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Eq B d Val {BAV] and Taxpayer Data
Redevelopment Project Areat Cna
Univarsity City, Missouri
Mad Ragant Taxable
Farcal ID# Property Addras Gwner Name Equalized Ancusad
Yaluation '

ITRALNID MAYFLOWER CT MITCHELL Gl 134850
LTEALOR0 3635 MAYFLOWER CT [CLARNK ANIREW W TBSSIR FINLEY HAW 338,410
17KA16711 3508 MAYFLOWER T [MASSINGALE FRED JR 434000
17RALT?24 8612 MAYELOWER T LOGAN RUBY 133,900
ATHEIATRS {3613 MAYFLOWER CT GAINES MARY B 6,20
ATRAIO7ES 16374 MAYFLOWER T HePKINS JOVE £20,760
17K410732 5679 MAYFLOWER. GOT.DRORD JONATHAN P $37,690
1IRAWTH El LANE BARTON G JANIE M 531590
17K4L085 [FRICE FAMITY TRUST $33,150
17410832 HOPKIRE JOTCE 430,480
T7LEZI5H0 [OLIVE INNERFELT FROFERITES LLC 451170
17R410865 [ZHOU YING $43,550
LTFALIB42 [e56R OLIVE MIVD 24 H 4 PROPERTYPARTNERSHIP $114,320
17RAMID 1170 BRISCOE FL S I30R B BATALTA H/W $34,300
17KA0913 1177 BRISTOR PL TRUCHG JOHN & LaM TUYET ET AL TA/C 335,530
1TKASIBIG 1175 BRISCOE PL RUVINGV SAMIR & JULIA HAW ETAL $33,910
17HA300A 1100 BRISCOE PT. 1 ENDEV BRISCOE [} LLG $34,580
17R431571 8554 OLIVE BLYD (TAYTON OLIVE JOINT VENTURE $152,530
17XAR0EL 1167 BRISCOR B, PERNIKIMNA ETAL $34,590
1T30LY 1161 BRISSON P $35,200
I7Ha31930 160 BRISCOE P! 1RAMS [GOR NATALYA E/W 33430
1TEANOOH0 8Bt OLIVE HLYD [TRALY INVESTMENT INC $136,600
L7RAR1941 [1184 RRISCOR PL. [BRISCOE FLACE L LC 35,200
17RAINTZ 8512 CLIVE BLVE INVESTMENT INC $735,800
1TKAS1897 [B60 OLIVE BLVD BSF PROPERTIESLLC S174,150
171640539 85 OLIVE BLVD EOBII& I L1C $108,160
17K4 801 8615 MAYFLOWER. CT LEE PON LENG $26.990
17Ka10848 5625 MAYFLOWER CT |LINDSEY JAMES F & SALLIESYRES B $35,800

4654 OLIVH BLVD [TORAH CENTER MIDWEST INC

B6KY OLIVE BLYD [S8C ACQUISTITONS INC A DECORP B,
[1151  MCKNIGHT D JENUWLES SHELIADAVIDSON

8671 OLIVE BV IMCNEIL WALLACE M

91 GLIVE BLVD [5SC ACQUISITIONS INCA DECORP
ORCHARD CT [ANDERS OM JINNETT

$10,110

$10,730

$10,510
$14.730

$11.040

$15000

$10.800

$1080

$1,150

#4110

310670

$13,960

$13,250

$12410
$12,000

$10.40

$12,000

BI.OCK ELAINE & AIAN H/W ETAL /T

$12.000

d11151

DOCS AUTCCAREL L ¢

[TTH LLC

ST LOULS COUNTY CATHOLIC CHURCH REAL

Redevelopment Project Area 1
Cost/Benefit Analysis
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March 30, 2018

Ms. Rosalind Williams

Director University City Department of Community Development
6801 Delmar Boulevard

University City, MO 63130

Dear Ms. Williams,

In regards to University City’s “Request for Redevelopment Proposals — I-170 and Olive
Boulevard”, issued on February 27, 2018, outlined below is a preliminary financial feasibility
analysis, which substantiates the necessity for a portion of the Project to receive public assistance.

The below preliminary projections are based upon the site plan on page 19 of the proposal we
submitted, which comprises approximately 35 acres on the north side of Olive Blvd., and
approximately 16 acres on the south side of Olive. While the plan is subject to change (other than
the presence of the anchor tenant), we believe the below projections closely reflect what will
ultimately be the finished Project. Thus, in assessing the financial feasibility of the Project, please
take into account the below figures.

Soft Costs: $16,300,000
Land Acquisition & Relocation: $76,200,000
Demolition/Cleanup/Site Work: $13,800,000
Public Infrastructure & Improvements: $6,000,000
Building Construction: $75,200,000
Contingency: $2,000,000
Total Estimated Project Costs: $189,500,000

The Developer is requesting $70.5 million of public assistance in the form of tax-increment
financing (TIF), as well as the designation of a community improvement district (CID), which will
impose a one-percent surtax on the sale of retail goods. Furthermore, the $70.5 million excludes
the cost of bond issuance, accrued interest, and capitalized interest (if applicable). The projected
sales tax revenue produced will be sufficient to cover a portion of the extraordinary costs, thus
making the Project viable, as indicated in the below analysis.

