WORK SESSION MEETING

SEVE G
A * %\c: AGENDA
S A CITY OF CREVE COEUR
% v 03 CITY COUNCIL
®1949° 300 NORTH NEW BALLAS RD
NOVEMBER 24, 2025
6:00 PM

CALL TO ORDER
ROLL CALL
DISCUSSION ITEMS
1. Approval of November 10, 2025, City Council Work Session Minutes

2. Bayer East Comprehensive Plan Update - Incentive Review Criteria
Summary: Andy Struckhoff with PGAV Planners will continue the discussion on
the incentive process used for the 2024 Olia Village project and present
proposed criteria for the City Council to consider when evaluating future incentive
requests for the Bayer East campus.

ADJOURNMENT

Pursuant to Section 610.022 RSMo., the City Council could, at any time during the
meeting, vote to close the public meeting and move to closed session to discuss
matters relating to litigation, legal actions and/or communications from the City
Attorney as provided under Section 610.021(1) RSMo. and/or personnel matters
under Section 610.021(13) RSMo. And/or employee matters under Section
610.021(3) RSMo. and/or real estate matters under Section 610.021(2) or other
matters as permitted by Chapter 610.

Posted by:

Date/Time posted:

If you need special accommodations to attend a meeting, services may be
arranged by contacting the Office of the City Administrator in advance.
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C
Qc» ‘*’ o% WORK SESSION MEETING
o = MINUTES
% v O& CITY OF CREVE COEUR
®71949° CITY COUNCIL

300 NORTH NEW BALLAS RD
NOVEMBER 10, 2025
6:00 PM

CALL TO ORDER

A work session meeting of the City Council of the City of Creve Coeur was called to
order by Mayor Robert Hoffman at the City Council Chamber, 300 North New Ballas
Rd, City of Creve Coeur Government Center, Creve Coeur, MO 63141 on Monday,

November 10, 2025, at 6:02 p.m.

ROLL CALL

Mayor Robert Hoffman

Council Member, Ward 1 Mark Manlin
Council Member, Ward 1 Donna Spence
Council Member, Ward 2 Nicole Greer
Council Member, Ward 2 Kimberly Norwood
Council Member, Ward 3 David Hoffman
Council Member, Ward 3 Drew Newman
Council Member, Ward 4 Mara Berry
Council Member, Ward 4 Scott Saunders

Others Present: Andy Struckhoff of PGAV, Planners.

Staff Present: Interim City"Administrator Sharon Stott, City Attorney Carl Lumley,
Director of Community Development dason Jaggi, Chief of Police Jeffrey Hartman, and
City Clerk Kellie Henke.

DISCUSSION ITEMS

1. Approval of October 27, 2025, City Council Work Session Minutes

RESULT: APPROVED (UNANIMOUS)

MOVER: Berry

SECONDER: Spence

AYES: Manlin, Spence, Greer, Norwood, Hoffman, Newman, Berry, Saunders

The vote on the motion being 8 ayes and 0 nays, motion carried.

2. Bayer East Comprehensive Plan Update - Incentive Review Criteria

Andy Struckhoff, of PGAV Planners, reviewed the economic incentive programs
available under state law and their potential applications (see Exhibit A; Slides 1 - 29),
including Tax Increment Financing (TIF), Tax Abatement, Community Improvement
Districts (CID), and Transportation Development Districts (TDD).
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Council Member Norwood requested clarification on the TIF process and its impact on
school districts. Mr. Struckhoff explained that the cost-benefit analysis considers
property and sales tax revenues and emphasized that TIFs do not reduce existing
school funding. School districts continue to receive their base property tax revenue,
with only the incremental increases used for TIF-related improvements.

Mr. Struckhoff discussed several topics related to Tax Inerement Financing (TIF),
including the definition of a blighted area, subject to review and approval by the City
Council, conservation areas, the property tax basg‘and increment (PILOTSs), the
economic activity tax base and increment (EATS), as well as the 'general advantages
and disadvantages of TIFs.

Mr. Struckhoff provided an overview of thesILDD process, including its general
advantages and disadvantages. He also'discussed the CID process, outlining its pros
and cons, along with explanations of Chapter853 tax abatement and Chapter 100 tax
abatement.

Council Member Hoffman moved, seconded,by Council Member Spence, to continue
the discussion of the incentive process used for the Olia Village project in 2024 as well
as the draft criteria for'the Council’'s,consideration until the upcoming work session
scheduled for Monday, November 24, 2025. This review will help inform the
development of an ineentive policy guide that the Council may use to evaluate future
incentive requests for development proposals on the Bayer East campus.

RESULT: APPROVED (UNANIMOUS)

MOVER: Hoffman

SECONDER: Spence

AYES: Mark Manlin, Donna Spence, Nicole Greer, Kimberly Norwood, David Hoffman,
Drew Newman, Mara Berry, Scott Saunders

The vote on the motion being 8 ayes and 0 nays, motion carried.

ADJOURNMENT

The meeting adjourned at 6:50 p.m.
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NOVEMBER 10, 2025

6:00 PM
Submitted by:
Kellie Henke Dr. Robert Hoffman
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Bayer East Campus:
Comprehensive Plan Update

City Council Incentives Discussion - November 10, 2025

CREVE COEUR COMPREHENSIVE PLAN UPDATE INCENTIVE POLICY DISCUSSION PGAVPLAN Page50§§}



Agenda

* Understand Purpose
* Review Incentives
* Recent Experience

* Incentive Review Criteria/Policy Considerations

* Next Steps

CREVE COEUR COMPREHENSIVE PLAN UPDATE



Purpose

Comprehensive Plan Update:

* Update the 2017 Creve Coeur Comprehensive Plan and 39North Master Plan to reflect the
City's vision for the Bayer East Campus Sitejunderstanding how this site can reflect the
community's vision and fit within City’s.overall’plan for the future

* Led by Planning & Zoning

Incentive Policy:

* Provides guidance for any use of incentives for development in this area in the future

* Led by City Council

CREVE COEUR COMPREHENSIVE PLAN UPDATE



Statutory Development Incentives

The State of Missouri enables Counties and Municipalities the ability to create individual areas

within which taxes may be abated or redirected or within#which additional taxes may be imposed.

The deployment of these mechanisms must be for a defined public purpose and also must conform

with an adopted plan.

