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“Downtown and Waterfront Capital Investment in Major North American Cities, 1990 - 2000"

Methodology

Define project categories
Select study group cities
Define geographic boundaries
Scoping: preliminary list

Key informant interviews
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Final list + Results

Urban Strategies Inc. with assistance from the St. Louis Development Corporation and the Canadian Urban Institute







DOWNTOWN NOW!

Washington Avenue Development and Parking Summary

Ph. 1 Land Use

Summary

Office 60,500 square feet
Retail 33,750 square feet
Restaurant 45,000 square feet
Residential 1253 units
Parking

Off-Street  On-Street Total
Existing 5048 335 5383
Displaced 1404 0 1404
New 3037 319 3356
Ph 1 Total 6681 654 7335
Net Increase 1633 319 1952

12/1/1999

TDA Inc.
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Laclede's Landing (with Cinema)
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41% betwesn 7.00 and 900 PM

2) Assumes 20 minute stagoes between show tmes; 1.5 hours duration phus 20 minube transition

1) Assumes 5§ groupings of 4 screens per “sel”, equivalent 1o 700 seals per set
3) Cinerma ccupancy peaks at

Source: TDA Inc
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Laclede’s Landing (with Cinema)

Date

01-Dec-89

12/1/1999 ~
File Lacledes Landing Revised
ASSUMED OCCUPANCY BY DAY & HOUR
Midweek

Screen Set 2 3 4 Total
Seats: 800 800 800 800 800 0 4000
13:00 15% 10% 10% 0% 0% 0% 7.0%
14:00 15% 10% 10% 10% 10% 0% 11.0%
15:00 15% 15% 15% 10% 10% 0% 13.0%
16:00 15% 15% 15% 20% 20% 0% 17.0%
17:00 40% 30% 30% 20% 20% 0% 28.0%
18:00 40% 30% 30% 25% 25% 0% 30.0%
19:00 50% 40% 30% 25% 25% 0% 34.0%
20:00 50% 40% 30% 20% 20% 0% 32.0%
21:00 40% 30% 25% 20% 20% 0% 27.0%
22:00 40% 0% 25% 15% 15% 0% 25.0%
23:00 25% 20% 20% 15% 15% 0% 19.0%
00:00 25% 20% 20% 0% 0% 0% 13.0%

Friday-Peak

Screen Set 2 3 4 Total
Seats: 800 800 800 800 800 0 4000
13:00 20% 20% 15% 0% 0% 0% 11.0%
14:00 20% 20% 15% 10% 10% 0% 15.0%
15:00 30% 25% 20% 10% 10% 0% 19.0%
16:00 30% 25% 20% 20% 20% 0% 23.0%
17:00 60% 50% 30% 20% 20% 0% 36.0%
18:00 60% 50% 30% 30% 25% 0% 39.0%
19:00 80% 80% 50% 30% 25% 0% 53.0%
20:00 80% 80% 50% 60% 40% 0% 62.0%
21:00 80% 80% 50% 60% 40% 0% 62.0%
22:00 80% 80% 50% 50% 50% 0% 62.0%
23:00 70% 65% 50% 50% 50% 0% 57.0%
00:00 70% 65% 50% 0% 0% 0% 37.0%

Friday-Typical

Screen Set 2 3 4 Total
Seats: 800 800 800 800 800 0 4000
13:00 20% 20% 15% 0% 0% 0% 11.0%
14:00 20% 20% 15% 10% 10% 0% 15.0%
15:00 30% 25% 20% 10% 10% 0% 19.0%
16:00 30% 25% 20% 20% 20% 0% 23.0%
17:00 60% 50% 30% 20% 20% 0% 36.0%
18:00 60% 50% 30% 20% 20% 0% 36.0%
19:00 70% 50% 35% 20% 20% 0% 39.0%
20:00 70% 50% 35% 20% 20% 0% 39.0%
21:00 70% 50% 30% 20% 20% 0% 38.0%
22:00 70% 50% 30% 30% 25% 0% 41.0%
23:00 50% 40% 30% 30% 25% 0% 35.0%
00:00 50% 40% 30% 0% 0% 0% 24.0%

Source; TDA Inc.
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June 11, 1999

