

Following are the proposed redevelopment



Occupancy of the constructed 46,000 square feet entertainment and dining space
in the Alamo Building, which faces Forest Park Avenue.



Construction and occupancy of a total of approximately 37,000 square feet of retail
space to be located on the lower level of the Alamo Building, the proposed new
office building and the proposed new residential building. The previous plan called
for the construction of approximately 28,000 square feet of retail space.



Construction of a new apartment building containing approximately 282 units. The
new residential building replaces one of the two formerly proposed office buildings.



Construction of a new office building containing approximately 59,000 square feet
of space. The previous plan called for two office buildings containing approximately
145,000 square feet.



Construction of a garage containing approximately 492 spaces to support the
proposed new retail, office and residential development.



Provision of new landscaping, exterior lighting, and other necessary site
improvements to enhance the site’s image and utility.

Anticipated Phasing of Development – It is projected that the development program for
the RPA 2 Redevelopment Project will be constructed and occupied in the following manner:


The Alamo Building will be occupied by the end of 2021.



The office building and associated ground floor retail space, along with the parking
garage, will be completed and occupied by end of 2024.



The apartment building and associated ground floor retail space will be completed
by the end of 2025.
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View from Interstate 64 looking north
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View from south looking toward new Vande East Building

View from pedestrian walkway looking west toward Vande East Building
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3.

ESTIMATED RPA 2 REDEVELOPMENT PROJECT COSTS

Section 99.805(15) of the TIF Act authorizes the City to include as "redevelopment project
costs", “…the sum total of all reasonable or necessary costs incurred or estimated to be
incurred, and any such costs incidental to a redevelopment plan or redevelopment project,
as applicable.”
The TIF Act states that eligible redevelopment project costs include but are not limited to:
a) Costs of studies, surveys, plans, and specifications;
b) Professional service costs including, but not limited to, architectural, engineering,
legal, marketing, financial, planning, or special services, subject to the limitations of
Section 99.805(15)(b) of the TIF Act;
c) Property assembly costs including, but not limited to, acquisition of land and other
property, real or personal, or rights or interests therein, demolition of buildings, and
the clearing and grading of land;
d) Costs of rehabilitation, reconstruction, or repair or remodeling of existing buildings
and fixtures;
e) Costs of construction of public works or improvements;
f)

Financing costs including, but not limited to, all necessary and incidental expenses
related to the issuance of obligations, and which may include payment of interest on
any obligations issued pursuant to sections 99.800 to 99.865 of the TIF Act accruing
during the estimated period of construction of any redevelopment project for which
such obligations are issued and for not more than eighteen months thereafter, and
including reasonable reserves thereto;

g) All or a portion of a taxing district’s capital costs resulting from the redevelopment
project necessarily incurred or to be incurred in furtherance of the objectives of the
redevelopment plan and project, to the extent the municipality by written agreement
accepts and approves such costs;
h) Relocation costs to the extent that a municipality determines that relocation costs
shall be paid or are required to be paid by federal or state law; and
i)

Payments in lieu of taxes.

City Foundry Saint Louis TIF RPA 2 Redevelopment Project
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The estimated costs of the RPA 2 Redevelopment Project is anticipated to total
approximately $160.0 million. The table below illustrates a potential allocation of total costs.

CITY FOUNDRY ST. LOUIS
SECOND AMENDED REDEVELOPMENT PROJECT AREA 2
ESTIMATED PROJECT COSTS (Thousands) 1, 2

RPA

Studies &
Professional
Services

2

$21,734

Property
Acquisition,
& Relocation

Demolition &
Site Prep

Public
Infrastructure

New
Building

Financing

$5,957

$760

$19,385

$88,007

$8,915

Contingency

$15,242

TOTAL

$160,000

1. The estimation of Redevelopment Project Areas Costs for Second Amended RPA 2 are based
upon certain assumptions that may not materialize and, as an estimate or projection, is subject to
uncertainty and risks that could cause actual results to differ, possibly materially, from those
contemplated in this estimation. Accordingly, the actual costs associated with Second Amended
Redevelopment Project Area 2 may vary from the contemplated costs.
2. Because of the uncertainty of the above estimated Project Areas Costs and because the
amount of costs for certain categories may vary as a result of unforeseen events and
circumstances, the above costs may be shifted among the categories of costs.