Statutory Development Incentives Include:

1. TaxIncrement Financing Goal - use available tools, when
Tax Abatement hecessary, to create the type of
development community desires

2
3. Community Improvement District
4

Transportation Development District

CREVE COEUR COMPREHENSIVE PLAN UPDATE



Tax Increment Financing ("TIF")

The Real Property Tax Increment Allocation Redevelopment Act (99.800-865 R.S.Mo.):

1. Sources of Revenue: Incremental revenues generated withinthe district; 100% incremental property tax
revenues and 50% incremental economic activity taxes

2. Eligible Uses of Funds: Public capital improvements; property assembly (including acquisition and
demolition of buildings); costs of rehabilitation, reconstruction, or repair or remodeling of existing buildings
and fixtures; relocation costs

3. Formation: By governing body of City; requires'TIF Commission review and public hearing

4. Powers & Limitations: Requires adoption/of Redevelopment Plan which describes the project,
redevelopment project costs, sources of funds to pay costs, type and term of sources of funds to pay
costs, type and term of obligations, cost-benefit analysis, eligibility analysis and other findings per the TIF

Act; must pass "but for" test

CREVE COEUR COMPREHENSIVE PLAN UPDATE



Tax Increment Financing ("TIF")

Governance: Governed by City; Incremental revenues allocated to a Special Allocation Fund

maintained by the City

Borrowing Authority: Financial Obligations secured’by Special Allocation Fund and may be
issued by the City; Obligations shall notbe@ageneral obligation of the political subdivision and
cannot exceed 23 years; Obligations may.only be payable out of any funds or properties other

than those specifically pledged as security

CREVE COEUR COMPREHENSIVE PLAN UPDATE



Whatis TIF?

THE TIF CONCEPT \F TERMINOLOGY

TIF is a public/private partnership tool that is an Redevelopment Plan
incentive to overcome development challenges. Redevelopment Project

Redevelopment Area
TIF enables an Area to fund its own revitalization by “Blighted Area”

using incremental (new) taxes to pay for certain
eligible project costs
u Up-to 100% of incremental property.taxes.
u Up-to 50% of incremental sales taxes.

“Conservation Area”
Redevelopment Project Area
Payments in Lieu of Taxes (PILOTSs)
Economic Activity Taxes (EATS)
Special Allocation Fund

Projects that are expected to bring “net new” tax
revenues to Missouri may qualify for “Super TIF”.

CREVE COEUR COMPREHENSIVE PLAN UPDATE
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“Blighted Area” Definition

(1) "Blighted area", an area which, by reason of the predominance
of insanitary or unsafe conditions, deterioration of site
Improvements, or the existence af«conditions which endanger life or
property by fire and other cadses, or any combination of such
factors, retards the provisioniof'housing accommodations or
constitutes an economic or social liability or a menace to the public

health, safety, or welfare in its present condition and use;

CREVE COEUR COMPREHENSIVE PLAN UPDATE



“Conservation Area” Definition

(3) "Conservation area", any improved area within the boundaries of a redevelopment area located
within the territorial limits of a municipality in which fifty pereent or more of the structures in the area
have an age of thirty-five years or more. Such an area is not yet a'blighted area but is detrimental to the
public health, safety, or welfare and may become a blighted area because of any one or more of the
following factors: dilapidation; obsolescence; deteriorationyillegal use of individual structures; presence
of structures below minimum code standards; abandonment; excessive vacancies; overcrowding of
structures and community facilities; lack of ventilation, light or sanitary facilities; inadequate utilities;
excessive land coverage; deleterious land use orltayout; depreciation of physical maintenance; and lack
of community planning. A conservationarea‘’shall meet at least three of the factors provided in this
subdivision for projects approved on or after December 23, 1997. For all redevelopment plans and
projects approved on or after January 1, 2022, in retail areas, a conservation area shall meet the

dilapidation factor as one of the three factors required under this subdivision;

CREVE COEUR COMPREHENSIVE PLAN UPDATE



TIF: Property Tax Base and Increment (PILOTSs)

Increment

Property Assessed Value (Post Dvip):
Base $100,000

Tax Levy:55/5100 of Assessed Valu Increment:
Property Assessed Value (Pre-Dvip): 5% : Amount
$1,000 -. Total Tax Revenue: $4,950 Changes
Tax Levy:55/5100 of Assessed Value $5000 Based ofl
5% Total Increment (PILOF’s): Valuation
Total Tax Revenue: (Post-Dvlp Rev)-
S50 ($5000-550) Received by

$4950 Taxing

District

Amount

Remains
Constant

Pre Post
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TIF: Economic Activity Tax Base and Increment (EATS)

Base

EATS collected prior to TIF:
$1,000

Increment

Additional EATS generated
from economic activitie

the redevelopmen @

$100,000

Increment
Captured
by TIF:

$50,000

Amount
Changes

Based on
EATS

Received by
Taxing —
District

Increment:
$50,000

Amount

Remains
h Constant

Pre Post
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		Chart 1

		Sources of Current Revenue

		(Excluding State of Missouri and TDD Revenues)

		Woodson/Page Redevelopment Area

		Overland, Missouri



&LOctober 26, 2001&C&F&RPGAV Urban Consulting



Chart1

		Sales Taxes

		Real Property Taxes

		Personal Property Taxes

		Commercial Surcharge

		Utility Taxes



Current Revenues By Tax Type
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Sheet6

		City of Overland

		St. Louis County

		School District

		Other Taxing Jurisdictions



&LMarch 10, 2000&C&F&RPGAV Urban Consulting

Current Revenues By Taxing Jurisdiction
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Sheet1

		

		Taxing Entity		Current Taxes						Current Taxes

		City of Overland		$   25,292				Sales Taxes		$   17,673

		St. Louis County		$   28,511				Real Property Taxes		$   50

		School District		$   181,045				Personal Property Taxes		$   65,640

		Other Taxing Jurisdictions		$   137,926				Commercial Surcharge		$   45,793

								Utility Taxes		$   14,773

		TIF Rev

		City of Overland		$   656,935				City of Overland		$   619,590

		St. Louis County		$   12,842				St. Louis County		$   16,836

		School District		$   105,834				School District		$   43,115

		Proposed Transportation Development District		$   - 0				Proposed TDD		$   484,079

		Other Taxing Jurisdictions		$   379,328				Other Taxing Jurisdictions		$   570,621