Mr. John Hoal, Director

Downtown Now

St. Louis Development Corporation

1015 Locust Street

St. Louis, Missouri 63101 o

Dear Mr. Hoal:

Development Strategies is pleased to submit this report on the financial analysis of the Phase |
development program for implementation of the St. Louis Downtown Development Action Plan.
The analysis includes estimates of the development costs required to implement the many facets
of Phase I in four key geographic areas of downtown St. Louis: the Washington Avenue Loft
District, the Old Post Office Square area, Laclede’s Landing and Riverside, and the Gateway
Mall and Gateway Arch grounds. Also included are estimates for a variety of streetscape and
programmatic elements not necessarily correlated to these four areas.

The analysis further includes projections of market absorption of residential and commercial
buildings as well as a potential phasing schedule to achieve the goals of Phase I within the de-
velopment time frame of 1999 through 2004. The report concludes with projections of potential
development in downtown St. Louis beyond 2004 assuming that the momentum created by Phase
I enables the downtown area to capture an increasingly larger share of the real estate market in
metropolitan St. Louis through the year 2025.

Total development costs for the Phase I development program alone (in constant 1998 dollars)
are estimated at $1.129 billion and are spread over the six-year Phase I period. These costs in-
clude both private and civic investments. The private component (principally including residen-
tial, commercial, and some parking structures) totals $751 million while the civic component
(including street improvements, preparation of a number of sites for private development, and
major enhancements to the Gateway Mall) total an estimated $378 million.

Downtown St. Louis, like most downtowns in the U.S., sorely needs this investment in order to
become a livable and competitive environment well into the 21* century. In order to attract such
investment from the private sector, however, civic commitments will be necessary to reduce the
relatively high risks inherent in urban development and rehabilitation. The financial feasibility
analysis, therefore, projects that the private sector’s investment would have to be supported by as
much as $333 million of public, philanthropic, and civic support of private sector financing dur-
ing the six-year time frame in addition to the civic streetscape and related improvements indi-
cated above.
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This will assure that the private sector will make the entrepreneurial and development commit-
ments in the next six years which will further encourage even longer term improvements in the
downtown environment requiring decreasing civic “gap” financing. In future phases, that is, this
degree of civic financial support should not be required because the investment climate will be-
come far more inviting to the private market.

The dollar cost and revenue estimates in the report ware obtained from a number of sources.
Chief among these are the Kwame Building Group and David Mason & Associates, two of the
consulting firms for Downtown Now, who estimated costs for building construction and various
infrastructure items. The phasing schedule and the market-based rents and selling prices of resi-
dential and commercial buildings come directly from the previously completed market analysis
authored by The Concord Group and Development Strategies (1998), which incorporates the
findings of the housing market position analysis prepared Zimmerman/Volk Associates, Inc.
(1998). These were corroborated to the extent possible with information from the financial
analysis of housing development by ZHA, Inc (1998). In addition, many members of the
Downtown Now Task Force, others on the consulting team, and the staff generously participated
in review of the assumptions and conclusions of the analysis. The analysis also benefited from
review during two Developers’ Forums held to encourage private sector interest in the plan.

The investment climate in downtown St. Louis is complex and has a higher degree of financial
risk than is found in most suburban locations. At the same time, the market studies supporting
the Downtown Plan clearly demonstrate that high levels of occupancy can be achieved if the
right mix and quality of civic and private produects is supplied in sufficient quantities and quality.

Moreover, the direct economic and fiscal impacts of the plan’s implementation are substantial.
At the request of Downtown Now, this analysis combines Phase I with two other major initia-
tives downtown: the proposed convention headquarters hotel at 9" Street and Washington Ave-
nue, and the redevelopment/rehabilitation of Cupples Station. We expect that, after all of these
projects are implemented, the housing market will have added some 4,300 residents to the 24-
hour downtown lifestyle. Permanent jobs in the downtown area will have increased by 9,300 per
year due to multiplier effects. There would also be an average of 3,400 construction and related
jobs per year in the downtown area during the construction and development phase over the next
six years.

