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BOARD BILL # 347 INTRODUCED BY ALDERWOMAN KREWSON

AN ORDINANCE DESIGNATING A PORTION OF THE CITY OF ST. LOUIS,
MISSOURI, AS A REDEVELOPMENT AREA KNOWN AS THE DELMAR LOOP
CENTER NORTH REDEVELOPMENT AREA PURSUANT TO THE REAL
PROPERTY TAX INCREMENT ALLOCATION REDEVELOPMENT ACT;
APPROVING A REDEVELOPMENT PLAN AND A REDEVELOPMENT PROJECT
WITH RESPECT THERETO; ADOPTING TAX INCREMENT FINANCING WITHIN
THE REDEVELOPMENT AREA; MAKING FINDINGS WITH RESPECT THERETO;
ESTABLISHING THE LOOP CENTER NORTH SPECIAL ALLOCATION FUND;
AUTHORIZING CERTAIN ACTIONS BY CITY OFFICIALS; AND CONTAINING A
SEVERABILITY CLAUSE.

WHEREAS, the City of St. Louis, Missouri (the "City"), is a body corporate and a
political subdivision of the State of Missouri, duly created, organized and existing under and by
virtue of its charter, the Constitution and laws of the State of Missouri; and

WHEREAS, on December 20, 1991, pursuant to Ordinance No. 62477, the Board of
Aldermen of the City created the Tax Increment Financing Commission of the City of St. Louis,
Missouri (the "TIF Commission™); and

WHEREAS, the TIF Commission is duly constituted according to the Real Property Tax
Increment Allocation Redevelopment Act, Sections 99.800 to 99.865 of the Revised Statutes of
Missouri (2000), as amended (the "TIF Act™), and is authorized to hold public hearings with
respect to proposed redevelopment areas and redevelopment plans and to make
recommendations thereon to the City; and
December 2, 2005
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WHEREAS, staff and consultants of the City and Loop Center North, LLC, a Missouri
limited liability company (the "Developer™), prepared a plan for redevelopment titled "Loop
Center North Tax Increment Financing (TIF) Redevelopment Plan™ dated September 15, 2005
(the "Redevelopment Plan"), for an area located at 6105-6123 Delmar Boulevard in the East
Loop of St. Louis (the "Redevelopment Area™" or "Area"), which Redevelopment Area is more
fully described in the Redevelopment Plan, attached hereto and incorporated herein as Exhibit A;
and

WHEREAS, the Redevelopment Plan proposes to redevelop the Redevelopment Area by
demolishing the existing structure and constructing a retail/office building and supporting
infrastructure and parking improvements, as set forth in the Redevelopment Plan (the
"Redevelopment Project,” or "TIF Project™); and

WHEREAS, on November 9, 2005 after all proper notice was given, the TIF
Commission held a public hearing in conformance with the TIF Act and received comments
from all interested persons and taxing districts relative to the Redevelopment Area, the
Redevelopment Plan, and the Redevelopment Project; and

WHEREAS, on November 9, 2005, the TIF Commission found that completion of the
Redevelopment Project would provide a substantial and significant public benefit through the
creation of new jobs, the elimination of blight, the strengthening of the employment and
economic base of the City, increased property values and tax revenues, stabilization of the
Redevelopment Area, and facilitation of economic stability for the City as a whole, and further
found that without the assistance of tax increment financing in accordance with the TIF Act, the

Redevelopment Project is not financially feasible and would not otherwise be completed; and
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WHEREAS, on November 9, 2005, the TIF Commission voted to recommend that the
Board of Aldermen adopt an ordinance in the form required by the Act (i) adopting tax increment
financing within the Redevelopment Area, (ii) approving the Redevelopment Plan, (iii)
approving and designating the Redevelopment Area as a "redevelopment area™ as provided in the
Act, (iv) approving the Redevelopment Project as described within the Redevelopment Plan, and
(v) approving the issuance of tax increment financing revenue notes in the amount as specified in
the Redevelopment Plan; and

WHEREAS, the Developer has demonstrated that the Redevelopment Project would not
reasonably be anticipated to be developed without the adoption of tax increment financing and,
therefore, redevelopment of the Redevelopment Area in accordance with the Redevelopment
Plan is not feasible and would not otherwise be completed; and

WHEREAS, the Board of Aldermen has received the recommendations of the TIF
Commission regarding the Redevelopment Area and the Redevelopment Plan and finds that it is
desirable and in the best interests of the City to designate the Redevelopment Area as a
"redevelopment area” as provided in the TIF Act, adopt the Redevelopment Plan and
Redevelopment Project in order to encourage and facilitate the redevelopment of the
Redevelopment Area; and

WHEREAS, the Redevelopment Area qualifies for the use of tax increment financing to
alleviate the conditions that qualify it as a "blighted area” as provided in the TIF Act and as set
forth herein; and

WHEREAS, it is necessary and desirable and in the best interest of the City to adopt tax
increment allocation financing within the Redevelopment Area and to establish a special

allocation fund for the Redevelopment Area in order to provide for the promotion of the general
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welfare through redevelopment of the Redevelopment Area in accordance with the
Redevelopment Plan which redevelopment includes, but is not limited to, assistance in the
physical, economic, and social development of the City of St. Louis, providing for a stabilized
population and plan for the optimal growth of the City of St. Louis, encouragement of a sense of
community identity, safety and civic pride, preservation and restoration of property of historical
and architectural value and significance and the elimination of impediments to land disposition
and development in the City of St. Louis.

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

SECTION ONE. The Board of Aldermen hereby makes the following findings:

A. The Redevelopment Area on the whole is a "blighted area”, as defined in Section
99.805 of the TIF Act, and has not been subject to growth and development through investment
by private enterprise and would not reasonably be anticipated to be developed without the
adoption of tax increment financing. This finding includes, the Redevelopment Plan sets forth,
and the Board of Aldermen hereby finds and adopts by reference: (i) a detailed description of the
factors that qualify the Redevelopment Area as a "blighted area" and (ii) an affidavit, signed by
the Developer and submitted with the Redevelopment Plan, attesting that the provisions of
Section 99.810.1(1) of the TIF Act have been met, which description and affidavit are
incorporated herein as if set forth herein.

