





TIF APPLICANT'S STATEMENT OF EXPERIENCE AND QUALIFICATIONS

A. Applicant

"New Entity" affiliated with Green Street Development Group, LLC (314) 726-2500/(314) 726-2725
Applicant (Developer's) Name Telephone/FAX/E.mail

8235 Forsyth Blvd., Suite 305 St. Louis MO 63105

Street Address City/State/Zip

TBD

Applicant's IRS Number

Phil Hulse (314) 726-2500/(314) 726-2725/phil@greenstreetsti.com
Name and Title of Responsible Officer Telephone/FAX/E.mail

8235 Forsyth Blvd., Suite 305 St. Louis MO 63105

Street Address City/State/Zip

Vince Garazzo (314) 516-2624/ (314) 241-8624 vjg@greensfelder.com

Attorney for or Authorized Representative of Applicant Telephone/FAX/E.mail

10 South Broadway, Ste. 2000 St. Louis, MO 63102

Street Address City/State/Zip

List other development team participants such as attorneys, consultants, bond counsels, architects,
engineers, etc. affiliated with the applicant on this project, together with their address and telephone
number.

Sal Martinez, CEO - Community Renewal & Development, inc./Minority Contractor Initiative, (314) 289-9900, 2754 Bacon Ave., St. Louis, MO 63106

List all St. Louis City residents and firms, women and minorities associated with the development entity
or members of the development team.

See the following page for a list of St. Louis City residents and firms and women and minorities associated with the development team. As the proposed

redevelopment project has not reached the bidding stage, the names of all Gity residents, women and minorities associated with the project are

unknown at this time. The Developer will comply with the Mayor's Executive Order concerning MBE and WBE participation.

B. Project Description
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A. List of all St. Louis City residents and firms, women and minorities associated with the
development entity or members of the development team.

City Residents Associated with Project

= Peder Hulse, Vice President of Green Street Development Group LLC, is a resident of the
Washington Avenue Loft District

Women and Minorities Associated with Project

= Sal Martinez, CEO of Community Renewal & Development, Inc./Minority Contractor Initiative
(MCI), consultant to the Developer for MBE participation goals for the Project

B. Project Description

A "new entity" affiliated with Green Street Development Group, LLC (the "Developer") is proposing to
develop Carondelet Commons - a large site {50+ acres) incorporating features of a ”masier-planned",
business campus which are traditionally offered in Greenfield locations. These features include
coordinated landscaping and common area amenities, security enhancements, shared parking and
contemporary signage. The distinct geographical attributes of the Carondelet Commons development
present a unique opportunity to offer contiguous development acreage of this size that will be pad
ready for development within the City of St. Louis (the "Redevelopment Project” or "Project”). The
Project will be the first “green business park” within the City of St. Louis and one of a select few in the
State of Missouri (see Exhibit A for Site Plan). The Project will be completed in five phases with each
phase containing one building and related parking.

The Redevelopment Project is located east of South Broadway, north of River Des Peres, west of the
Mississippi River and south of Marceau in the City of St. Louis {(as depicted in greater detail in Exhibit B,
the "Redevelopment Area") at the former Carondelet Coke factory site that has undergone extensive
environmental remediation in order to prepare it for development. The Developer is requesting
$7,000,000 in tax increment financing, of which approximately $1,125,000 will be repaid from proceeds
derived from the community improvement district (“CID”) financing discussed below. The Developer
has received approval for 10 years of 100% tax abatement for the Project. At this time, the Developer
anticipates the imposition of a 1% CID sales tax to be applied against taxable sales and the imposition of
a $0.30/sf CID property tax on properties owned or to be owned by Green Street (see Exhibit C,
Carondelet Commons Community Improvement District). The CID property tax will be coterminous with
the 10-year real property tax abatement previously authorized under Ch. 100 and referred to as the
8750 S. Broadway & 326 Rear E. Catalan Area and Southeast Carondelet Area. The Developer will pledge
all CiD tax revenues to the TIF.

More specific information concerning the costs and allocations of the Redevelopment Project is set forth
in Exhibit D, attached hereto. The Redevelopment Project, which requires the assistance of TIF to
proceed with property assemblage, infrastructure reconstruction, and transportation related
improvements, is still in its pre-design phase. As such, the costs, square footage, potential tenants, and
revenue sources set forth herein are based upon the preliminary contemplation of the Redevelopment
Project at this time and are subject to adjustment or modification depending on tenant lease
commitments and final construction bids.
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C. Description of Public Benefits

The Carondelet Commons business park is the result of a multi-year effort to implement and execute a
multi-million dollar brownfield remediation of the former Carondelet Coke plant. With the construction
of the River City Casino complex to the south of the Project Area and more recent neighborhood
reinvestment in residential and small commercial projects throughout the Carondelet neighborhood,
this area of the City has benefited from renewed attention from private investors. The former
Carondelet Coke site has been a significant liability to the revitalization of this area as it not only was a
visual blight on surrounding properties, but was also an environmental and health risk. Fortunately, the
active environmental remediation of the site was initiated in 2010 to provide an acceptable remedial
action plan to prepare the properties for light industrial development.