				TIF Revenue

								Other Revenue

		State of Missouri		$   - 0

		County General		$   4,207				State of Missouri		$   2,295

		County Park Maintenance		$   775				County General		$   5,278

		County Bond Retirement		$   1,882				County Park Maintenance		$   823

		County Roads and Bridges		$   2,325				County Bond Retirement		$   3,415

		County Hospital-Health		$   3,653				County Roads and Bridges		$   2,778

		Junior College Dist.		$   5,314				County Hospital-Health		$   4,543

		Special School Dist.		$   13,794				Junior College Dist.		$   4,369

		Metro Zoo, Park and Museum		$   5,137				Special School Dist.		$   10,967

		Sheltered Workshop		$   1,882				Metro Zoo, Park and Museum		$   4,477

		County Library L1		$   3,100				Sheltered Workshop		$   1,258

		Ritenour School Dist.		$   105,834				County Library L1		$   3,102

		City of Overland		$   4,650				Ritenour School Dist.		$   43,115

		Community Fire Dist.		$   30,555				City of Overland		$   - 0

		SD9 S. Overland Sewer Dist.		$   - 0				Community Fire Dist.		$   679

		SD 18 U. City Sewer Dist.		$   1,550				SD9 S. Overland Sewer Dist.		$   1,137

		Metro St. Louis Sewer Dist.		$   1,550				SD 18 U. City Sewer Dist.		$   616

		Miss. Rv. Anti-Pol. Sewer Dist.		$   443				Metro St. Louis Sewer Dist.		$   127,716

		Sub total		$   186,648				Miss. Rv. Anti-Pol. Sewer Dist.		$   (46,768)

										$   169,800

		State of Missouri		$   - 0

		Conservation		$   - 0				State of Missouri		$   3,874,094

		Parks & Soils		$   - 0				Conservation		$   121,065

		Bi-State		$   262,987				Parks & Soils		$   96,852

		Metro Link		$   - 0				Bi-State		$   244,143

		Metro Park/Recreation		$   53,018				Metro Link		$   122,072

		City of Overland		$   525,974				Metro Park/Recreation		$   96,852

		City of Overland		$   131,493				City of Overland		$   488,287

		Proposed TDD3		$   - 0				City of Overland		$   122,072

		Sub Total 50% Sales Taxes		$   973,472				Proposed TDD3		$   484,079

		Sub Total 50% Sales Taxes Ex. TDD		$   973,472

		City of Florissant 50% Utility Taxes		$   (5,182)

								City of Florissant 50% Utility Taxes		$   9,232





Sheet2

		Table 2

		TIF Revenue

		Woodson/Page Redevelopment Area

		Overland, Missouri

						TIF Year/Year																								TIF Year/Year

		Taxing District/Category		Levy		1		2		3		4		5		6		7		8		9		10		11		12		13		14		15		16		17		18		19		20		21		22		23		Total

						2001		2002		2003		2004		2005		2006		2007		2008		2009		2010		2011		2012		2013		2014		2015		2016		2017		2018		2019		2020		2021		2022		2023

		Base EAV To Remain				$   2,972,000		$   2,972,000		$   1,167,500		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0

		New EAV				$   - 0		$   - 0		$   - 0		$   4,645,243		$   4,645,243		$   4,645,243		$   4,877,505		$   4,877,505		$   4,999,443		$   4,999,443		$   5,124,429		$   5,124,429		$   5,252,540		$   5,252,540		$   5,331,328		$   5,331,328		$   5,411,298		$   5,411,298		$   5,492,467		$   5,492,467		$   5,574,854		$   5,574,854		$   5,658,477		$   5,743,354		$   5,743,354		$   5,829,504

		Base EAV				$   2,972,000		$   2,972,000		$   2,972,000		$   2,972,000		$   2,972,000		$   2,972,000		$   2,972,000		$   2,972,000		$   2,972,000		$   2,972,000		$   2,972,000		$   2,972,000		$   2,972,000		$   2,972,000		$   2,972,000		$   2,972,000		$   2,972,000		$   2,972,000		$   2,972,000		$   2,972,000		$   2,972,000		$   2,972,000		$   2,972,000		$   2,972,000		$   2,972,000		$   2,972,000

		Incremental EAV				$   - 0		$   - 0		$   (1,804,500)		$   1,673,243		$   1,673,243		$   1,673,243		$   1,905,505		$   1,905,505		$   2,027,443		$   2,027,443		$   2,152,429		$   2,152,429		$   2,280,540		$   2,280,540		$   2,359,328		$   2,359,328		$   2,439,298		$   2,439,298		$   2,520,467		$   2,520,467		$   2,602,854		$   2,602,854		$   2,686,477		$   2,771,354		$   2,771,354		$   2,857,504

		Real Estate Taxes1

		State of Missouri		0.030		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   1		$   - 0		$   - 0

		County General		0.190		$   - 0		$   - 0		$   - 0		$   3,179		$   3,179		$   3,179		$   3,620		$   3,620		$   3,852		$   3,852		$   4,090		$   4,090		$   4,333		$   4,333		$   4,483		$   4,483		$   4,635		$   4,635		$   4,789		$   4,789		$   4,945		$   4,945		$   5,104		$   5,104		$   5,266		$   5,429

		County Park Maintenance		0.035		$   - 0		$   - 0		$   - 0		$   586		$   586		$   586		$   667		$   667		$   710		$   710		$   753		$   753		$   798		$   798		$   826		$   826		$   854		$   854		$   882		$   882		$   911		$   911		$   940		$   - 0		$   970		$   1,000

		County Bond Retirement		0.085		$   - 0		$   - 0		$   - 0		$   1,422		$   1,422		$   1,422		$   1,620		$   1,620		$   1,723		$   1,723		$   1,830		$   1,830		$   1,938		$   1,938		$   2,005		$   2,005		$   2,073		$   2,073		$   2,142		$   2,142		$   2,212		$   2,212		$   2,284		$   - 0		$   2,356		$   2,429

		County Roads and Bridges		0.105		$   - 0		$   - 0		$   - 0		$   1,757		$   1,757		$   1,757		$   2,001		$   2,001		$   2,129		$   2,129		$   2,260		$   2,260		$   2,395		$   2,395		$   2,477		$   2,477		$   2,561		$   2,561		$   2,646		$   2,646		$   2,733		$   2,733		$   2,821		$   - 0		$   2,910		$   3,000

		County Hospital-Health		0.165		$   - 0		$   - 0		$   - 0		$   2,761		$   2,761		$   2,761		$   3,144		$   3,144		$   3,345		$   3,345		$   3,552		$   3,552		$   3,763		$   3,763		$   3,893		$   3,893		$   4,025		$   4,025		$   4,159		$   4,159		$   4,295		$   4,295		$   4,433		$   - 0		$   4,573		$   4,715

		Junior College Dist.		0.240		$   - 0		$   - 0		$   - 0		$   4,016		$   4,016		$   4,016		$   4,573		$   4,573		$   4,866		$   4,866		$   5,166		$   5,166		$   5,473		$   5,473		$   5,662		$   5,662		$   5,854		$   5,854		$   6,049		$   6,049		$   6,247		$   6,247		$   6,448		$   - 0		$   6,651		$   6,858