B. The Redevelopment Plan conforms to the comprehensive plan for the
development of the City as a whole.

C. In accordance with the TIF Act, the Redevelopment Plan states the estimated

dates of completion of the Redevelopment Project and retirement of the financial obligations
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issued to pay for certain redevelopment project costs and these dates are twenty three (23) years
or less from the date of approval of the Redevelopment Project.

D. A plan has been developed for relocation assistance for businesses and residences
in Ordinance No. 62481 adopted December 20, 1991.

E. A cost-benefit analysis showing the economic impact of the Redevelopment Plan
on each taxing district which is at least partially within the boundaries of the Redevelopment
Area is on file with the St. Louis Development Corporation, which cost-benefit analysis shows
the impact on the economy if the Redevelopment Project is not built, and is built pursuant to the
Redevelopment Plan.

F. Redevelopment of the Redevelopment Area in accordance with the
Redevelopment Plan is not financially feasible without the assistance of tax increment financing
and would not otherwise be completed.

G. The Redevelopment Plan does not include the initial development or
redevelopment of any “"gambling establishment” as that term is defined in Section 99.805(6) of
the TIF Act.

H. The Redevelopment Area includes only those parcels of real property and
improvements thereon directly and substantially benefited by the proposed Redevelopment
Project.

SECTION TWO. The Redevelopment Area described in the Redevelopment Plan is
hereby designated as a "redevelopment area” as defined in Section 99.805(11) of the TIF Act.

SECTION THREE. The Redevelopment Plan as reviewed and recommended by the
TIF Commission on November 9, 2005, including amendments thereto, if any, and the

Redevelopment Project described in the Redevelopment Plan are hereby adopted and approved.
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A copy of the Redevelopment Plan is attached hereto as Exhibit A and incorporated herein by
reference.

SECTION FOUR. There is hereby created and ordered to be established within the
treasury of the City a separate fund to be known as the "Loop Center North Special Allocation
Fund." To the extent permitted by law and except as otherwise provided in the Redevelopment
Plan, the City hereby pledges funds in the Loop Center North Special Allocation Fund for the
payment of redevelopment project costs and obligations incurred in the payment thereof.

SECTION FIVE. Tax increment allocation financing is hereby adopted within the
Redevelopment Area. After the total equalized assessed valuation of the taxable real property in
the Redevelopment Area exceeds the certified total initial equalized assessed valuation of the
taxable real property in the Redevelopment Area, the ad valorem taxes, and payments in lieu of
taxes, if any, arising from the levies upon taxable real property in the Redevelopment Area by
taxing districts and tax rates determined in the manner provided in Section 99.855.2 of the TIF
Act each year after the effective date of this Ordinance until redevelopment costs have been paid
shall be divided as follows:

A. That portion of taxes, penalties and interest levied upon each taxable lot, block,
tract, or parcel of real property which is attributable to the initial equalized assessed value of
each such taxable lot, block, tract, or parcel of real property in the area selected for the
Redevelopment Project shall be allocated to and, when collected, shall be paid by the City
Collector to the respective affected taxing districts in the manner required by law in the absence
of the adoption of tax increment allocation financing;

B. Payments in lieu of taxes attributable to the increase in the current equalized

assessed valuation of each taxable lot, block, tract, or parcel of real property in the area selected
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for the Redevelopment Project and any applicable penalty and interest over and above the initial
equalized assessed value of each such unit of property in the area selected for the Redevelopment
Project shall be allocated to and, when collected, shall be paid to the City Treasurer, who shall
deposit such payment in lieu of taxes into the Loop Center North Special Allocation Fund for the
purpose of paying redevelopment costs and obligations incurred in the payment thereof.
Payments in lieu of taxes which are due and owing shall constitute a lien against the real estate of
the Redevelopment Project from which they are derived and shall be collected in the same
manner as the real property tax, including the assessment of penalties and interest where
applicable.

SECTION SIX. In addition to the payments in lieu of taxes described in Section Five of
this Ordinance, fifty percent (50%) of the total additional revenue from taxes, penalties and
interest which are imposed by the City or other taxing districts, and which are generated by
economic activities within the area of the Redevelopment Project over the amount of such taxes
generated by economic activities within the area of the Redevelopment Project in the calendar
year prior to the adoption of the Redevelopment Project by ordinance, while tax increment
financing remains in effect, but excluding personal property taxes, taxes imposed on sales or
charges for sleeping rooms paid by transient guests of hotels and motels, taxes levied pursuant to
Section 70.500 of the Revised Statutes of Missouri (2000) as amended, or taxes levied for the
purpose of public transportation pursuant to Section 94.660 of the Revised Statutes of Missouri
(2000) as amended, licenses, fees or special assessments other than payments in lieu of taxes and
penalties and interest thereon, shall be allocated to, and paid by the collecting officer to the City
Treasurer or other designated financial officer of the City, who shall deposit such funds in a

separate segregated account within the Loop Center North Special Allocation Fund.
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SECTION SEVEN. The Comptroller of the City is hereby authorized to enter into
agreements or contracts with other taxing districts as is necessary to ensure the allocation and
collection of the taxes and payments in lieu of taxes described in Sections Five and Six of this
Ordinance and the deposit of the said taxes or payments in lieu of taxes into the Loop Center
North Special Allocation Fund for the payment of redevelopment project costs and obligations
incurred in the payment thereof, all in accordance with the TIF Act.

SECTION EIGHT. The City Register is hereby directed to submit a certified copy of
this Ordinance to the City Assessor, who is directed to determine the total equalized assessed
value of all taxable real property within the Redevelopment Area as of the date of this
Ordinance, by adding together the most recently ascertained equalized assessed value of each
taxable lot, block, tract or parcel of real property within the Redevelopment Area, and shall
certify such amount as the total initial equalized assessed value of the taxable real property
within the Redevelopment Area.

SECTION NINE. The Mayor and Comptroller of the City or their designated
representatives are hereby authorized and directed to take any and all actions as may be
necessary and appropriate in order to carry out the matters herein authorized, with no such
further action of the Board of Aldermen necessary to authorize such action by the Mayor and the
Comptroller or their designated representatives.