With Green Street as developer, Carondelet Commons has the potential to directly impact the
Carondelet neighborhood and the City as follows:

Estimated total job creation — 400+ jobs
Estimated new building construction — 650,000 + square feet
New private investment - $68,675,000

The Project will anchor the attraction and/or expansion of new and existing businesses to the City by
offering unmatched, contemporary building space and amenities that have been unavailable in the City.
The Project provides unmatched quality of construction and product type for future users evaluating this
area and the City for private investment and employment growth. The Developer will focus on new
businesses to the City of St. Louis as well as providing the opportunity for existing businesses to relocate
and expand at contemporary building space within the City of St. Louis rather than the City for other
competing locations.

The Project provides a unique opportunity to inject a catalytic employment center into an urban
neighborhood without disrupting the Carondelet neighborhood’s scale. As an employment center,
Carondelet Commons’ employees will create a new customer base to support local neighborhood
businesses and may positively impact the ongoing housing rehabilitation in the neighborhood. Further,
the Carondelet Commons businesses will attract venders, professional service providers and transport
providers into the area thereby enhancing the potential impact on neighboring businesses. The indirect
impacts to the Carondelet area may benefit existing and future neighborhood businesses as
construction employment and permanent business employees’ frequent local businesses for goods and
services.

During the construction phase, Green Street’s Project will directly assist minority and women-owned
businesses through best efforts to comply with the Mayor of St. Louis’ minority and women owned
contracting goals of 25%/5%, many of whom employ low to moderate income individuals or residents of
low income communities. Green Street will also work with the St. Louis Development Corporation to
identify workforce participation goals for the Project. Green Street will be retaining Sal Martinez, CEO of
Community Renewal & Development, Inc./Minority Contractor Initiative, to assist in the development of
an MBE/WBE program to coordinate MBE/WBE contractors with construction opportunities for
construction at each building, monitoring and assisting with workforce participation goals, connecting
minority and low-income residents with employment opportunities, and providing MBE/WBE service
firms with the opportunity to participate in the ongoing business activity of Carondelet Commons’
ownership and tenants.
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Green Street has worked with SLATE in the past in its First Source Agreement, which contractually
obligates Green Street to inform tenants of SLATE’s services with respect to working with low-income
individuals as it relates to tenant hiring needs. Green Street will work with SLATE and its workforce
development specialists to connect prospective low-income job seekers with the Company’s hiring
manager.

D. TIF Necessary for the Implementation of this Project

The higher and extraordinary costs of urban infill redevelopment preclude offering a competitive
“market” rent absent tax increment financing. The extraordinary costs include offsetting additional
costs of ongoing environmental remediation monitoring and compliance, elevating the site out of the
500-year flood level, investing in key infrastructure such as road access and bio detention basins, and
constructing building foundation piers to support construction on the soils at this site. The Project
needs TIF to help buy down the cost of the Project’s infrastructure and extraordinary development costs
to support competitive lease rates for tenants while offering acceptable returns. “But for” the
assistance of TIF, the Project will not overcome the extraordinary costs of development while supporting
market lease rates consistent with an emerging urban location.

E. Bond/Note Coverage

The Developer requests that the City issue TIF Note(s) in an amount equal to $7,000,000 plus issuance
costs with respect to the Redevelopment Project. At the request of the Developer or its assigns, the City
may issue TIF Note(s) or other TIF Obligations to a third party to evidence the City’s obligation to
reimburse Developer for reimbursable project costs. As shown in the Projected TIF Revenues included
herein as Exhibit F, such TIF Amount includes a debt service coverage ratio of 1.2 with respect to all
PILOTS and 1.35 with respect to all EATS.

Upon receipt by the City of a written request by the Developer and evidence that such Developer has
met certain criteria as agreed upon by the City and such Developer, the City, or one of its agencies, shall
immediately proceed to issue tax increment financing bonds to repay the TIF Note. The TIF Bonds shall
be reimbursed solely from the revenue stream of PILOTS and EATs generated by the Project over
twenty-three years.

F. TIF Assistance Ratio

The Developer is requesting $7,000,000 in tax increment financing, of which approximately $1,125,000
will be repaid from proceeds derived from CID. The requested amount equals approximately 10.19%
(8.55% relative to tax increment financing and 1.64% relative to CID revenues) of the overall anticipated
$68,750,000 budget for the Redevelopment Project. Please refer to Exhibit E for Project Costs to be
paid for by TIF and CID.