These residents and workers, plus added retail and entertainment activity in the Phase I devel-
opments alone, should enable general fund tax revenues of the City of St. Louis to rise by a net
present value of $158 million for the 26 years of development and financing projected in this
analysis. In addition, the net present value of tax revenue increases for the state of Missouri
would be $752 million.
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From these revenues, the City and the State would help to support the civic components of the
Phase I program. Projections in this report suggest that, on a net present value basis, these two
political jurisdictions would be able to share in net benefits (projected revenues less projected
costs) of about $183 million. Downtown development after the Phase I period will not stop, of
course, and our projections show that, even with continued public financial support of downtown
growth, the City and State could share net benefits of between $1.3 and $1.8 billion (1998 dol-
lars) in the years following 2004.

The financial analysis process and resulting model, included in the attachments, reflect the com-
plexities and uncertainties of downtown development and the need for civic support to catalyze
private investment. As in all such projections, however, actual events, costs, and programs are
likely to change as they adjust to market conditions. This does not diminish the value of the
model as a planning tool, however. We trust that Downtown Now will, in fact, use and modify
the model over time as downtown improvements take place in order to help further guide appro-
priate decision making.

Sincerely,

Richard C. Ward, CRE, AICP Robert M. Lewis, AICP
President Principal



FINANCIAL FEASIBILITY ANALYSIS
ST. Louis DOWNTOWN Now
PHASE | DEVELOPMENT ACTION PROGRAM

. INTRODUCTION

Key goals of the Downtown Now Plan are:
* To convert downtown to a twenty-four hours, seven day a week urban center;

* To enable downtown to become a full service entertainment, tourism, and cul-
tural center for the region;

* To make 21" century educational and technological innovation and excellence
a distinct element of downtown; and

* To create streets for people and enhance vehicular arrival points to the down-
town, clearly identifying Downtown St. Louis as a primary destination in the
center of the region.

In pursuit of these goals, a Phase | Development Action Program is recommended
which focuses on four key geographic areas in downtown St. Louis plus supportive
street and management improvements:

Washington Avenue Loft District

Gateway Mall and Gateway Mall Arch Grounds

Old Post Office Square

Laclede's Landing and Riverside

Streets and Streetscapes outside of these areas and Other Supporting Pro-
grams

This financial feasibility report includes an analysis of the estimated costs to im-
plement Phase |. These include both what are termed private investments (for all
housing and commercial structures plus some of the parking structures) and civic
investments (for streets and streetscapes, related infrastructure, open spaces,
public institutions, and additional parking).

That is, there is an assumption that all the housing and non-residential projects will
be initiated by private interests (e.g., property owners and developers) and some
of the parking will also be initiated by private interests. All other aspects of the de-
velopment program would fall to a combination of public (including City, state, and
federal resources), philanthropic, and civic interests in a broad category named
civic. Computer modeling of the cash flow analysis was accomplished using a Mi-
crosoft Excel® spreadsheet which is reproduced in full in attachment B of this re-
port. Attachment A includes three examples of how the model should be used.

Many of the costs were estimated by Kwame Building Group and David Mason &
Associates (see separate report, Estimate of Total Development Costs Both Public
and Private, by Kwame Group and David Mason & Associates, October 23, 1998).
These costs focused on construction and related actions. The financial model,
however, considered overall development costs which include not only construc-

City of St. Louis Downtown Development Action Plan Section VIll
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tion but also the costs to acquire property, the costs incurred by developers to
reach the construction phase (e.g., architectural and engineering costs, market
research, time to obtain regulatory approvals, etc.), and typical fees and profits for
investors, developers, and property owners. Moreover, most of the line item costs
estimated by Kwame and Mason were increased an additional 20 percent as a
contingency budget.

Supporting the development program is a detailed market analysis of the opportu-
nities for attracting development, attracting residents, and attracting businesses
(see Economic and Market Analysis for St. Louis Downtown Development Action
Pilan by The Concord Group and Development Strategies, August 7, 1998). This
report provides the justification for the scale of the proposed development during
Phase | as well as the rents and prices to be achieved once the products of the
development are operational (e.g., rented housing units, leased office space).