SECTION TEN. The Mayor and the Comptroller or their designated representatives,
with the advice and concurrence of the City Counselor and after approval by the Board of
Estimate and Apportionment, are hereby further authorized and directed to make any changes to
the documents, agreements and instruments approved and authorized by this Ordinance as may

be consistent with the intent of this Ordinance and necessary and appropriate in order to carry out
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the matters herein authorized, with no such further action of the Board of Aldermen necessary to
authorize such changes by the Mayor and the Comptroller or their designated representatives.

SECTION ELEVEN. It is hereby declared to be the intention of the Board of Aldermen
that each and every part, section and subsection of this Ordinance shall be separate and severable
from each and every other part, section and subsection hereof and that the Board of Aldermen
intends to adopt each said part, section and subsection separately and independently of any other
part, section and subsection. In the event that any part, section or subsection of this Ordinance
shall be determined to be or to have been unlawful or unconstitutional, the remaining parts,
sections and subsections shall be and remain in full force and effect, unless the court making
such finding shall determine that the valid portions standing alone are incomplete and are
incapable of being executed in accord with the legislative intent.

SECTION TWELVE. After adoption of this Ordinance by the Board of Aldermen, this
Ordinance shall become effective on the 30th day after its approval by the Mayor or adoption
over his veto; provided that if, within ninety (90) days after the effective date of an ordinance
authorizing the City to enter into a redevelopment agreement pertaining to the Redevelopment
Project, the Developer has not (i) executed such redevelopment agreement and (ii) paid all fees
due to the City in accordance with the terms of the redevelopment agreement, the provisions of
this Ordinance shall be deemed null and void and of no effect and all rights conferred by this
Ordinance on Developer, shall terminate, provided further, however, that prior to any such
termination the Developer may seek an extension of time in which to execute the Redevelopment
Agreement, which extension may be granted in the sole discretion of the Board of Estimate and

Apportionment of the City of St. Louis.
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1. INTRODUCTION

Overview of Redevelopment Area and Project Area

The City of St. Louis (the "City") wishes to enhance the long-term economic viability of
a critical portion of the City generally referred to as Delmar East Loop area. The Loop
Center North Redevelopment Area (the “Redevelopment Area”), which consists of the
entirety of the property at 6105-23 Delmar Blvd., is generally located on the northwest
quadrant of intersection of Delmar Blvd. and Rosedale Avenue. The Redevelopment
Area is depicted on the Location of Redevelopment Area map and the Aerial Photograph
of Redevelopment Area on the following pages and is legally described in Appendix A to
this Loop Center North Tax Increment Financing (TIF) Redevelopment Plan (this
"Redevelopment Plan").

The Redevelopment Area contains nearly .86 acre of land. Located on the property are
two structures which were constructed nearly sixty years ago in 1947. These structures,
which have been vacated for over two years are in poor condition. The property was last
occupied by the operators of the Yellow Cab Company.

Use of Tax Increment Financing

To facilitate redevelopment of the Loop Center North Redevelopment Area, the City
proposes to use tax increment allocation financing ("TIF") pursuant to the TIF Act. TIF
has proven to be an effective tool for remedying conditions in “blighted areas” and for
encouraging growth and development through investment by private enterprise in
situations such as that faced in the Redevelopment Area. ”

Why Tax Increment Financing is Needed in the Redevelopment Area

While the redevelopment potential for this area has been recognized for years by the City
of St. Louis and the real estate development community, a number of serious
impediments have kept private redevelopment from happening.

First, the extraordinary costs associated with land acquisition, site preparation, and public
works needed to redevelop the site pursuant to the City’s objectives make the
redevelopment economically infeasible without the use of Tax Increment Financing. For
example, land acquisition costs are significantly higher than private developers can
typically pay to develop commercial property in this market. The costs to address the
site’s environmental remediation and demolition are well beyond those normally
associated with a development of this type. While these extraordinary development
costs increase the overall project cost and resulting annual expenses, tenants

in the development will still only pay market-rate rents. Consequently, an imbalance
between expense and revenue is created that makes the project economically infeasible
unless selected development costs are effectively reduced by means of TIF. These
economic factors represent the second component of the “but for” justification upon
which this project’s use of TIF is based. That is, without the use of tax increment
financing, the Redevelopment Area would not reasonably be anticipated to be developed.

Loop Center North TIF Redevelopment Plan 1
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The developers’ financial pro forma statements for the project area demonstrate that,
without tax increment financing assistance to offset selected redevelopment costs, the
project is not economically feasible. These extraordinary costs, itemized in sections 6 of
this Redevelopment Plan could total up to $1.5 million — approximately 20% of the over
$7.2 million overall estimated project cost. Land acquisition, demolition, site
preparation, and public works represent the primary TIF-funded costs. The Developer’s
affidavits included as Appendix E attests to the area qualifying as a “blighted area" as
defined by the Act and that the area has not been subject to growth and development
through investment by private enterprise and, therefore, would not reasonably be
anticipated to be developed without the adoption of Tax Increment Financing.

Use and Benefits of Tax Increment Allocation Financing

Upon the City's adoption of TIF and approval of the Redevelopment Project, incremental
increases in real property taxes resulting from increased assessed valuations on new
development occurring within the Redevelopment Area ("Payments in lieu of taxes" or
"PILOTSs") and fifty percent of incremental increases in certain taxes generated by
economic activities within the Redevelopment Area ("Economic activity taxes" or
EATs") are reallocated and deposited for a limited period of time into a special fund of
the City. The revenues so deposited may be used to secure obligations, the proceeds of
which, in turn, may be used to finance the various Redevelopment Project Costs
enumerated in section 99.805(14) of the TIF Act. Because reallocation is limited to
"incremental" increases in tax revenues, all ad valorem taxing districts will continue to
receive the same amount of real property taxes they currently receive from properties
within the Redevelopment Area. Further, for the duration of the Redevelopment Project,
all increases in personal property tax revenues and fifty percent of economic activity
taxes such as sales taxes will be passed through to the applicable taxing districts.

Once the TIF obligations are retired, all real property taxes and economic activity taxes
- generated in the Redevelopment Area will revert to the taxing districts as they normally
would.