The requested TIF is based on 100% of all PILOTS and 50% of all EATs generate by each component of
the Project. The TIF also assumes the imposition of a 1% community improvement district (CID) sales
tax and the imposition of a community improvement district (CID) property tax. The CID property tax
shall not exceed $0.30/sf based on building square footage and shall only remain in effect during the 10-
year real property tax abatement period previously noted herein.
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G. Public Infrastructure

The construction of the Redevelopment Project involves the construction of streets, storm water quality
measures, and the construction of water, gas, sewer and electric infrastructure. The street
improvements involve three phases of construction: (1) Main access road including street light and
railroad crossing, (2) East road extension from railroad crossing to Davis Street to improve public access
to property between the Mississippi River and the Union Pacific tracks, and (3) north access road to
serve properties within Carondelet Common. Approximately 60% of the TIF and CID revenues will be
invested in public infrastructure based on the preliminary estimated costs equal to 7% of the total
project costs.

H. Available Alternative Financing

The Developer may seek other sources of funding, such as New Market Tax Credits or Missouri
Contribution for Tax Credits, with respect to the Redevelopment Project.

I. Financing and Technical Ability

Green Street Development Group LLC (“Green Street”) is a full service real estate development,
brokerage and management company. Green Street has extensive real estate development experience
with urban, infill projects and also focuses on LEED, sustainable building practices on our development
projects. During the past 10 years, Green Street or its affiliates have completed 30 business parks or
individual buildings valued at $175MM (and sold a business park it had developed for $60MM). Recent
City of St. Louis projects include: St. Louis Business Center (St. Louis Development of the Year — 2005),
Green Park Broadway at 840 E. Taylor (St. Louis Development of the Year — 2010), and Chouteau
Crossing (both Local 36 Sheet Metal and Dynalabs projects and St. Louis Development of the Year -
2011).

J. Equity/Performance Bond

Green Street and its affiliates own property valued at $172 million. Green Street will use a blend of
internal and external capital resources to the fund the Redevelopment Project.

K. City Credit Rating

The future PILOTS and EATS that will be generated by completion of the Redevelopment Project will be
the sole source of revenue to pay off the TIF. The Developer is not seeking any guarantees from the City
of St. Louis with respect to the TIF. Any TIF Note or other TIF obligation issued by the City, or one of its
agencies, will be reimbursed solely from the revenue stream of PILOTS and EATS (as well as pledged
revenues from all CID tax revenues) generated by the Redevelopment Project over a twenty-three year
period.

L. Job Creation

The Redevelopment Project will have a significant impact on permanent job creation with an estimate of
over 400+ employment positions to be created at the newly constructed buildings in the Project.

M. Economic Impact of Adjacent Properties

The Carondelet Commons business park is the result of a multi-year effort to implement and execute a
multi-million dollar brownfield remediation of the former Carondelet Coke plant. With the construction
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of the River City Casino complex to the south of the site and more recent neighborhood reinvestment in
residential and small commercial projects throughout the Carondelet neighborhood, this area of the City
has benefited from renewed attention from private investors. The former Carondelet Coke site had
been a significant liability to the revitalization of this area as it not only was a visual blight on
surrounding properties, but was also an environmental and health risk.

The future completion of the environmental remediation and transformation of this property into a
sustainable business park will attract over 400 employees and dramatically change the aesthetic and
built environment of the neighborhood. The indirect economic benefits of employees and visitors to
Carondelet Commons businesses will spill over into neighborhood retail and service establishments and
may also stimulate additional private investment/reinvestment in surrounding properties.

N. Broad Customer Base for Commercial Uses

The Redevelopment Project will focus on the attraction of value added production companies that
provide goods and services to local, national and international markets. The Project will anchor the
attraction and/or expansion of new and existing businesses to the City by offering unmatched,
contemporary building space and amenities that have been unavailable in the City. The Project will
demonstrate the quality of construction and product type for future users evaluating this area and the
City for private investment and employment growth.

O. Residential Projects
The Redevelopment Project does not contemplate residential uses.
P. Other Public Incentives

The Developer will seek other sources of funding, such as New Market Tax Credits or Missouri
Contribution for Tax Credit, with respect to the Redevelopment Project.

Q. TIF Obligations not Guaranteed by the City

The future PILOTS and EATS that will be generated by completion of the Redevelopment Project will be
the sole source of revenue to pay off the TIF. The Developer is not seeking any guarantees from the City
of St. Louis with respect to the TIF. Any TIF Note or other TIF obligation issued by the City, or one of its
agencies, will be reimbursed solely from the revenue stream of PILOTS and EATS (as well as pledged
revenues from all CID tax revenues) generated by the Redevelopment Project over a twenty-three year
period.