This report is separated into an analysis by eaclt of the four geographic areas
noted above plus a section covering some civic costs related to streetscapes and a
special program which apply more universally in the downtown area. In order to
estimate potential funding gaps and opportunity costs related to urban develop-
ment, it is assumed that all the capital investments will require the borrowing of
funds to complete projects in the Phase | time frame of 1999 through 2004. These
funds would be paid back to the lenders over a 20-year period. The required an-
nual debt service, therefore, forms an integral part of the funds which must be
raised each year.

Each section of the report, therefore, includes an estimate of the potential financial
“gap” between what are projected to be development costs (i.e., property acquisi-
tion, construction, development fees, developer/owner profits, etc.) and the ability
of market rents and sales prices to support repayment of the loans as well as an-
nual operating expenses. How the gaps of the various components are filled will
be a complex and highly individualized process. Some of the gaps will be filled by
direct civic investment in certain projects, probably in the form of subordinated
loans. Some will be filled using various tax incentive programs such as historic
investment tax credits or tax increment financing. Some gaps will also be filled by
actual development costs which end up lower than estimated in the model and/or
by rents and prices which are higher than estimated in the model.

All dollar amounts in the model and in the report are stated in 1998 values. No
projections for a rate of inflation were attempted. Likewise, there is no projection
of the potential escalation in rents or operating costs. Under preferred conditions,
market forces will be such that the investments will encourage higher demand and,
ultimately, higher rents as time passes. Hopefully, for the investors, these real rent
increases (and prices, for that matter) will exceed the growth in real expenses thus
encouraging higher profits and continued investment in downtown St. Louis. Be-
cause of the very many uncertainties about the downtown market, however, such
increases have not been projected although they were considered in the model's
design.

Nevertheless, the rent and price levels indicated in the model reflect higher values
than exist today. A goal of the model was to set higher rent and development in-
vestment standards than presently exist; thus, the model includes overall averages
during the 20-year term of borrowed funds which exceed today's averages. In
other words, the amount of investment and the level of rents/prices possible today
reflect a high degree of uncertainty and a poorly operating market. As the planned

City of St. Louis Downtown Development Action Plan Section Viil
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investments take place, uncertainty should diminish, demand should increase even
as supply is increased, and higher rents/prices should be possible. The model's
assumptions reflect a more appropriate 20-year average (again, the projected fi-
nancing period) than current conditions might otherwise warrant.

It is far too complex, however, to project specific programs and incentives which
investors and developers will use in certain projects in order to fill the financing
gaps. Thus, an overall projection of the many possibilities is not attempted. Nev-
ertheless, three hypothetical projections of specific components of the action pro-
gram are “tested” to determine the degree of gap financing which would have to
occur. These three create a set of informal case studies on the extent of the need
for certain gap financing approaches.

Finally, it is critical to the entire planning and investment process to understand
that the civic investments projected in this report are intended to support and
stimulate much more than the six-vear private investment program of this report.
The long term leveraging of private investment, that is, will be much more favor-
able than shown here as long as the civic investments in public spaces, parking
facilities, institutions, infrastructure, and streetscapes are intended to have lives
much longer than six years. A successful civic investment program will last much
longer than the six years shown here and will, consequently, stimulate added pri-
vate investment for years to come.

Do "“"’“N‘
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Il. CASH FLOW AND DEVELOPMENT COSTS

The entire Phase 1development action program is estimated to cost
$1,129,000,000 (in constant 1998 dollars) during the six years of 1999 through
2004. This section of the report summarizes the projected costs in each of the
target areas. The detailed cash flow analysis is contained in Attachment B.

In addition to the Phase 1 program, the economic and fiscal impacts analyzed in
this report include the anticipated development program of the Renaissance St.
Louis Convention Headquarters Hotel and the redevelopment of a major portion of
Cupples Station. These programs are described in detail later in the report but the
table below includes their 1999 to 2004 development costs which, when combined
with Phase 1, indicate an overall six-year investment in Downtown St. Louis of
over $1.5 hillion.