TIF as a redevelopment tool provides several benefits. Typically, the stream of future

. revenues available through TIF is used to secure and finance TIF bonds or notes. Thus,
the City and the redeveloper have funds available at the inception of the Redevelopment
Project, when most needed. Unlike other redevelopment mechanisms, TIF does not rely
solely on real property tax relief. Instead, TIF requires the dedication of portions of all
incremental increases in most tax revenues, thus avoiding disproportionate burdens on
those taxing districts relying solely on ad valorem levies. Additionally, TIF provides for
direct representation of all effected taxing districts on the commission that reviews and
recommends redevelopment plans and redevelopment projects to the City. Finally TIF

permits use of eminent domain as a tool to facilitate property acquisition and assembly at
fair market value.

Organization of this Redevelopment Plan

Sections 99.805(12) and 99.810 of the TIF Act set forth the requirements for
redevelopment plans. Accordingly, this Redevelopment Plan represents the
comprehensive program of the City intended by the payment of Redevelopment Project
Costs to reduce or eliminate those conditions, the existence of which qualify the

Loop Center North TIF Redevelopment Plan 4





Redevelopment Area as a "blighted area”, and to thereby enhance and insure the tax base
of the taxing districts which extend into the Redevelopment Area.

Succeeding sections of this Redevelopment Plan set forth a summary of key findings,
Redevelopment Plan objectives and a general description of the program and activities to
accomplish the objectives; existing and proposed land uses for the Redevelopment area;
the estimated Redevelopment Project Costs; the anticipated sources of funds to pay costs;
evidence of the commitments to finance the project costs; the anticipated type and term of
the sources of funds to pay costs; the anticipated type and terms of the obligations to be
issued; the most recent equalized assessed valuation of the property within the
Redevelopment Area which is to be subjected to payments in lieu of taxes and economic
activity taxes pursuant to section 99.845 of the TIF Act; and an estimate of the equalized
assessed valuation after redevelopment. This Redevelopment Plan also provides the basis
and documentation for findings required by sections 99.810(1) through 99.810(6) of the

TIF Act and summarizes reporting requirements imposed by section 99.810(7) of the TIF
Act.

Loop Center North TIF Redevelopment Plan 5
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2 SUMMARY OF KEY FINDINGS

Introduction

In order to establish a Redevelopment Area, adopt a Redevelopment Plan, and create a
Tax Increment Financing District, the City must find pursuant to Section 99.810 of the
TIF Act that:

a. The Redevelopment Area on the whole is a blighted area, a conservation
area, or an economic development area, and has not been subject to
growth and development through investment by private enterprise and
would not reasonably be anticipated to be developed without the adoption
of tax increment financing. This finding shall include, but not be limited
to, a detailed description of the factors that qualify the Redevelopment
Area or project pursuant to sections 99.805(1) and 99.810(1) of the TIF
Act and an affidavit, signed by the Developer and submitted with the
Redevelopment Plan, attesting that the provisions of section 99.810(1) of
the TIF Act have been met;

b. The Redevelopment Plan conforms to the comprehensive plan for the
development of the municipality as a whole;

c. The estimated dates, which shall not be more than twenty-three years from
the adoption of the ordinance approving a Redevelopment Project within a
Redevelopment Area, of completion of any Redevelopment Project and
retirement of obligations incurred to finance Redevelopment Project costs

have been stated;

d. A plan has been developed for relocation assistance for businesses and
residences;

e. A cost-benefit analysis showing the economic impact of the

Redevelopment Plan on each taxing district that is at least partially within
the boundaries of the Redevelopment Area. The analysis shall show the
impact on the economy if the project is not built, and is built pursuant to
the Redevelopment Plan under consideration. The cost-benefit analysis
shall include a fiscal impact study on every affected political subdivision,
and sufficient information for the TIF Commission to evaluate whether the
project as proposed is financially feasible; and

f. The Plan does not include the initial development or redevelopment of any
"gambling establishment" (as that term is defined in section 99.805(6) of
the TIF Act).

Additionally, the TIF Commission by the last day of February each year shall report to
the State Director of Economic Development the name, address, phone number, and
primary line of business of any business that relocates to the District.

Documentation of the City’s determination that the Redevelopment Area meets the
requirements of the TIF Act is provided or referenced on the following pages:

Loop Center North TIF Redevelopment Plan 6
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Blighted Area and Not Subject to Growth and Development by Private Enterprise
and Not Reasonably Anticipated to be Developed Without TIF

The Redevelopment Area meets the requirements for designation as a “blighted area” as
defined by Section 99.805(1) of the TIF Act. The report included as Appendix B hereto,
“Data and Analysis on Conditions Representing a Blighted Area for the Loop Center
North Redevelopment Area,” details and documents the conditions which qualify the
Redevelopment Area as a “blighted area”.

The Redevelopment Area has not been subject to growth and development through
investment by private enterprise and would not reasonably by anticipated to be developed
without the adoption of tax increment financing. Appendix E to this Redevelopment Plan
contains an Affidavit, signed by the Developer that is submitted with and incorporated in
this Redevelopment Plan by this reference attesting that the provisions of section
99.810(1) of the TIF Act have been met.

Conformance to the City’s Comprehensive Plan

The City of St. Louis recently adopted a new Strategic Land Use Plan. The new plan
identifies the Redevelopment Area as “specialty Mixed Use Area”which is consistent
with the proposed commercial use for the Area.

Estimated Date for Completion of the Redevelopment Project and Retirement of
Obligations to Finance Redevelopment Project Costs

This Redevelopment Plan states in section 7 that all TIF Obligations to finance
Redevelopment Project Costs are estimated to be retired no later than December 2028,
that is, not more than 23 years from the anticipated date of adoption of the ordinance
approving this Redevelopment Plan and the Redevelopment Project described herein.

This Redevelopment Plan states that Redevelopment Project construction is anticipated to
be started upon approval of this Redevelopment Plan.

Relocation Assistance Plan

Property in the Redevelopment Area is vacant and owned by the Developer. Therefore,
no relocation assistance is needed.