As part of the redevelopment of RPA 2, the Developer has created a Transportation
Development District (the “TDD”) pursuant to the Missouri Transportation Development
District Act, Sections 238.200 to 238.280, RSMo. (the “TDD Act”). The TDD will levy a 1%
sales tax on all retail sales at the Alamo Drafthouse building in RPA 2 (the “TDD Sales
Tax”). The Developer is expected to cause the TDD to contribute, by operation of the TIF
Act and by contract, one hundred percent (100%) of TDD Sales Tax revenues to the
repayment of the Redevelopment Project Area Costs identified on the following table (to the
extent eligible to paid by the TDD pursuant to the TDD Act).
In addition, the Developer has created a Community Improvement District (the “CID”)
pursuant to the Community Improvement District Act, Sections 67.1401 to 67.1571, RSMo.
(the “CID Act”). The CID will levy a 1% sales tax on all retail sales at the Alamo Drafthouse
building in RPA 2 (the “CID Sales Tax”). The Developer is expected to cause the CID to
contribute, by operation of the TIF Act, fifty percent (50%) of the CID Sales Tax revenues
to the repayment of the Redevelopment Area Project Costs identified on the following table
(to the extent eligible to be paid by the CID revenues under the CID Act. The remaining
50% of the CID Sales Tax will be used to provide services such as security, transportation
improvements, and programming within the Redevelopment Area to enhance the
development’s success.
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The Developer is considering the introduction of a CID and TDD sales tax on the remainder
of the development in RPA 2, but has not instituted those districts or committed potential
funds to the TIF at this time.
The following table illustrates the project costs for RPA 2 that are eligible to be funded by a
combination of TIF, TDD, and CID revenues:

CITY FOUNDRY SAINT LOUIS TIF
SECOND AMENDED REDEVELOPMENT PROJECT AREA 2
ESTIMATED TIF ELIGIBLE FUNDED PROJECT COSTS (Thousands) 1, 2

RPA

Studies &
Professional
Services

2

$5,743

Property
Acquisition,
& Relocation

Demolition
& Site Prep

Public
Infrastructure

New
Building

Financing

Contingency

TOTAL

$2,963

$200

$16,579

$0

$3,893

$273

$29,651

1. This estimate of TIF, CID and TDD-funded Redevelopment Project Area Costs is based
upon certain assumptions that may not materialize and, as an estimate or projection, is
subject to uncertainty and risks that could cause actual results to differ, possibly materially,
from those contemplated in this estimation. Accordingly, the actual Redevelopment Project
Area Costs may vary from the contemplated costs.
2. Because of the uncertainty of the above estimated TIF, CID, and TDD-funded Project Area
Costs, and because the amount of costs for certain categories may vary as a result of
unforeseen events and circumstances, the above costs may be shifted among the
categories of costs. A maximum of $18.0 million will be available to fund the eligible
project costs.

Distribution of costs among the various cost categories for the Redevelopment Project is
approximate. As the Redevelopment Project is implemented, specific categorical items and
actual associated costs may vary from those provided above. The above estimated costs
are exclusive of costs of issuance of TIF Obligations (as hereinafter defined), required
reserve accounts, interest on TIF Obligations and capitalized interest, if any.
With respect to RPA 2 for which TIF financing is being requested at this time, statutory TIF
revenues, including the CID and TDD revenues captured as EATs, are expected to support
a principal amount or present value approximately $18.0 million, plus issuance costs and
interest, in TIF Obligations. This amount does not include interest due on the TIF
Obligations as the revenues are paid out of the special allocation fund over time. The 50%
of the CID and 100 % of TDD revenues generated at the Alamo Drafthouse building
captured as EATs are estimated to support $2.1 million in debt. It should be noted that
because current estimates of the statutory TIF revenues, exclusive of the CID and TDD
revenues captured as EATs, are expected to more than cover the present value of the
City Foundry Saint Louis TIF RPA 2 Redevelopment Project
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approved note, the Developer plans to allocate all CID and TDD revenues to other
expenses, once the note is paid in full.
The present values of the TIF, TDD and CID are based on estimates of TIF, TDD and CID
revenues which are projections only. While the Developer believes those projections are
reasonable, such revenues may not materialize as estimated. If the RPA 2 Redevelopment
Project does not produce TIF, TDD and CID revenues as projected, the Developer will not
realize those principal amounts and the value of the TIF, TDD and CID to the Developer will
be decreased. Further, an investor, lender or underwriter may discount the face value of
the TIF Notes, in which case the value of the TIF to the Developer will also be decreased.
Additionally, TIF Revenues generated within RPA 2 will be available to assist in the
repayment of TIF obligations issued for other RPAs within the Redevelopment Area
because the property within RPA 2 is or will be benefitted by redevelopment projects in
other RPAs. Likewise, TIF Revenues generated in other RPAs will be available to repay
TIF obligations issued in RPA 2.
The City has no obligation with respect to the TIF Obligations other than to pay principal
and interest on the obligations with the TIF Revenues produced by the RPA 2
Redevelopment Project. If the RPA 2 Redevelopment Project does not produce TIF, TDD
and CID revenues as projected, the City will in no way be responsible for the $18.0 million
principal amount of or interest on the requested TIF financing.
The estimated principal amounts referenced above that can be supported by the TDD and
CID revenues and the allocation of the principal amounts among the districts and revenue
sources are also subject to adjustment as estimates of revenues from each of those sources
are finalized.
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4. ANTICIPATED FUNDS TO PAY COSTS AND OBLIGATIONS TO BE
ISSUED
Anticipated Sources of Funds to Pay RPA 2 Redevelopment Costs
It is anticipated that the sources of funds to pay the costs of the RPA 2 Project could include:




funds available to the Developer through the Developer's own operating revenues
and cash reserves or through private financing and/or equity obtained or provided
by the Developer;
proceeds of TIF notes or TIF bonds issued by the City or conduit issuer and payable
from anticipated PILOTs and EATs collected pursuant to the TIF Act, CID revenues,
and TDD revenues (collectively, the “TIF Obligations”).

Evidence of Commitment to Finance RPA 2 Project Costs
Appendix B contains a preliminary commitment letter provided by Bank OZK to provide
financing for the RPA 2 Redevelopment Project Costs. For RPA 2, the Developer will not
use Missouri Brownfield credits, or federal or Missouri Historic Tax credits.

Anticipated Type and Term of Sources of Funds to Pay Costs
As noted above, the sources of funds to complete the RPA 2 Redevelopment Project are
anticipated to include a combination of developer equity, conventional financing, TIF
Obligations, and CID and TDD debt. Conventional financing provided by the Developer will
include both private construction financing and permanent financing. Terms of construction
and permanent financing will be determined through negotiations between the Developer
and the Developer's equity partners and private lending institutions.
As detailed below, TIF Obligations may consist of an initial issuance of temporary notes
intended to be subsequently refunded by permanent bonds, As provided in the TIF Act, the
maximum term of TIF financing will not exceed 23 years from the adoption by the City of
the ordinance approving each Redevelopment Project Area.

Anticipated Type and Term of Obligations to be Issued
It is anticipated that costs of the RPA 2 Redevelopment Project may initially be financed
through issuance of Tax Increment Financing notes (“TIF Notes”) purchased by the
Developer or related parties.
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In no instance, however, shall the term of any TIF Obligation issued for the RPA 2
Redevelopment Project exceed 23 years from the adoption by the City of the ordinance
approving the respective Redevelopment Projects for that RPA. The City has no obligation
with respect to the TIF Obligations other than to pay principal and interest on the obligations
with the TIF Revenues produced by the RPA 2 Redevelopment Project. If the RPA 2
Redevelopment Project does not produce TIF, TDD and CID revenues as projected, the
City will in no way be responsible for the $18.0 million principal amount of or interest on the
requested TIF financing.

Cost-Benefit Analysis Showing Economic Impact on Each Taxing District
A separate Cost-Benefit Analysis dated May 27, 2021 showing the economic impact of this
RPA 2 Redevelopment Project on each taxing district that is at least partially within the
boundaries of the Redevelopment Area, is incorporated herein by reference. The analysis
shows the impact on the economy if the RPA 2 Redevelopment Project is not built, as well
as the impact if the RPA 2 Redevelopment Project is built pursuant to the Second Amended
RPA 2 Redevelopment Plan.
The cost-benefit analysis additionally includes a study of the fiscal impact on each affected
political subdivision, and sufficient information from the Developer for the TIF Commission
to evaluate whether the Redevelopment Project, as proposed, is financially feasible.

City Foundry Saint Louis TIF RPA 2 Redevelopment Project
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5.

EQUALIZED ASSESSED VALUATIONS

Most Recent Equalized Assessed Valuation of Property within RPA 2
The certified equalized assessed valuation ("EAV") of property within the RPA 2
Redevelopment Area is provided by the records of the St. Louis Assessor’s Office. RPA
2 commenced on April 28, 2018, therefore, the Assessor’s Office will likely use 2017
assessment data to establish the EAV. Based on the prior amendment to RPA 2 and
research of available property data for 2017, the total taxable estimated base EAV for the
Redevelopment Area is $346,535.

Estimated Equalized Assessed Valuation after Redevelopment of RPA 2
The estimated EAV after redevelopment is predicated upon increases in property values
resulting from the completion of the RPA 2 Redevelopment Project. The table below
provides an estimate of the resulting EAV after full redevelopment. The estimates below
are preliminary only and subject to change. Actual EAV after redevelopment will depend
on the manner in which the City’s assessor calculates the value of the property and the
success of the Redevelopment Project.