		Special School Dist.		0.623		$   - 0		$   - 0		$   - 0		$   10,424		$   10,424		$   10,424		$   11,871		$   11,871		$   12,631		$   12,631		$   13,410		$   13,410		$   14,208		$   14,208		$   14,699		$   14,699		$   15,197		$   15,197		$   15,703		$   15,703		$   16,216		$   16,216		$   16,737		$   - 0		$   17,266		$   17,802

		Metro Zoo, Park and Museum		0.232		$   - 0		$   - 0		$   - 0		$   3,882		$   3,882		$   3,882		$   4,421		$   4,421		$   4,704		$   4,704		$   4,994		$   4,994		$   5,291		$   5,291		$   5,474		$   5,474		$   5,659		$   5,659		$   5,847		$   5,847		$   6,039		$   6,039		$   6,233		$   - 0		$   6,430		$   6,629

		Sheltered Workshop		0.085		$   - 0		$   - 0		$   - 0		$   1,422		$   1,422		$   1,422		$   1,620		$   1,620		$   1,723		$   1,723		$   1,830		$   1,830		$   1,938		$   1,938		$   2,005		$   2,005		$   2,073		$   2,073		$   2,142		$   2,142		$   2,212		$   2,212		$   2,284		$   - 0		$   2,356		$   2,429

		County Library L1		0.140		$   - 0		$   - 0		$   - 0		$   2,343		$   2,343		$   2,343		$   2,668		$   2,668		$   2,838		$   2,838		$   3,013		$   3,013		$   3,193		$   3,193		$   3,303		$   3,303		$   3,415		$   3,415		$   3,529		$   3,529		$   3,644		$   3,644		$   3,761		$   - 0		$   3,880		$   4,001

		Ritenour School Dist.		4.780		$   - 0		$   - 0		$   - 0		$   79,981		$   79,981		$   79,981		$   91,083		$   91,083		$   96,912		$   96,912		$   102,886		$   102,886		$   109,010		$   109,010		$   112,776		$   112,776		$   116,598		$   116,598		$   120,478		$   120,478		$   124,416		$   124,416		$   128,414		$   - 0		$   132,471		$   136,589

		City of Overland		0.210		$   - 0		$   - 0		$   - 0		$   3,514		$   3,514		$   3,514		$   4,002		$   4,002		$   4,258		$   4,258		$   4,520		$   4,520		$   4,789		$   4,789		$   4,955		$   4,955		$   5,123		$   5,123		$   5,293		$   5,293		$   5,466		$   5,466		$   5,642		$   - 0		$   5,820		$   6,001

		Community Fire Dist.		1.380		$   - 0		$   - 0		$   - 0		$   23,091		$   23,091		$   23,091		$   26,296		$   26,296		$   27,979		$   27,979		$   29,704		$   29,704		$   31,471		$   31,471		$   32,559		$   32,559		$   33,662		$   33,662		$   34,782		$   34,782		$   35,919		$   35,919		$   37,073		$   - 0		$   38,245		$   39,434

		SD9 S. Overland Sewer Dist.		0.000		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0

		SD 18 U. City Sewer Dist.		0.070		$   - 0		$   - 0		$   - 0		$   1,171		$   1,171		$   1,171		$   1,334		$   1,334		$   1,419		$   1,419		$   1,507		$   1,507		$   1,596		$   1,596		$   1,652		$   1,652		$   1,708		$   1,708		$   1,764		$   1,764		$   1,822		$   1,822		$   1,881		$   - 0		$   1,940		$   2,000

		Metro St. Louis Sewer Dist.		0.070		$   - 0		$   - 0		$   - 0		$   1,171		$   1,171		$   1,171		$   1,334		$   1,334		$   1,419		$   1,419		$   1,507		$   1,507		$   1,596		$   1,596		$   1,652		$   1,652		$   1,708		$   1,708		$   1,764		$   1,764		$   1,822		$   1,822		$   1,881		$   - 0		$   1,940		$   2,000

		Miss. Rv. Anti-Pol. Sewer Dist.		0.020		$   - 0		$   - 0		$   - 0		$   335		$   335		$   335		$   381		$   381		$   405		$   405		$   430		$   430		$   456		$   456		$   472		$   472		$   488		$   488		$   504		$   504		$   521		$   521		$   537		$   - 0		$   554		$   572

		Sub Total Real Estate Taxes		8.440		$   - 0		$   - 0		$   - 0		$   25		$   26		$   27		$   27		$   28		$   29		$   30		$   31		$   32		$   33		$   34		$   35		$   36		$   37		$   38		$   39		$   40		$   41		$   43		$   44		$   45		$   47		$   48

		Base Sales To Remain				$   841,558		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0

		New Sales				$   - 0		$   - 0		$   21,768,000		$   87,072,000		$   90,283,600		$   92,992,108		$   95,781,871		$   98,655,327		$   100,628,434		$   102,641,003		$   104,693,823		$   106,787,699		$   108,923,453		$   111,101,922		$   113,323,961		$   115,590,440		$   117,902,249		$   120,260,294		$   122,665,499		$   125,118,809		$   127,621,186		$   130,173,609		$   132,777,082		$   135,432,623

		Base Sales				$   841,558		$   841,558		$   841,558		$   841,558		$   841,558		$   841,558		$   841,558		$   841,558		$   841,558		$   841,558		$   841,558		$   841,558		$   841,558		$   841,558		$   841,558		$   841,558		$   841,558		$   841,558		$   841,558		$   841,558		$   841,558		$   841,558		$   841,558		$   858,389

		Incremental Sales				$   - 0		$   (841,558)		$   20,926,442		$   86,230,442		$   89,442,042		$   92,150,550		$   94,940,313		$   97,813,769		$   99,786,876		$   101,799,445		$   103,852,265		$   105,946,141		$   108,081,895		$   110,260,364		$   112,482,403		$   114,748,882		$   117,060,691		$   119,418,736		$   121,823,941		$   124,277,251		$   126,779,628		$   129,332,051		$   131,935,524		$   134,574,234

		Incremental Sales Parks/Rec				$   - 0		$   - 0		$   21,768,000		$   87,072,000		$   90,283,600		$   92,992,108		$   95,781,871		$   98,655,327		$   100,628,434		$   102,641,003		$   104,693,823		$   106,787,699		$   108,923,453		$   111,101,922		$   113,323,961		$   115,590,440		$   117,902,249		$   120,260,294		$   122,665,499		$   125,118,809		$   127,621,186		$   130,173,609		$   132,777,082		$   135,432,623