Cost-Benefit Analysis Showing Economic Impact on Each Taxing District

A cost-benefit analysis showing the economic impact of this Redevelopment Plan on
each taxing district that is at least partially within the boundaries of the Redevelopment
Area has been completed. The analysis shows the impact on the economy if the
Redevelopment Project is not built, and is built pursuant to the Redevelopment Plan. The
cost-benefit analysis additionally includes a fiscal impact study on every affected
political subdivision, and sufficient information for the TIF Commission to evaluate
whether the Redevelopment Project as proposed is financially feasible.

Loop Center North TIF Redevelopment Plan 7





No Gambling Establishment

— This Redevelopment Plan does not include the initial development or redevelopment of
g any "gambling establishment" (as that term is defined in section 99.805(6) of the TIF
' Act).
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3. REDEVELOPMENT PLAN OBJECTIVES

The City of St. Louis has established the following objectives for this Redevelopment
Plan. These objectives are consistent with those contained in the City’s Strategic Land
Use Plan, as well as those purposes outlined in the TIF Act:

e To reduce or eliminate those conditions, the existence of which qualify the
Redevelopment Area as a “ blighted area” and thereby to enhance the public health,
safety, welfare, or morals;

¢ To encourage the orderly redevelopment of the area to provide new high quality retail
and office space to serve businesses and the residents of west St. Louis City and
County;

e To assure the proposed commercial building is supported by adequate parking,
improved infrastructure and other public improvements necessary for redevelopment;

e To serve as a catalyst for additional redevelopment of the Delmar Loop East area;

e To provide a funding mechanism which will pay redevelopment project costs of
improvements needed to stimulate growth and development through private
reinvestment; and

e Asaresult of these activities, to enhance the tax bases and the resulting tax revenues
for the City and all other taxing districts that extend into the Redevelopment Area.

Loop Center North TIF Redevelopment Plan 9
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4. GENERAL DESCRIPTION OF THE ACTIVITIES TO ACCOMPLISH
OBJECTIVES

To accomplish the objectives of this Redevelopment Plan, the City has developed and
initiated a program to make TIF available within the Redevelopment Area and to attract
and encourage private investment in the Redevelopment Area. Steps undertaken to date
include:

* Preparation of this Redevelopment Plan providing for the redevelopment of the
Redevelopment Area in accordance with the City’s recently adopted “Strategic Land
Use Plan.”

e Study of the Redevelopment Area to document the existence of conditions that render
the Redevelopment Area a “blighted area” under the TIF Act. The study
methodology and documentation are set forth in Appendix B of this Redevelopment
Plan. Study results provide the basis for the findings in section 2 of this
Redevelopment Plan; and

¢ Solicitation and consideration of proposals from qualified private entities for
redevelopment projects within the Redevelopment Area and selection of a qualified
redevelopers to implement a Redevelopment Project which meets the goals and
objectives of Strategic Land Use Plan and this Redevelopment Plan.

As aresult of these efforts, this Redevelopment Strategic Land Use Plan envisions the
construction of a new retail/office building containing approximately 33,600 gross square
feet of space, plus 63 on-site parking spaces.

Subsequent activities necessary to implement the Redevelopment Project and to
accomplish the objectives of this Redevelopment Plan include, without limitation:

e The negotiation, approval, and execution of a Redevelopment Agreement providing
for the terms upon which the redeveloper will undertake the Redevelopment Project
in accordance with this Redevelopment Plan;

¢ Demolition and removal of existing structures and infrastructure;
e Environmental remediation and site preparation;

e Infrastructure and public improvement developments including utilities and
supporting activities;

e Funding of selected Redevelopment Project Costs and issuance of temporary and
permanent TIF obligations; and

e Construction of the new retail/office building and supporting infrastructure, parking,
improvements, and amenities within the Redevelopment Area by means of private
investment.

Loop Center North TIF Redevelopment Plan 10





5. EXISTING AND PROPOSED GENERAL LAND USE

Existing Land Use

The Redevelopment Area today contains vacant and deteriorating buildings and site
improvements that were formerly occupied by the Yellow Cab Company.

Proposed Land Use

It is proposed that the Redevelopment Area be totally redeveloped to create a new
retail/office building with supporting parking. The new commercial building is to
contain approximately 33,600 gross square feet of space. The ground floor is projected to
have approximately 14,345 square feet of space on either side of a central corridor which
would extend from the rear parking lot to Delmar Blvd. The second floor, which will
have elevator access, will be rented for office space. Sixty-three on-site parking spaces
will be provided. Appendix C provides a site plan, floor plans, building elevations, and a
perspective of the building.

The proposed uses are consistent with the City’s new Strategic Land Use Plan.
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6. ESTIMATED REDEVELOPMENT PROJECT COSTS

Section 99.805(14) of the TIF Act authorizes the City to include as "redevelopment

LU

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(14)(b) RSMo;

(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;

® 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

Q) Payments in lieu of taxes.

Estimated costs for the Redevelopment Project are anticipated to total approximately
$7,200,000. The table on the following page illustrates a potential allocation of total
costs of the Redevelopment Project.
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ESTIMATED TOTAL PROJECT COSTS

Category
Studies, Surveys, Plans and Specifications
Professional Service Costs and Fees $876,000
Property Acquisition and Relocation $1,101,000
Site Preparation and Site Work $423,000
' Building Construction/Improvements Costs $4,236,000
Contingencies $254,160
Financing Costs $323,505
Total Project Costs _ $7,213,665

The following table illustrates the anticipated costs that will be funded by TIF, assuming
funding of $7.2 million in Redevelopment Project Costs.

ESTIMATED TIF FUNDED REDEVELOPMENT PROJECT COSTS

Category
Studies, Surveys, Plans and Specifications
5 Professional Service Costs and Fees $245,000
Property Acquisition and Relocation $905,000
: Site Preparation and Site Work $350,000
Financing Costs —

Estimated Total TIF-Funded
i Redevelopment Project Costs "~ $1,500,000

Distribution of costs among categories of Redevelopment Project Costs 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, accrued interest on TIF Obligations and capitalized interest, if any.
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7. ANTICIPATED FUNDS TO PAY COSTS AND OBLIGATIONS TO BE
ISSUED

Anticipated Sources of Funds to Pay the Costs

The City anticipates that the sources of funds to pay the costs of the Project will include:
(a) funds available to the Developer through the Developer's own operating revenues and
cash reserves or through private financing obtained by the Developer; and (b) proceeds of
TIF notes or TIF bonds (collectively, "TIF Obligations") issued by the City and secured
by anticipated PILOTs and EATs collected pursuant to the TIF Act upon adoption of tax
increment allocation financing for the Redevelopment Area by the City and deposited
from time to time in the "special allocation fund" (as that term is defined in section
99.805(15) of the TIF Act) established for the Redevelopment Project.