R. Budget/Source Outline

See Exhibit D “Sources and Uses” for details of the overall development costs and proposed sources of
funding.

S. Site Control

Property within the Redevelopment Area is owned by Green Street Carondelet Investors LLC and the
Land Reutilization Authority. Green Street has a purchase contract to acquire property from the Land
Reutilization Authority. The use of eminent domain will not be necessary.
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T. Schedule

See Exhibit G for the proposed TIF Redevelopment Project Schedule.
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EXHIBIT D — PROJECT SOURCES AND USES

CARONDELET COMMONS PROJECT COSTS
Building Construction & Site Work 52,875,000
Street Infrastructure Costs 2,650,000
Construction Costs 1,900,000
Traffic Signal 250,000
Union Pacific Railroad Crossing 500,000
Property Acquisition 1,500,000
Utility Infrastructure 1,000,000
Stormwater Discharge ' 300,000
Stormwater Detention 700,000
Environmental Monitoring/Compliance 500,000
Legal, Professional, Closing & Misc. Costs 4,250,000
Subtotal 62,775,000
Contingency (10%, excluding [and) 5,900,000
CARONDELET COMMONS PROJECT COSTS 68,675,000
CARONDELET COMMONS PROJECT FUNDING SOURCES
Private Financing & Equity 85.44% 58,675,000
New Market Tax Credits 4.37% 3,000,000
Community Improvement District 1.64% 1,125,000
Tax Increment Financing 8.55% 5,875,000
TOTAL SOURCES TO PAY REDEVELOPMENT PROJECT COSTS 68,675,000

10
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EXHIBIT E — PROJECTED TIF/CID PROJECT COSTS

TIF Application

CARONDELET COMMONS PROJECT COSTS TO BE PAID BY TIF/CID
Building Construction & Site Work 17.86% 1,250,000
Street Infrastructure Costs 37.86% 2,650,000
Construction Costs 1,900,000
Traffic Signal
Union Pacific Railroad Crossing
Property Acquisition 7.14% 500,000
Utility Infrastructure 14.29% 1,000,000
Stormwater Discharge
Stormwater Detention
Environmental Monitoring/Compliance 7.14% 500,000
Legal, Professional, Closing & Misc. Costs 8.00% 560,000
Subtotal 6,460,000
Contingency (10% Building/Site, Street, Utility & Environmental) 540,000
CARONDELET COMMONS PROJECT COSTS TO BE PAID BY TIF/CID 7,000,000

11



Carondelet Coke Redevelopment Area TIF Application

EXHIBIT F — PROJECTED TIF REVENUES

Please note that the Exhibit A — Conceptual Site Plan and the project assumptions located in the
following tables may reflect different square footage assumptions and location

The following specific difference is highlighted:

Buildings E, F, & G on the site plan are assumed to be a single building and identified as Building E on the
TIF Revenue projection tables.

Green Street is preparing an updated concept plan to more accurately reflect the current prospects for
the Project and will present an updated concept plan to the TIF Commission when completed.

TIF Revenue Projections

Table1 TIF Revenue Assumptions

Table 2  TIF Revenue - Building A

Table 3  TIF Revenue - Building B

Table 4 TIF Revenue - Building C

Table 5 TIF Revenue - Building D

Table 6 TIF Revenue - Building E

Table 7  CID Property Tax Revenues

Table 8 TIF/CID Revenues - Summary (All Buildings)

12
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EXHIBIT G — PROPOSED TIF REDEVELOPMENT PROJECT SCHEDULE

First TIF Commission Meeting

Submit Redevelopment Plan to TIF Commission

Public Hearing by TIF Commission / Recommendation to Board
of Aldermen

TIF Ordinances introduced adopting plan, approving project,
Establishing special allocation fund, approving redevelopment
Agreement and authorizing of TIF Note Issuance

(no sooner than 14 and not more than 90 days after hearing)
(RSMo. §99.820.1[1])

HUDZ Committee Hearing on TIF Ordinances

Second Reading of TIF Ordinances

Perfection of Board Bill(s)

Third Reading and Final Passage of TIF Ordinances

Mayor Signs Bills

(at least 10 days after third reading and final passage of TIF Ordinances)

TIF Ordinances Become Effective
(30 days following signature of TIF Ordinances by the Mayor)

Execution of Redevelopment Agreement
Commencement of Construction

Completion of Construction

13

TIF Application

Nov. 2012

December 2012

January 2013

January 2013

January 2013

February 2013
February 2013
February 2013

March 2013

April 2013

June 2013
June 2013

October 2017