		TDD Sales				$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0

		Sales Tax2

		State of Missouri		0.04000		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0

		Conservation		0.00125		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0

		Parks & Soils		0.00100		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0

		Bi-State		0.00500		$   - 0		$   - 0		$   52,316		$   215,576		$   223,605		$   230,376		$   237,351		$   244,534		$   249,467		$   254,499		$   259,631		$   264,865		$   270,205		$   275,651		$   281,206		$   286,872		$   292,652		$   298,547		$   304,560		$   310,693		$   316,949		$   323,330		$   329,839

		Metro Link		0.00250		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0

		Metro Park/Recreation		0.00100		$   - 0		$   - 0		$   10,884		$   43,536		$   45,142		$   46,496		$   47,891		$   49,328		$   50,314		$   51,321		$   52,347		$   53,394		$   54,462		$   55,551		$   56,662		$   57,795		$   58,951		$   60,130		$   61,333		$   62,559		$   63,811		$   65,087		$   66,389		$   67,716

		City of Overland		0.01000		$   - 0		$   - 0		$   104,632		$   431,152		$   447,210		$   460,753		$   474,702		$   489,069		$   498,934		$   508,997		$   519,261		$   529,731		$   540,409		$   551,302		$   562,412		$   573,744		$   585,303		$   597,094		$   609,120		$   621,386		$   633,898		$   646,660		$   659,678

		City of Overland		0.00250		$   - 0		$   - 0		$   26,158		$   107,788		$   111,803		$   115,188		$   118,675		$   122,267		$   124,734		$   127,249		$   129,815		$   132,433		$   135,102		$   137,825		$   140,603		$   143,436		$   146,326		$   149,273		$   152,280		$   155,347		$   158,475		$   161,665		$   164,919		$   88,775,610,074,482

		Proposed TDD3		0.01000		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0

		Sub Total 50% Sales Taxes		0.07325		$   - 0		$   - 0		$   193,990		$   798,052		$   827,760		$   852,813		$   878,619		$   905,198		$   923,449		$   942,066		$   961,054		$   980,423		$   1,000,178		$   1,020,329		$   1,040,883		$   1,061,848		$   1,083,232		$   1,105,044		$   1,127,292		$   1,149,985		$   1,173,132		$   1,196,742		$   1,220,824

		Sub Total 50% Sales Taxes Ex. TDD						$   - 0		$   193,990		$   798,052		$   827,760		$   852,813		$   878,619		$   905,198		$   923,449		$   942,066		$   961,054		$   980,423		$   1,000,178		$   1,020,329		$   1,040,883		$   1,061,848		$   1,083,232		$   1,105,044		$   1,127,292		$   1,149,985		$   1,173,132		$   1,196,742		$   1,220,824

		Base Utility Costs To Remain				$   191,853		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0

		New Utility Costs				$   - 0		$   - 0		$   95,622		$   382,490		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0

		Base Utility Costs				$   191,853		$   191,853		$   191,853		$   191,853		$   191,853		$   191,853		$   191,853		$   191,853		$   191,853		$   191,853		$   191,853		$   191,853		$   191,853		$   191,853		$   191,853		$   191,853		$   191,853		$   191,853		$   191,853		$   191,853		$   191,853		$   191,853		$   191,853

		Incremental Utility Costs				$   - 0		$   (191,853)		$   (96,231)		$   190,637		$   (191,853)		$   (191,853)		$   (191,853)		$   (191,853)		$   (191,853)		$   (191,853)		$   (191,853)		$   (191,853)		$   (191,853)		$   (191,853)		$   (191,853)		$   (191,853)		$   (191,853)		$   (191,853)		$   (191,853)		$   (191,853)		$   (191,853)		$   (191,853)		$   (191,853)		$   - 0

		Utility Tax2

		City of Overland 50% Utility Taxes		6.00		$   - 0		$   - 0		$   - 0		$   5,719		$   (5,756)		$   (5,756)		$   (5,756)		$   (5,756)		$   (5,756)		$   (5,756)		$   (5,756)		$   (5,756)		$   (5,756)		$   (5,756)		$   (5,756)		$   (5,756)		$   (5,756)		$   (5,756)		$   (5,756)		$   (5,756)		$   (5,756)		$   (5,756)		$   (5,756)		$   - 0

		Total Incremental Revenue				$   - 0		$   - 0		$   193,990		$   803,796		$   822,030		$   847,084		$   872,890		$   899,471		$   917,723		$   936,340		$   955,329		$   974,699		$   994,455		$   1,014,607		$   1,035,162		$   1,056,128		$   1,077,513		$   1,099,326		$   1,121,576		$   1,144,270		$   1,167,418		$   1,191,029		$   1,215,113		$   45

				1 Assumes improvements will be assessed for the first time 01/01/04.  Real Property EAV growth of 5% in 2007, 2.5% in 2009, 2011, and 2013, and 1.5% in reassessment years thereafter.

				2 Sales and utility tax annual growth of 3% each year between 2006 and 2008 than 2% thereafter.  Assumes that new economic activity taxes will begin to be generated in October 2003

				3 It is assumed that the bottom 50% of TDD revenue will be used to pay TDD issued bonds and not used to retire TIF obligations.

				Note:  All revenues are shown in year generated.  For example: Real Property taxes generated in year 2004 will not be available for deposit in the Special Allocation Fund until the first quarter of 2005.  It should be assumed that Sales Taxes and Utility
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Chart2

		Table 3

		Other Revenue

		Woodson/Page Redevelopment Area

		Overland, Missouri

						TIF Year/Year																						TIF Year/Year

		Taxing District/Category		Levy		1		2		3		4		5		6		7		8		9		10		11		12		13		14		15		16		17		18		19		20		21		22		23

						2001		2002		2003		2004		2005		2006		2007		2008		2009		2010		2011		2012		2013		2014		2015		2016		2017		2018		2019		2020		2021		2022		2023

		Base EAV To Remain				$   2,972,000		$   2,972,000		$   1,167,500		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0

		New EAV				$   - 0		$   - 0		$   - 0		$   4,645,243		$   4,645,243		$   4,645,243		$   4,877,505		$   4,877,505		$   4,999,443		$   4,999,443		$   5,124,429		$   5,124,429		$   5,252,540		$   5,252,540		$   5,331,328		$   5,331,328		$   5,411,298		$   5,411,298		$   5,492,467		$   5,492,467		$   5,574,854		$   5,574,854		$   5,658,477		$   5,743,354		$   5,658,477		5743354.04787093