Evidence of Commitments to Finance the Project Costs

Appendix D contains a commitment letter provided by National City Bank of the
Midwest to provide financing for the project. The Developer also commits to finance
Project Costs through a combination of equity, conventional financing, and TIF
Obligations that would be purchased or privately placed by the Developer.

Anticipated Type and Term of Sources of Funds to Pay Costs

As noted above, Project funds anticipate a combination of Developer equity, ,
conventional financing, TIF Obligations, and other notes or obligations issued by the City
and secured by anticipated increases in the City’s general revenues from the
Redevelopment Project. It is anticipated that such other notes or obligations will be paid
within approximately 17 years of the date of project completion. 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 will consist of an initial issuance of temporary notes
to be subsequently refunded by permanent bonds, each secured by revenues deposited in
the special allocation fund (the “ Special Allocation Fund”) for the Redevelopment
Project established pursuant to the TIF Act and, if and as required, by a pledge of net new
revenues of the Redevelopment Project. 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 the Redevelopment Project and the Redevelopment Area.

Anticipated Type and Term of Obligations to be Issued

It is anticipated that Redevelopment Project Costs will initially be financed through
issuance by the City of Tax Increment Financing notes (“TIF Notes”) purchased by the
Developer or related parties associated with the development. The TIF Notes would be
secured by, and payable from, revenues available in the Special Allocation Fund. Upon
completion of the Redevelopment Project and establishment of a demonstrated revenue
stream, the City and the Developer anticipate the issuance of permanent TIF financing in
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the form of TIF Bonds that would be publicly sold or privately placed with institutional
investors. The TIF Bonds would refund all TIF Notes outstanding at the time of
issuance.

TIF Notes would be issued in a net aggregate principal amount reflecting the
Redevelopment Project Costs incurred and approved pursuant to a redevelopment
agreement between the City and the Developer. This principal amount would be
exclusive of costs of issuance and required reserve accounts. It is anticipated that both
the TIF Notes and the refunding of TIF Bonds will be paid in approximately 17 years or
less from the date of project completion. The type and term of the permanent TIF Bonds
will be determined by the City in consultation with its Financial Advisor on the basis of
market conditions at the time of issuance.

In no instance, however, shall the term of any TIF Obligation issued for the
Redevelopment Project exceed 23 years from the adoption by the City of the ordinance
approving the Redevelopment Project and the Redevelopment Area. The anticipated date
of this approval is December 2005. Accordingly, the maximum estimated date for

retirement of all TIF Obligations issued for the Redevelopment Project is December
2028.

Loop Center North TIF Redevelopment Plan 15





8. EQUALIZED ASSESSED VALUATIONS

Most Recent Equalized Assessed Valuation of Property within the Redevelopment
Area

The most recent equalized assessed valuation ("EAV™") of property within the
Redevelopment Area is provided by the records of the Office of the St. Louis City
Assessor. Most recent EAVs reflect assessments for the tax year 2005. The total 2005
EAYV for the Redevelopment Area is $143,900.

Estimated Equalized Assessed Valuation After Redevelopment

The estimated EAV after redevelopment is predicated upon increases in property values
resulting from the completion of the Redevelopment Project. The table below provides
an estimate of the market value of land and improvements and resulting EAV in current
(2005) dollars after full redevelopment. The estimated resulting EAV reflects
methodologies and approaches utilized by the St. Louis City Assessor for recent
redevelopment projects of similar size, scope and location.

ESTIMATED EAV AFTER REDEVELOPMENT (current dollars)

EAV Before Redevelopment $143,900
" Estimated EAV After Redevelopment $1.346.607
Estimated Incremental Increase in EAV $1,202,707
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9. REPORTING REQUIREMENTS

The TIF Commission by the last day of February each year shall report to the State
Director of Economic Development the name, address, phone number, and primary line
of business of any business which relocates to the Redevelopment Area pursuant to
requirements of section 99.810(2) of the TIF Act, as may be from time to time required.

Loop Center North TIF Redevelopment Plan 17





APPENDIX A

Project Boundary Description of the Loop Center North Tax Increment
Financing Redevelopment Area





Legal Description

A property located at 6105-23 Delmar Boulevard in City Block 5975 of the City of St.
Louis, and more specifically described as:

A property 240 feet 4 3/4 inches by 155 feet in the Rosedale Addition, Block 1
Lot E, Point 1 bounded 57 feet west of Rosedale Avenue.





APPENDIX B

Data and Analysis of Conditions Representing a Blighted Area for the Loop Center
North Tax Increment Financing Redevelopment Area





DATA AND ANALYSIS OF CONDITIONS
REPRESENTING A “BLIGHTED AREA”
FOR THE

LOOP CENTER NORTH

TAX INCREMENT FINANCING (TIF)
REDEVELOPMENT AREA

ST. LOUIS, MISSOURI

September, 2005
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DEVELOPMENT STRATEGIES®

CONSULTANTS IN REAL ESTATE, COMMUNITY AND ECONOMIC DEVELOPMENT
REAL ESTATE APPRAISAL

September 15, 2005
To Whom It May Concern:

Reference is made to the accompanying “Data and Analysis of Conditions Representing a
‘Blighted Area’ for the Loop Center North Tax Increment Financing (TIF)
Redevelopment Area in St. Louis, Missouri” prepared by the undersigned.

Please be advised that, based upon the results of the above referenced study, the
undersigned have determined that the area described in the study is a “bighted area” as
such term is defined in Section 99.805 (1) of the Missouri Revised Statues, as amended
(the “Act™).

This report describes and documents those conditions that, without TIF will continue to
erode the Redevelopment Area’s economic viability and further its transition to an
economic liability for the City of St. Louis, its residents, and the taxing districts that
depend upon it as a revenue source.