Of the total Phase 1cost, alone, of $1,129,000,000, an estimated $750,900,000
(66.5%) would be invested in traditionally private market projects involving resi-
dential, commercial, and selected parking structures. The remaining $378,100,000
(33.5%) would be expended for street improvements, streetscape enhancements,
various open space amenities (parks, plazas, malls}, and institutional facilities
(e.g., skating rink, museum, educational buildings)." These costs are projected to
be incurred each year according the following scenario:

Projected Annual Development Costs in Millions of 1998 Dollars

PHASE 1 PROGRAM 1999 2000 2001 2002 2003 2004 Total

Private  Residential $12.4 $46.1 $58.0 $67.8 $135.3 $116.8 $436.4

Private Non-Residential 3.8 6.8 141 31.2 101.9 91.1 249.0

Civic Non-Residential 22 7.2 16.7 10.0 49.7 45.0 130.8

Private  Parking Facilities 276 15.3 6.5 15.1 0.7 0.5 65.6

Civic Parking Facilities T F T 16.7 31.6 7.7 - 71.3

Civic Landscaping and Street 19.1 26.6 38.7 34.0 7.2 6.2 131.7
Improvements

Civic Environmental Abate- 06 32 2.7 - - - 6.5
ment

Civic Site Preparation 4.1 9.2 4.4 - - - 17.7

Civic Plan Implementation and 3.3 3.3 3.3 3.3 3.3 3.3 20.0
Event Programming

Subtotal, Phase 1 $80.8 $125.4 $161.1  $193.0 $305.8 $262.9 $1,129.0
Convention HQ Hotel 50 74.0 86.0 77.0 - - 242.0
Cupples Station 20.0 105.0 40.0 - - - 165.0

GRAND TOTAL

$105.8  $304.4  $287.1 $270.0  $305.8 $262.9 $1,536.0

An overall financing gap for the private sector during Phase 1 only is estimated to
be $333,300,000 during the six years of the Phase | development program. This
gap is determined before any subsidy or incentives programs are considered. As-
suming this gap is filled entirely from public, philanthropic, and civic initiatives (e.g.,
tax incentives, historic building tax credits, reduced financing terms, donations of
property, etc.), the up-front private sector costs would be reduced by that amount
and civic costs would be increased by that amount. This would change initial pri-
vate investment to $417,600,000 (37% of total Phase | investments) and the civic
investment would increase to $711,400,000 (63% of Phase | investments).

' Numbers may not add precisely due to rounding. See Attachment B for details.
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A. WASHINGTON AVENUE LOFT DISTRICT

The Phase | development program for the Washington Avenue Loft District in-
cludes 1,300 residential units, 435,500 square feet of various forms of commercial
and non-residential floor area, parking structures with 2,850 spaces, public open
spaces, and a variety of streetscape improvements. These improvements are
projected to have development costs of $312,300,000 over six years. Private in-
vestment is projected to total $242,300,000 (78%) while civic investments would
total $70,000,000 (22%).% These costs are projected to be incurred each year ac-
cording the following scenario:

Projected Annual Development Costs in Millions of 1998 Dollars

Washington Avenue Loft District 1999 2000 2001 2002 2003 2004 Total
Private Residential $5.0 $27.9 $40.3 $43.5 $46.6 $334 $196.7
Private .-*on-Residential 1.3 2.1 8.3 8.5 8.7 B2 370
Civic Non-Residential - - - - - - -
Private Parking Facilities - 35 3.0 1.0 0.7 0.5 8.7
Civic  Parking Facilities 7.7 7.7 7.7 154 y & § - 46.2
Civic  Landscaping and Street 6.0 6.0 6.0 4.6 0.6 0.6 23.8
Improvements
Civic Environmental Abatement - - - - - - -
Civic Site Preparation - - - - - - -
TOTAL $20.0 $47.1 $65.2 $73.0 $64.3 $42.7 $312.3

Differences between private development costs and rents/prices lead to the need
to provide support for initial private financing during the six years of Phase |. In the
Washington Avenue program, the financing gap for private development projects is
estimated at a net present value of some $57.5 million, or about 24 percent of
projected development costs. This gap is determined before any subsidy or incen-
tives programs are considered. If this gap is moved from the private sector to the
civic, overall initial investment requirements of the private sector would be reduced
that much and the civic commitment would rise that much. Thus, the private com-
ponents would initially fall to $184,800,000 (59% of total private and civic invest-
ment) and the civic components would rise to $127,500,000 (41%).