		Base EAV				$   2,972,000		$   2,972,000		$   2,972,000		$   2,972,000		$   2,972,000		$   2,972,000		$   2,972,000		$   2,972,000		$   2,972,000		$   2,972,000		$   2,972,000		$   2,972,000		$   2,972,000		$   2,972,000		$   2,972,000		$   2,972,000		$   2,972,000		$   2,972,000		$   2,972,000		$   2,972,000		$   2,972,000		$   2,972,000		$   2,972,000				2972000		2972000

		Incremental EAV				$   - 0		$   - 0		$   (1,804,500)		$   1,673,243		$   1,673,243		$   1,673,243		$   1,905,505		$   1,905,505		$   2,027,443		$   2,027,443		$   2,152,429		$   2,152,429		$   2,280,540		$   2,280,540		$   2,359,328		$   2,359,328		$   2,439,298		$   2,439,298		$   2,520,467		$   2,520,467		$   2,602,854		$   2,602,854		$   2,686,477		$   5,743,354		$   2,686,477		$   2,771,354

		Commercial EAV				$   2,704,020		$   2,704,020		$   1,167,500		$   4,645,243		$   4,645,243		$   4,645,243		$   4,877,505		$   4,877,505		$   4,999,443		$   4,999,443		$   5,124,429		$   5,124,429		$   5,252,540		$   5,252,540		$   5,331,328		$   5,331,328		$   5,411,298		$   5,411,298		$   5,492,467		$   5,492,467		$   5,574,854		$   5,574,854		$   5,658,477		$   5,743,354		$   5,658,477		$   5,743,354

		Base Personal Property EAV To Remain				$   798,538		$   798,538		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   1		$   2		$   3

		New Personal Property EAV				$   - 0		$   - 0		$   - 0		$   922,720		$   922,720		$   922,720		$   922,720		$   922,720		$   922,720		$   922,720		$   922,720		$   922,720		$   922,720		$   922,720		$   922,720		$   922,720		$   922,720		$   922,720		$   922,720		$   922,720		$   922,720		$   922,720		$   922,720		$   922,720		$   922,720		$   922,720

		Total Personal Property EAV				$   798,538		$   798,538		$   - 0		$   922,720		$   922,720		$   922,720		$   922,720		$   922,720		$   922,720		$   922,720		$   922,720		$   922,720		$   922,720		$   922,720		$   922,720		$   922,720		$   922,720		$   922,720		$   922,720		$   922,720		$   922,720		$   922,720		$   922,720		$   922,721		$   922,722		$   922,723

		Real Estate1

		State of Missouri		0.030		$   892		$   892		$   350		$   1,394		$   1,394		$   1,394		$   1,463		$   1,463		$   1,500		$   1,500		$   1,537		$   1,537		$   1,576		$   1,576		$   1,599		$   1,599		$   1,623		$   1,623		$   1,648		$   1,648		$   1,672		$   1,672		$   1,698		$   1,723		$   1,698		$   1,723

		County General		0.190		$   5,647		$   5,647		$   2,218		$   5,647		$   5,647		$   5,647		$   5,647		$   5,647		$   5,647		$   5,647		$   5,647		$   5,647		$   5,647		$   5,647		$   5,647		$   5,647		$   5,647		$   5,647		$   5,647		$   5,647		$   5,647		$   5,647		$   5,647		$   - 0		$   5,647		$   5,647

		County Park Maintenance		0.035		$   1,040		$   1,040		$   409		$   1,040		$   1,040		$   1,040		$   1,040		$   1,040		$   1,040		$   1,040		$   1,040		$   1,040		$   1,040		$   1,040		$   1,040		$   1,040		$   1,040		$   1,040		$   1,040		$   1,040		$   1,040		$   1,040		$   1,040		$   - 0		$   1,040		$   1,040

		County Bond Retirement		0.085		$   2,526		$   2,526		$   992		$   2,526		$   2,526		$   2,526		$   2,526		$   2,526		$   2,526		$   2,526		$   2,526		$   2,526		$   2,526		$   2,526		$   2,526		$   2,526		$   2,526		$   2,526		$   2,526		$   2,526		$   2,526		$   2,526		$   2,526		$   - 0		$   2,526		$   2,526

		County Roads and Bridges		0.105		$   3,121		$   3,121		$   1,226		$   3,121		$   3,121		$   3,121		$   3,121		$   3,121		$   3,121		$   3,121		$   3,121		$   3,121		$   3,121		$   3,121		$   3,121		$   3,121		$   3,121		$   3,121		$   3,121		$   3,121		$   3,121		$   3,121		$   3,121		$   - 0		$   3,121		$   3,121

		County Hospital-Health		0.165		$   4,904		$   4,904		$   1,926		$   4,904		$   4,904		$   4,904		$   4,904		$   4,904		$   4,904		$   4,904		$   4,904		$   4,904		$   4,904		$   4,904		$   4,904		$   4,904		$   4,904		$   4,904		$   4,904		$   4,904		$   4,904		$   4,904		$   4,904		$   - 0		$   4,904		$   4,904

		Junior College Dist.		0.240		$   7,133		$   7,133		$   2,802		$   7,133		$   7,133		$   7,133		$   7,133		$   7,133		$   7,133		$   7,133		$   7,133		$   7,133		$   7,133		$   7,133		$   7,133		$   7,133		$   7,133		$   7,133		$   7,133		$   7,133		$   7,133		$   7,133		$   7,133		$   - 0		$   7,133		$   7,133

		Special School Dist.		0.623		$   18,516		$   18,516		$   7,274		$   18,516		$   18,516		$   18,516		$   18,516		$   18,516		$   18,516		$   18,516		$   18,516		$   18,516		$   18,516		$   18,516		$   18,516		$   18,516		$   18,516		$   18,516		$   18,516		$   18,516		$   18,516		$   18,516		$   18,516		$   - 0		$   18,516		$   18,516

		Metro Zoo, Park and Museum		0.232		$   6,895		$   6,895		$   2,709		$   6,895		$   6,895		$   6,895		$   6,895		$   6,895		$   6,895		$   6,895		$   6,895		$   6,895		$   6,895		$   6,895		$   6,895		$   6,895		$   6,895		$   6,895		$   6,895		$   6,895		$   6,895		$   6,895		$   6,895		$   - 0		$   6,895		$   6,895

		Sheltered Workshop		0.085		$   2,526		$   2,526		$   992		$   2,526		$   2,526		$   2,526		$   2,526		$   2,526		$   2,526		$   2,526		$   2,526		$   2,526		$   2,526		$   2,526		$   2,526		$   2,526		$   2,526		$   2,526		$   2,526		$   2,526		$   2,526		$   2,526		$   2,526		$   - 0		$   2,526		$   2,526