The existing Loop Center North Redevelopment Area suffers from a multitude of
physical and economic deficiencies including unsanitary or unsafe condition of site
improvements, deferred maintenance, vacant buildings, conditions which endanger life or
property by fire or other causes, and economic obsolescence.

DEVELOPMENT STRATEGIES, INC.
Real Estate, Community and Economic Development Consultants

R 5 Made

Larry Marlfs, A1A, AICP
Prinei

Richard C. Ward, CRE, Ec.D., AICP
Larry E. Marks, AIA, AICP

Robert M. Lewis, AICP

Brad Beggs

Development Strategies, Inc.e10 S. BroadwayeSuite 1640eSt. Louis, Missouri 63102-1743 » 314/421-2800 e Fax
314/421-3401
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1.0 OVERALL CONCLUSION

The Redevelopment Area is comprised of the entirety of the property located at 6105 - 23
Delmar Blvd in the City of St. Louis. The existing development within the
Redevelopment Area exhibits conditions that meet the definition of a “Blighted Area” as
outlined in Chapter 99.80 (1), RSMo.

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

The terms “public health, safety, morals, and welfare” embrace not only the preservation
and enhancement of public peace and order and the protection of lives and property, but
extends to the promotion of economic welfare, public convenience and general
prosperity. This includes, without limitation, the protection and enhancement of property
values. Indeed, the term “welfare” is generally held to include public comfort,
prosperity, and financial security of the people. With this in mind, authoritative sources
have observed that the proper exercise of police power to promote public health, safety,
morals, and welfare extends to “whatever is contrary to public polity or inimical to the
public interest.”

Under this definition, the Redevelopment Area is detrimental to the public health, safety
morals, and welfare. More specifically, the Redevelopment Area exhibits conditions of:

1) Unsanitary and unsafe conditions resulting from:
»  Lack of accessible routes to public entries to east and west buildings
o Lack of accessible entries to east and west buildings

2) Deteriorated Site Improvements resulting from:
e Deteriorated paving
o  Deferred maintenance

3) Conditions Which Endanger Life or Property by Fire or Other Causes
e  Leaking underground storage tanks
»  Asbestos materials -

4) Economic Obsolescence
e Vacancy of existing buildings
«  Stagnant assessed values

The result is a functionally and economically obsolete commercial area that is also
showing signs of physical deterioration without sufficient capacity to solve its problems,
except by means of redevelopment.

Loop Center North TIF Redevelopment Area Blight Analysis B-1
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The data and analysis presented in this report examine the conditions representing a
“blighted area” from both physical and economic perspectives. The amount of vacant
space, the deteriorated site improvements, and environmental contamination problems
demonstrate the blight within the Redevelopment Area. The absence of significant new
development, redevelopment, or other investment is also an indication of continuing
decline.

It is also important to note that the Redevelopment Area was previously blighted in 1994
pursuant to Chapter 99 and Chapter 100 of the Revised Statutes of Missouri and City
Ordinances Numbers 63183 and 63184. Since the passage of these ordinances declaring
the Redevelopment Area blighted, no redevelopment has occurred and in fact the
property is now vacant and has become even more deteriorated.

2.0 DATA GATHERING METHODOLOGY

This study has been designed and conducted to comply with the specific requirements of
Section 99.805 (1) RSMo. The study and the requisite fieldwork were performed during
the month of September 2005. Observations and conclusions are based upon on-site
inspections of the Redevelopment Area and familiarity with the local market. In addition,
the findings of a Phase I Environmental Impact Site Assessment and Phase II Subsurface
Investigation, prepared by Environmental Operations, Inc, were utilized in the blight
analysis.

3.0 OVERVIEW OF REDEVELOPMENT AREA

Subject Site and Existing Developments

The subject area, which is located at 6105 to 6123 Delmar Boulevard, consists of 1 parcel
containing nearly .86 acre of land. Two vacant buildings containing a total of 25,308
square feet of space are located on the property.

History of Development

According to a Phase I Environmental Site Assessment performed by Environmental
Operations, Inc, the property has a long history of auto servicing and painting dating back
over 50 years. Various office uses and commercial operations also occupied portions on
the buildings at different times in their history. The Phase I study also indicates that “a
filling station may have operated on the western portion of the subject site.”

The Yellow Cab Company, which occupied all or portions of the site since at least the
1960’s, was the last occupant of the site. The site has been vacant for approximately two
years.

Loop Center North TIF Redevelopment Area Blight Analysis B-2





4.0 BLIGHTING FACTORS

As described below, the Redevelopment Area suffers from a variety of blighting factors
including unsanitary and unsafe conditions, deteriorated or inadequate site improvements,
and conditions that endanger life or property by fire or other causes.

UNSANITARY OR UNSAFE CONDITIONS

e Lack of Accessible Route to Building Entry — Public parking is available via on-
street parking on Delmar Blvd. To access the entries to the west and east buildings it
is necessary to traverse broken and uneven concrete paving creating hazardous

4 conditions for pedestrians, particularly disable individuals. The lack of accessible

/‘ route is clearly not in compliance with ADA requirements.

o Lack of Accessible Building Entries — Both the east and west buildings have one or
more steps at their public entries. The is not in compliance with the ADA and creates
a hazardous condition for the public, particularly disabled individuals.

DETERIORATED OR INADEQUATE SITE IMPROVEMENTS

e Deteriorated Site Improvements — Except for the footprints of the two buildings on
the property, the entire Redevelopment Area is paved. However, the concrete paving
is badly cracked and deteriorating and is in need of replacement.

In addition, there are several sewer inlets on the site that are on poor condition.

¢ Deferred Maintenance — The two structures within the Redevelopment Area were
constructed nearly 60 years ago and are generally fair or poor condition. Although
the age of a building does not automatically constitute a blighted condition, older
structures, unless very well maintained and updated regularly, tend to have problems
with their electrical and mechanical systems, as well as a tendency for gradual overall
4 deterioration.