Total Estimated Project Costs: $189,500,000
less Selling off land to other users

(retail anchor, hotel, senior living, etc.),

and the construction costs of those sites: ($58,850,000)
less Public Assistance: ($70,500,000)
Developer’s Net Project Costs: $60,150,000

Income Analysis at Project Stabilization (est. 2021)
Scheduled Gross Annual Income: $8,670,000




o

less Annual Operating Expenses: ($3,000,000)
Net Operating Income: $5,670,000

Rents are estimated to be in the $13.00-$25.00 per square foot (annual) range for retail space, and
$1.70-$1.85 per square foot {(monthly) for the apartments. These lease rates are commensurate
with other retail-oriented/mixed-use developments in the metro-St. Louis area, which have similar
intrinsic features as the proposed redevelopment area.

Cost/Return Feasibility Analysis

With Assistance Without Assistance
Total Estimated Project Costs: $189,500,000 $189,500,000
less Other Users’ Project Costs: ($58,850,000) ($58,850,000)
less Public Assistance: ($70,500,000) ($0)
Adjusted Project Costs (APC): $60,150,000 $130,650,000
Net Operating Income (NOI): $5,670,000 $5,670,000
Developer’s Rate of Return (NOI+APC) = 9.43% 4.34%

Generally, as a minimum threshold, an acceptable rate of return for a project of this size and scale
would be in the 10-12% range. As you can see from the above analysis, even with public assistance,
the projected return falls below this threshold, however, we consider it a fair return, and still worth
pursuing, due to the tremendous benefit it stands to be for the community and the region.

Given the above-mentioned items, as well as the risk and complexity associated with this Project,
we firmly believe that “but for” a public assistance component, an acceptable rate of return cannot
be achieved, and thus the Project is not financially feasible. Additionally, we believe the
assumptions put forth in our analysis to be practical and realistic for this market.

Accordingly, with the evidence provided in this letter, along with the data compiled by the City’s
consultant (PGAV), the TIF Commission should have enough information to make its decision
regarding the Project’s advancement. We look forward to working with the City and the TIF
commission over the next couple of months. Thank you.

P

Regards,

Jonaghan Browne &

Nﬁil’&&l Koch
U. City, LL.C c/o Novus Development
20 Allen Avenue, Suite 400

Webster Groves, MO 63119
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University City

Department of Community Development
46801 Delmar Boulevard, University City, Missouri 43130, Phone: {314) 505-8500, Fax: (314) 862-3148

To:  University City TiF Commission

From: Gregory Rose, City Manag;%\

Date: May 4, 2018

Re: Redevelopment Project Areas 2 and 3

The Olive Boulevard Commercial Corridor and Residential Conservation
Redeveliopment Plan contemplates that tax increment financing will be used primarily to
assist in the renovation and rehabilitation of residential and commercial property and the
improvement of public infrastructure within Redevelopment Project Area 2 and
Redevelopment Project Area 3.

Redevelopment Project Area 2 includes approximately 5,014 separate parcels of
land and Redevelopment Project Area 3 includes approximately 251 separate parcels of
land. Due to the number of parcels involved, redevelopment of these areas by a single
private developer is not feasible (and, regardless, not desired). However, the City is willing
to serve as the master developer of these areas for the purposes of (a) administering
residential and commercial revitalization incentive programs available to property owners
within Redevelopment Project Area 2 and Redevelopment Project Area 3, (b) completing
public infrastructure improvements and (3) undertaking other redevelopment initiatives
that the City Council determines will benefit the residential and commercial property in
Redevelopment Project Areas 2 and 3.

As part of the revitalization incentive programs, the City will provide grants and

loans to

property owners that undertake eligible improvements to properties within

Redevelopment Project Area 2 and Redevelopment Project Area 3, including, without

limitation:

o @ © 8 @

improvements necessary to satisfy currenf building and safety code
requirements;

fagade rehabilitation;

repairfreplacement of roofs, floors, structural walls, and windows;
repairfreplacement of electrical, plumbing, heating, and cooling systems;
installation of a sprinkler, fire or smoke alarm system; and

parking lot paving and property landscaping.

Additionally, for some larger commercial projects, the commercial revitalization
incentive program could fund other costs permitted by the TIF Act, inciuding (2) the costs
of studies, surveys, plans and specifications, {b) professional service costs, including, but
not limited to, architectural, engineering, legal, marketing, financial, ptanning and other
services, (c) property assembly costs, {d) additional building renovation and rehabilitation
costs and (e) costs of constructing public works or improvements.