? Numbers may not add precisely due to rounding. See Attachment B for details.
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B. GATEWAY MALL AND ARCH GROUNDS

The Phase | development program for the Gateway Mall and Arch Grounds in-
cludes 72 luxury residential units as the only private-sector initiative. The remain-
ing projects would be civic investments in the quality of life in downtown St. Louis.
These include a potential cultural institution such as a museum, an amphitheater
on the Arch grounds, many improvements to the Gateway Mall to encourage more
public use, and a wide range of streetscape improvements. Moreover, parking
facilities for 500 automobiles are programmed. These improvements are projeclted
to have total development costs of $185,700,000 over six years. Private invest-
ment is projected to total $18,400,000 (10%) while civic investments would total
$167,400,000 (90%).” The primary reason for this apparent wide disparity between
private and civic costs is a $60 million projection for development of at least one
major civic institution such as a museum included in the civic, non-residential cate-
gory. These costs are projected to be incurred.each year according the following
scenario:

Projected Annual Development Costs in Millions of 1998 Dollars

Gateway Mall and Arch Grounds 1999 2000 2001 2002 2003 2004 Total
Private Residential $- 3- 3- 3- $§9.2 §9.2 $18.4
Private Non-Residential - - - - - B -
Civic Non-Residential - 2.0 7.8 4.0 422 36.0 92.0
Private Parking Facilities - - - - - - -
Civic Parking Facilities - - 6.6 6.6 - - 13.1
Civic Landscaping and Street 6.3 10.9 24.0 21.0 - - 62.2
Improvements
Civic Environmental Abate- - - - - - - -
ment
Civic Site Preparation - - - - - - -
TOTAL $§ 6.3 $12.9 $38.4 $31.5 $51.4 $45.2 $185.7

Differences between private development costs and rents/prices lead to the need
to provide support for initial private financing during the six years of Phase . In the
Gateway Mall program, the financing gap for private development projects is esti-
mated at a net present value of some $13.1 million, or about 71 percent of pro-
jected development costs. This gap is determined before any subsidy or incen-
tives programs are considered. If this gap is moved from the private sector to the
civic, overall initial investment requirements of the private sector would be reduced
that much and the civic commitment would rise that much. Thus, the private com-
ponents would initially fall to $5,300,000 (3% of total private and civic investment)
and the civic components would rise to $180,400,000 (97%).

¥ Numbers may not add precisely due to rounding. See Attachment B for details.

City of 5t. Louis Downtown Development Action Plan Se;ﬁon ;'m
age



C. OLbp PosT OFFICE SQUARE AND THE CBD CORE

The Phase | development program for the Old Post Office Square and the core of
the central business district includes 255 residential units in renovated, historic
buildings; 627,700 square feet of various forms of commercial and non-residential
floor area, principally in the form of a 130-room boutique hotel, 235,200 square
feet of renovated office space, and 110,000 square feet of a renovated and fully
occupied Old Post Office; parking structures with 985 spaces; public open spaces;
and a variety of streetscape improvements. These improvements, including prop-
erty acquisition and site preparation, are projected to have development costs of
$304,300,000 over six years. Private investment is projected to total $220,700,000
(73%) while civic investments would total $83,600.000 [2?%].4 These costs are
projected to be incurred each year according the following scenario:

Projected Annual Development Costs in Millions of 1998 Dollars

Post Office Square/CBD Core 1999 2000 2001 2002 2003 2004 Total
Private Residential 3- $- $- 3- $41.0 $39.4 $80.3
Private Non-Residential 19 37 3.7 20.9 46.1 46.4 122.8
Civic Non-Residential 2.2 52 8.9 6.0 7.5 9.0 38.8
Private Parking Facilities - - g 14.1 - - 176
Civic  Parking Facilities - - 24 96 - - 12.0
Civic  Landscaping and Street 18 1.2 1.0 3.7 46 4.4 16.5
Improvements
Civic Environmental Abatement 0.0 3.2 2.7 - - - 59
Civic  Site Preparation 19 4.0 4.4 - 10.4

TOTAL

$78 $17.3  $266  $543  $99.2 $99.2  $304.3

Differences between private development costs and rents/prices lead to the need
to provide support for initial private financing during the six years of Phase |. In the
Old Post Office Square program, the financing gap for private development proj-
ects is estimated at a net present value of some $134.9 million, or about 61 per-
cent of projected development costs. This gap is determined before any subsidy
or incentives programs are considered. If this gap is moved from the private sector
to the civic, overall initial investment requirements of the private sector would be
reduced that much and the civic commitment would rise that much. Thus, the pri-
vate components would initially fall to $85,800,000 (28% of total private and civic
investment) and the civic components would rise to $218,500,000 (72%).