The existing buildings on the site suffer from a number of deferred maintenance items
which include:

- Deteriorating metal siding

- Deteriorating and boarded overhead garage doors

= - Broken, deteriorating and boarded windows

- Old and patched brickwork

- Brickwork in need of major tuck pointing

- Missing and broken gutters and downspouts

- Deteriorating roofs with vegetation growing in places
- Deteriorating canopy between east and west building
- Pealing paint

- Deteriorating and missing ceiling tiles

- Deteriorating and missing flooring
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CONDITIONS WHICH ENDANGER LIFE OR PROPERTY BY FIRE OR
OTHER CAUSES

e Leaking Underground Storage Tanks—There are four underground storage tanks
located on the property. According to a “Phase II Soil and Groundwater
Investigation” report by Environmental Operations, Inc., the tanks are leaking and
there is an estimated 2,200 tons of contaminated soil on the property requiring
remediation. In addition, “groundwater contamination has been detected onsite at
concentrations exceeding current groundwater remediation standards.” Based on
these findings, Environmental Operations, Inc., has recommended that the UST’s be
removed at the earliest practical time. Additionally, Environmental Operations, Inc.,
has noted that concentrations of petroleum hydrocarbons were detected at levels in
the soil that are considered to be evidence of a release and are reportable to the
Missourt Department of Natural Resources.

¢ Presences of Asbestos Containing Materials—According to Environmental
Operations, Inc., friable materials suspected of containing asbestos were observed in
the buildings on the property. The ceiling tiles in the building were identified as a
potential problem. The report went on to state that the floor tiles, associated mastics,
and the transite must be assumed to contain asbestos.

5.0 ECONOMIC LIABILITY

The City of St. Louis is a mature city that is surrounded by other cities and therefore has
no opportunities to expand its corporate limits. Subsequently, the only opportunity for
economic growth that is possible is through redevelopment of existing sites and
buildings. Given its prominent position in the Delmar East Loop area and its proximity
to the MetroLink station the Redevelopment Area represents a very important
redevelopment opportunity for the City of St. Louis. Given the vacancy of the existing
buildings, the Redevelopment Area is clearly underutilized and significantly short of the
economic benefit it could provide for the City of St. Louis and other taxing jurisdictions.

EXISTING VACANCY OF PROPERTY

The property and buildings within the Redevelopment Area have been vacant for over
two years, resulting in a loss of revenue for the City of St. Louis.

STAGNANT ASSESSED VALUE

Over the past decade the assessed value of the property in the Redevelopment Area has
not kept pace with inflation or the increase in assessed value for the City of St. Louis. In
fact, the assessed value has actually declined. In 1994, the total assessed value of the
Redevelopment Area was $56,900. In 2004 the total assessed value was $62,600, which
represents an increase of only 10% over the last decade. During this same period, the
Consumer Price Index increased by 27% and the total assessed value for the City of St.
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Louis increased by nearly 28% between 1995 and 2004. The assessed value of the
Redevelopment Area from 1994 through 2004 is listed below:

Change in Assessed Value 1994 to 2004

Year Land Improvements Total

1994 35,800 21,100 56,900

1995 35,800 21,100 56,900

1996 35,800 21,100 56,900

g 1997 35,800 21,100 56,900
, ? 1998 35,800 21,100 56,900
1999 35,800 21,100 56,900

% 2000 35,800 21,100 56,900
2001 35,800 21,100 56,900

B 2002 35,800 21,100 56,900
R 2003 35,800 26,800 62,600
1 2004 35,800 26,300 62,600

Source: St. Louis City Assessor

In 2005, the assessed value for land remained the same at $35,800 but the assessed value
for improvements increased to $ 108,000 despite the vacancy of the property and
continuing decline of the improvements.
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Photographs of Blighting Conditions
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pavement, peeling paint, exposed electrical wiring, and deteriorating overhead door.

Loop Center North TIF Redevelopment Area Blight Analysis





o
i

Deteriorating windows, peeling paint, deteriorating pavemet and sewer inlet at
rear of east building.

Graffiti on west building and eerioram metal addin on east buili. |
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Peeling paint, deteriorated
and boarded overhead
door, patched brick wall,
and deteriorating
driveway between east
and west buildings.

Loop Center North TIF Redevelopment Area Blight Analysis





faara Gtk

e B s

S

APPENDIX C

Project Area Site Plan, Floor Plans, Building Elevations and Perspective
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APPENDIX D

Evidence of Commitment to Finance Project Costs






Nationatl Clty Bank of the Midwest

" L i
l 'aua nl cuyﬁ‘ 10401 Clayton Road

St. Louis, MO 63131

September 16, 2005

Loop Center North, LLC
6105-23 Delmar Boulevard
St. Louis, Mo 63112

The purpose of this letter is to reiterate National City’s commitment to provide financing
for your proposed project to develop the property located at 6105-6123 Delmar
Boulevard in the city of St. Louis (“the Project™), subject to final review and approval of
the Bank’s Loan Committee.

As we have discussed, financing of the project would not be feasible without the
assistance of tax increment financing. Therefore, please be advised that we are excited to

provide financing for the Project should the City of St. Louis issue the necessary tax
increment financing.

If you have any questions, or if I can be of further assistance please contact me at (314)
587-7809.

Thank you,

Brian M. Glarner
Commercial Banking Officer

73-0101-29 {07/04)
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State of Missouri )

City of St. Louis )

AFFIDAVIT

The undersigned swears, affirms and certifies the following to be true to induce the approval of

tax increment financing for the Loop Center North Redevelopment Area in the City of St. Louis,
Missouri.

1. The provisions of Section 99.810.1 (1) of the Real Property Tax Increment Allocation
Redevelopment Act (the “TIF Act”) have been met; and

2. The Loop Center North Redevelopment Area is a “blighted area” as defined by Section
99.805 of the TIF Act; and

3. The Loop Center North Redevelopment Area has not been subject to growth and
development through investment by private enterprise, and would not reasonably be
anticipated to be developed without the adoption of tax increment financing; and

4," Loop Center North, L.L.C. would not construct the project it has proposed for the Loop
Center North Redevelopment Area without tax increment financing as provided in the
Loop Center North Redevelopment Plan for the Loop Center Redevelopment Area.

Ol Seve

Neal Shapiro >

Subscribed and sworn to before me this / (p‘fézy of September 2005.

Notary Public ~ MYKA DAWN LEE

Notary Public - Notary Seal
. . C Z . 2 F MISSOURI
My commission expires on: 2 Q{D o} ST‘;Z%)“E County

My Commission Expires: April 3, 2007