CITY FOUNDRY ST. LOUIS ITF
RPA 2 REDEVELOPMENT PROJECT
ESTIMATED EAV AFTER REDEVELOPMENT (Current Dollars)
RPA

Estimated Base
EAV (1)

Estimated EAV
After
Redevelopment (2)

Estimated Incremental
EAV After
Redevelopment

2

$346,535

$20,623,323

$20,276,788

Source: City of St. Louis and Development Strategies

(1)
(2)

City of St. Louis is in the process of certifying base
At stabilization

City Foundry Saint Louis TIF RPA 2 Redevelopment Project
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APPENDIX A
Legal Descriptions of City Foundry St. Louis
TIF Redevelopment Project Area 2

Exhibit A-1

APPENDIX B
Evidence of Commitment to Finance Projects Costs

BOARD BILL NUMNBER 71
FISCAL NOTE
Preparer’s Name:

St. Louis Development Corporation staff

Contact Information: Dale Ruthsatz
Director of Commercial Development
St. Louis Development Corporation
(314) 657-3732
ruthsatzd@stlouis-mo.gov
Bill Sponsor:

Alderwoman Tina Pihl

Bill Synopsis:

Board Bill Number 71 approves the City Foundry Saint Louis Tax
Increment Financing (TIF) Second Amended RPA 2 Redevelopment
Plan, which amends the existing TIF Redevelopment Plan for City
Foundry previously approved by Ordinance Nos. 70431 and 70750.
The amendment increases the available TIF assistance for
“Redevelopment Project Area 2” from $17,259,000 to $18,000,000
and adds a multi-family housing component to the redevelopment
project.

Type of Impacts:

By virtue of the previously approved tax increment financing, certain
incremental taxes generated by the project will be deposited in the
City’s Special Allocation Fund and used to pay debt service on TIF
obligations.

Agencies Affected:

The City, through various agencies, will cooperate in the development
of the project in generally the same manner as other large
redevelopment projects (i.e., building permits, etc.).
SECTION A
Does this bill authorize:

•

An expansion of services which entails additional costs beyond that approved in the current
adopted city budget?
____Yes __X__No.

•

An undertaking of a new service for which no funding is provided in the current adopted city
budget?
____Yes __X__No.

•

A commitment of city funding in the future under certain specified conditions?
____Yes __X__No.

•

An issuance of bonds, notes and lease-purchase agreements which may require additional
funding beyond that approved in the current adopted city budget?
____Yes __X__No.

•

An execution or initiation of an activity as a result of federal or state mandates or requirements?
____Yes __X__No.

•

A capital improvement project that increases operating costs over the current adopted city
budget?
____Yes __X__No.

•

A capital improvement project that requires funding not approved in the current adopted city
budget or that will require funding in future years?
____Yes __X__No.
SECTION B

•

Does the bill require the construction of any new physical facilities? __X__Yes ____No
o If yes, describe the facilities and provide the estimated cost:
As part of the project, the Developer will construct redevelop property for multi-family
residential, office, retail and structured parking uses.

•

Is the bill estimated to have a direct fiscal impact on any city department or office?
____Yes __X__No

•

Does the bill create a program or administrative subdivision?

____Yes __X__No

o If yes, then is there a similar existing program or administrative subdivision?
__X__Yes ____No
o If yes, explain the how the proposed programs or administrative subdivisions may
overlap:
The project is included within a TIF project, which, like other TIF projects, will be
subject to SLDC and Comptroller oversight.
•

Describe the annual operating, equipment, and maintenance costs that would result from the
proposed bill, as well as any funding sources:
Not applicable.
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Complete the chart below to list the total estimated expenditures required of the City resulting
from the proposed board bill and any estimated savings or additional revenue.
SLDC will provide a financial analysis of the redevelopment project.

Financial Estimate of Impact on General Fund
Fiscal Impact
Additional Expenditures

Year 1 (current)
n/a

Year 2

Year 3

n/a

n/a

Additional Revenue

n/a

n/a

n/a

Net

n/a

n/a

n/a

Financial Estimate of Impact on Special Funds
Fiscal Impact

•

Additional Expenditures

Year 1 (current)
n/a

Year 2

Year 3

n/a

n/a

Additional Revenue

n/a

n/a

n/a

Net

n/a

n/a

n/a

Describe any assumptions used in preparing this fiscal note:
Not applicable.

•

List any sources of information (including any City officials, agencies, or departments) used
in preparing this fiscal note:
SLDC relied on its knowledge of economic data and information from the Developer to create
its financial analysis.

•

Have the financial estimates of this bill been verified by the City Budget Division?
____Yes __X__No

If yes, by whom? _______________________________
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