Separate from the revitalization incentive programs, the City may also use tax
increment financing revenues to (a) provide incentives to displaced residents and
businesses to relocate within Redevelopment Project Areas 2 and 3, (b) fund targeted
public improvements intended to encourage redevelopment of adjacent properties
(including, without limitation, streetscape and other infrastructure improvements, park
development and construction of community facilities), (c) incentivize private and public
redevelopment activities, including demolition, renovation and/or construction of buildings,
and (d) acquire vacant parcels and/or parcels with dilapidated structures and construct
new structures thereon.

If tax increment financing is made available, as contemplated by the Plan, the City
is committed to using tax increment financing revenues to implement the revitalization
incentive programs, fund targeted public infrastructure improvements and otherwise
encourage redevelopment of Redevelopment Project Area 2 and Redevelopment Project
Area 3, as described above. The City has reviewed the Cost-Benefit Analysis prepared
in conjunction with the Plan and believes there will be adequate tax increment financing
revenues for these purposes. Accordingly, the City believes it will be financially feasible
to undertake the redevelopment of Redevelopment Project Area 2 and Redsvelopment
Project Area 3, as described above.

The City will continue to explore alternative financing methods, including various
grants, to offset the use of tax increment financing. However, given the size of
Redevelopment Project Area 2 and Redevelopment Project Area 3 and the revitalization
needs of these areas, tax increment financing will be necessary to fully fund these

endeavors.
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Pepartment of Community Development
4801 Delmar Boulevard, University City, Missouri 63130, Phone: {314} 505-8B500, Fax: {314) 862-3148

To:  University City TIF Commission

From: Gregory Rose, City Manag;%\

Date: May 4, 2018

Re: Redevelopment Project Areas 2 and 3

The Olive Boulevard Commercial Corridor and Residential Conservation
Redevelopment Plan contemplates that tax increment financing will be used primarily to
assist in the renovation and rehabilitation of residential and commercial property and the
improvement of public infrastructure within Redevelopment Project Area 2 and
Redevelopment Project Area 3.

Redevelopment Project Area 2 includes approximately 5,014 separate parcels of
land and Redevelopment Project Area 3 includes approximately 251 separate parcels of
land. Due to the number of parcels involved, redevelopment of these areas by a single
private developer is not feasible (and, regardless, not desired). However, the City is willing
to serve as the master developer of these areas for the purposes of (a) administering
residential and commercial revitalization incentive programs available to property owners
within Redevelopment Project Area 2 and Redevelopment Project Area 3, {b) completing
public infrastructure improvements and (3) undertaking other redevelopment initiatives
that the City Council determines will benefit the residential and commercial property in
Redevelopment Project Areas 2 and 3.

As part of the revitalization incentive programs, the City will provide grants and

loans to

property owners that undertake eligible improvements to properties within

Redevelopment Project Area 2 and Redevelopment Project Area 3, including, without

limitation:

Q = & w o

improvements necessary to satisfy current buiiding and safety code
requirements;

fagade rehabilitation;

repairfreplacement of roofs, floors, structural walis, and windows;
repair/replacement of electrical, piumbing, heating, and cooling systems;
installation of a sprinkler, fire or smoke alarm system; and

parking lot paving and property landscaping.

Additionally, for some larger commercial projects, the commercial revitalization
incentive program could fund other costs permitted by the TIF Act, including (a) the costs
of studies, surveys, plans and specifications, (b) professional service costs, including, but
not limited to, architectural, engineering, legai, marketing, financial, planning and other

services,

(c) property assembly costs, (d) additional building renovation and rehabilitation

costs and (e) costs of constructing public works or improvements.



Separate from the revitalization incentive programs, the City may also use tax
increment financing revenues to (a) provide incentives to displaced residents and
businesses to relocate within Redevelopment Project Areas 2 and 3, (b) fund targeted
public improvements intended to encourage redevelopment of adjacent properties
(including, without limitation, sireetscape and other infrastructure improvements, park
development and construction of community facilities), (¢) incentivize private and public
redevelopment activities, including demolition, renovation and/or construction of buildings,
and (d) acquire vacant parcels and/or parcels with dilapidated structures and construct

new structures thereson.

if tax increment financing is made available, as contemplated by the Plan, the City
is committed to using tax increment financing revenues to implement the revitalization
incentive programs, fund targeted public infrastructure improvements and otherwise
encourage redevelopment of Redevelopment Project Area 2 and Redevelopment Project
Area 3, as described above. The City has reviewed the Cost-Benefit Analysis prepared
in conjunction with the Plan and believes there will be adequate tax increment financing
revenues for these purposes. Accordingly, the City believes it will be financially feasible
to undertake the redevelopment of Redevelopment Project Area 2 and Redevelopment
Project Area 3, as described above.

The City wili continue to explore alternative financing methods, including various
grants, to offset the use of tax increment financing. However, given the size of
Redevelopment Project Area 2 and Redevelopment Project Area 3 and the revitalization
needs of these areas, tax increment financing will be necessary to fully fund these

endeavors.