		County Library L1		0.140		$   4,161		$   4,161		$   1,635		$   4,161		$   4,161		$   4,161		$   4,161		$   4,161		$   4,161		$   4,161		$   4,161		$   4,161		$   4,161		$   4,161		$   4,161		$   4,161		$   4,161		$   4,161		$   4,161		$   4,161		$   4,161		$   4,161		$   4,161		$   - 0		$   4,161		$   4,161

		Ritenour School Dist.		4.780		$   142,062		$   142,062		$   55,807		$   142,062		$   142,062		$   142,062		$   142,062		$   142,062		$   142,062		$   142,062		$   142,062		$   142,062		$   142,062		$   142,062		$   142,062		$   142,062		$   142,062		$   142,062		$   142,062		$   142,062		$   142,062		$   142,062		$   142,062		$   - 0		$   142,062		$   142,062

		City of Overland		0.210		$   6,241		$   6,241		$   2,452		$   6,241		$   6,241		$   6,241		$   6,241		$   6,241		$   6,241		$   6,241		$   6,241		$   6,241		$   6,241		$   6,241		$   6,241		$   6,241		$   6,241		$   6,241		$   6,241		$   6,241		$   6,241		$   6,241		$   6,241		$   - 0		$   6,241		$   6,241

		Community Fire Dist.		1.380		$   41,014		$   41,014		$   16,111		$   41,014		$   41,014		$   41,014		$   41,014		$   41,014		$   41,014		$   41,014		$   41,014		$   41,014		$   41,014		$   41,014		$   41,014		$   41,014		$   41,014		$   41,014		$   41,014		$   41,014		$   41,014		$   41,014		$   41,014		$   - 0		$   41,014		$   41,014

		SD9 S. Overland Sewer Dist.		0.000		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0

		SD 18 U. City Sewer Dist.		0.070		$   2,080		$   2,080		$   817		$   2,080		$   2,080		$   2,080		$   2,080		$   2,080		$   2,080		$   2,080		$   2,080		$   2,080		$   2,080		$   2,080		$   2,080		$   2,080		$   2,080		$   2,080		$   2,080		$   2,080		$   2,080		$   2,080		$   2,080		$   - 0		$   2,080		$   2,080

		Metro St. Louis Sewer Dist.		0.070		$   2,080		$   2,080		$   817		$   2,080		$   2,080		$   2,080		$   2,080		$   2,080		$   2,080		$   2,080		$   2,080		$   2,080		$   2,080		$   2,080		$   2,080		$   2,080		$   2,080		$   2,080		$   2,080		$   2,080		$   2,080		$   2,080		$   2,080		$   - 0		$   2,080		$   2,080

		Miss. Rv. Anti-Pol. Sewer Dist.		0.020		$   594		$   594		$   234		$   594		$   594		$   594		$   594		$   594		$   594		$   594		$   594		$   594		$   594		$   594		$   594		$   594		$   594		$   594		$   594		$   594		$   594		$   594		$   594		$   - 0		$   594		$   594

		Sub Total Real Estate Taxes		8.460		$   251,431		$   251,431		$   98,771		$   251,933		$   251,933		$   251,933		$   252,003		$   252,003		$   252,039		$   252,039		$   252,077		$   252,077		$   252,115		$   252,115		$   252,139		$   252,139		$   252,163		$   252,163		$   252,187		$   252,187		$   252,212		$   252,212		$   252,237		$   1,723		$   252,237		$   252,263

		Sub Total Real Estate Taxes Ex. State				$   50		$   50		$   50		$   50		$   50		$   50		$   50		$   50		$   50		$   50		$   50		$   50		$   50		$   50		$   50		$   50		$   50		$   50		$   50		$   50		$   50		$   50		$   50		$   (199,955)		$   97		$   98

																																																				$   - 0

		Commercial Surcharge1																																																		$   - 0

		State of Missouri		0.0038		$   175		$   175		$   76		$   301		$   301		$   301		$   316		$   316		$   324		$   324		$   332		$   332		$   340		$   340		$   345		$   345		$   350		$   350		$   356		$   356		$   361		$   361		$   366		$   310

		County General		0.0444		$   2,042		$   2,042		$   882		$   3,508		$   3,508		$   3,508		$   3,683		$   3,683		$   3,775		$   3,775		$   3,870		$   3,870		$   3,967		$   3,967		$   4,026		$   4,026		$   4,086		$   4,086		$   4,148		$   4,148		$   4,210		$   4,210		$   4,273		$   3,621

		County Park Maintenance		0.0063		$   292		$   292		$   126		$   501		$   501		$   501		$   526		$   526		$   539		$   539		$   553		$   553		$   567		$   567		$   575		$   575		$   584		$   584		$   593		$   593		$   601		$   601		$   610		$   517

		County Bond Retirement		0.0328		$   1,508		$   1,508		$   651		$   2,591		$   2,591		$   2,591		$   2,720		$   2,720		$   2,788		$   2,788		$   2,858		$   2,858		$   2,929		$   2,929		$   2,973		$   2,973		$   3,018		$   3,018		$   3,063		$   3,063		$   3,109		$   3,109		$   3,156		$   2,674

		County Roads and Bridges		0.0228		$   1,050		$   1,050		$   453		$   1,804		$   1,804		$   1,804		$   1,894		$   1,894		$   1,942		$   1,942		$   1,990		$   1,990		$   2,040		$   2,040		$   2,071		$   2,071		$   2,102		$   2,102		$   2,133		$   2,133		$   2,165		$   2,165		$   2,198		$   1,862

		County Hospital-Health		0.0381		$   1,750		$   1,750		$   756		$   3,007		$   3,007		$   3,007		$   3,157		$   3,157		$   3,236		$   3,236		$   3,317		$   3,317		$   3,400		$   3,400		$   3,451		$   3,451		$   3,503		$   3,503		$   3,555		$   3,555		$   3,609		$   3,609		$   3,663		$   3,104

		Junior College Dist.		0.0279		$   1,284		$   1,284		$   554		$   2,205		$   2,205		$   2,205		$   2,315		$   2,315		$   2,373		$   2,373		$   2,433		$   2,433		$   2,493		$   2,493		$   2,531		$   2,531		$   2,569		$   2,569		$   2,607		$   2,607		$   2,646		$   2,646		$   2,686		$   2,276