* Numbers may not add precisely due to rounding. See Attachment B for details.
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D. LACLEDE’S LANDING AND RIVERSIDE

The Phase | development program for the Laclede's Landing and Riverside district
includes 1,064 residential units, 487 500 square feet of various forms of commer-
cial and non-residential floor area, a parking structure with 1,500 spaces, public
open spaces, a variety of streetscape improvements, and site improvements to
encourage development. These improvements are projected to have total devel-
opment costs of $284,200,000 over six years. Private investment is projected to
total $269,500,000 (95%) while civic investments would total $14,700,000 (5%).°
These costs are projected to be incurred each year according the following sce-
nario:

Projected Annual Development Costs in Millions of 1998 Dollars

Laclede's Landing/Riverside 1999 2000 2001 2002 2003 2004 Total
Private  ;Residential $7.3 $18.2 $19.0 $26.8 341.7 $27.9 $140.9
Private Non-Residential 0.7 1.0 2.1 1.8 47.0 36.6 89.2
Civic Non-Residential - - - - - - -
Private Parking Facilities 276 11.8 - - - - 39.4
Civic Parking Facilities - - - - - - -
Civic Landscaping and 1.8 3.1 0.7 - - 1.2 6.8
Street Improve-
ments
Civic Environmental 0.6 B - - - - 0.6
Abatement
Civic Site Preparation 22 51 - - - - 7.4
TOTAL $40.1 $39.3 $21.8 $28.6 $88.7 $65.6 $284.2

Differences between private development costs and rents/prices lead to the need
to provide support for initial private financing during the six years of Phase I. In the
Laclede's Landing and Riverside program, the financing gap for private develop-
ment projects is estimated at a net present value of some $127.8 million (excluding
the proposed 400-room hotel for which market data could not be obtained or esti-
mated), or about 45 percent of projected development costs. This gap is deter-
mined before any subsidy or incentives programs are considered. If this gap is
moved from the private sector to the civic, overall initial investment requirements of
the private sector would be reduced that much and the civic commitment would
rise that much. Thus, the private components would initially fall to $141,600,000
(50% of total private and civic investment) and the civic components would rise to
$142,500,000 (50%).

* Numbers may not add precisely due to rounding. See Attachment B for details.

City of St. Louis Downtown Development Action Plan Section Vill
Page 8




E. STREETS, STREETSCAPES, AND OTHER SUPPORTING

PROGRAMS

In addition to the development programs in the four geographic areas identified
above, the Phase | action plan includes a number of street and streetscape im-
provements in other parts of downtown in order to enhance a number of key link-
ages into and between distinctive parts of the downtown area and, thus, to en-
courage greater usage and private investment. There is also included a contin-
gency of $10 million to cover necessary expenses to upgrade underground utilities
in the Phase | areas. Moreover, this component includes funds for implementation
and promotion efforts which would attract investors, identify and secure gap fi-
nancing, and promote greater activity in downtown St. Louis. These costs are
projected to be incurred each year according the following scenario:

Frojected Annual Development Costs in Millions of 1998 Dollars

Streets, Streetscapes, & Other 1999 2000 2001 2002 2003 2004 Total

Support Programs

Civic Landscaping & Street Im- $3.3 $5.4 $7.0 $4.8 $2.0 $- $22.5
provements

Civic Plan Implementation and 33 3.3 3.3 3.3 3.3 33 20.0
Event Programming

TOTAL $6.6 $8.7 $10.3 $8.2 $5.3 $3.3 $42.5

Together, these added improvements and programs have a total cost of

$42,500,000 during the six years of Phase I.° All of these costs are anticipated to

be civic in nature.

® Numbers may not add precisely due to rounding. See Attachment B for details.
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