		Special School Dist.		0.0679		$   3,122		$   3,122		$   1,348		$   5,363		$   5,363		$   5,363		$   5,631		$   5,631		$   5,771		$   5,771		$   5,916		$   5,916		$   6,064		$   6,064		$   6,155		$   6,155		$   6,247		$   6,247		$   6,341		$   6,341		$   6,436		$   6,436		$   6,532		$   5,536

		Metro Zoo, Park and Museum		0.0301		$   1,384		$   1,384		$   597		$   2,377		$   2,377		$   2,377		$   2,496		$   2,496		$   2,558		$   2,558		$   2,622		$   2,622		$   2,688		$   2,688		$   2,728		$   2,728		$   2,769		$   2,769		$   2,811		$   2,811		$   2,853		$   2,853		$   2,896		$   2,454

		Sheltered Workshop		0.0063		$   292		$   292		$   126		$   501		$   501		$   501		$   526		$   526		$   539		$   539		$   553		$   553		$   567		$   567		$   575		$   575		$   584		$   584		$   593		$   593		$   601		$   601		$   610		$   517

		County Library L1		0.0231		$   1,061		$   1,061		$   458		$   1,823		$   1,823		$   1,823		$   1,914		$   1,914		$   1,962		$   1,962		$   2,011		$   2,011		$   2,061		$   2,061		$   2,092		$   2,092		$   2,123		$   2,123		$   2,155		$   2,155		$   2,188		$   2,188		$   2,220		$   1,882

		Ritenour School Dist.		0.0177		$   814		$   814		$   351		$   1,398		$   1,398		$   1,398		$   1,468		$   1,468		$   1,504		$   1,504		$   1,542		$   1,542		$   1,581		$   1,581		$   1,604		$   1,604		$   1,628		$   1,628		$   1,653		$   1,653		$   1,678		$   1,678		$   1,703		$   1,443

		City of Overland		0.0000		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0

		Community Fire Dist.		0.0027		$   123		$   123		$   53		$   211		$   211		$   211		$   222		$   222		$   228		$   228		$   233		$   233		$   239		$   239		$   243		$   243		$   246		$   246		$   250		$   250		$   254		$   254		$   258				$   3,263

		SD9 S. Overland Sewer Dist.		0.0000		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0

		SD 18 U. City Sewer Dist.		0.0008		$   39		$   39		$   17		$   67		$   67		$   67		$   70		$   70		$   72		$   72		$   74		$   74		$   75		$   75		$   76		$   76		$   78		$   78		$   79		$   79		$   80		$   80		$   81		$   69

		Metro St. Louis Sewer Dist.		0.0065		$   297		$   297		$   128		$   511		$   511		$   511		$   536		$   536		$   550		$   550		$   563		$   563		$   577		$   577		$   586		$   586		$   595		$   595		$   604		$   604		$   613		$   613		$   622		$   527

		Miss. Rv. Anti-Pol. Sewer Dist.		0.0054		$   249		$   249		$   108		$   428		$   428		$   428		$   449		$   449		$   461		$   461		$   472		$   472		$   484		$   484		$   491		$   491		$   499		$   499		$   506		$   506		$   514		$   514		$   521		$   442

		Other Districts		0.6632		$   30,487		$   30,487		$   13,163		$   52,374		$   52,374		$   52,374		$   54,993		$   54,993		$   56,368		$   56,368		$   57,777		$   57,777		$   59,221		$   59,221		$   60,110		$   60,110		$   61,011		$   61,011		$   61,927		$   61,927		$   62,855		$   62,855		$   63,798		$   54,069

		Sub Total Commercial Surcharge		1.0000		$   45,968		$   45,968		$   19,848		$   78,969		$   78,969		$   78,969		$   82,918		$   82,918		$   84,991		$   84,991		$   87,115		$   87,115		$   89,293		$   89,293		$   90,633		$   90,633		$   91,992		$   91,992		$   93,372		$   93,372		$   94,773		$   94,773		$   96,194		$   81,524

		Sub Total Commercial Surcharge Ex. State				$   45,793		$   45,793		$   19,772		$   78,668		$   78,668		$   78,668		$   82,602		$   82,602		$   84,667		$   84,667		$   86,784		$   86,784		$   88,953		$   88,953		$   90,287		$   90,287		$   91,642		$   91,642		$   93,016		$   93,016		$   94,412		$   94,412		$   95,828		$   81,214

																																																				$   - 0

		Personal Property2																																																		$   - 0

		State of Missouri		0.030		$   240		$   240		$   - 0		$   277		$   277		$   277		$   277		$   277		$   277		$   277		$   277		$   277		$   277		$   277		$   277		$   277		$   277		$   277		$   277		$   277		$   277		$   277		$   277		$   262

		County General		0.190		$   1,517		$   1,517		$   - 0		$   1,753		$   1,753		$   1,753		$   1,753		$   1,753		$   1,753		$   1,753		$   1,753		$   1,753		$   1,753		$   1,753		$   1,753		$   1,753		$   1,753		$   1,753		$   1,753		$   1,753		$   1,753		$   1,753		$   1,753		$   1,656

		County Park Maintenance		0.035		$   279		$   279		$   - 0		$   323		$   323		$   323		$   323		$   323		$   323		$   323		$   323		$   323		$   323		$   323		$   323		$   323		$   323		$   323		$   323		$   323		$   323		$   323		$   323		$   305

		County Bond Retirement		0.085		$   679		$   679		$   - 0		$   784		$   784		$   784		$   784		$   784		$   784		$   784		$   784		$   784		$   784		$   784		$   784		$   784		$   784		$   784		$   784		$   784		$   784		$   784		$   784		$   741

		County Roads and Bridges		0.105		$   838		$   838		$   - 0		$   969		$   969		$   969		$   969		$   969		$   969		$   969		$   969		$   969		$   969		$   969		$   969		$   969		$   969		$   969		$   969		$   969		$   969		$   969		$   969		$   915

		County Hospital-Health		0.165		$   1,318		$   1,318		$   - 0		$   1,522		$   1,522		$   1,522		$   1,522		$   1,522		$   1,522		$   1,522		$   1,522		$   1,522		$   1,522		$   1,522		$   1,522		$   1,522		$   1,522		$   1,522		$   1,522		$   1,522		$   1,522		$   1,522		$   1,522		$   1,438

		Junior College Dist.		0.240		$   1,916		$   1,916		$   - 0		$   2,215		$   2,215		$   2,215		$   2,215		$   2,215		$   2,215		$   2,215		$   2,215		$   2,215		$   2,215		$   2,215		$   2,215		$   2,215		$   2,215		$   2,215		$   2,215		$   2,215		$   2,215		$   2,215		$   2,215		$   2,092

		Special School Dist.		0.623		$   4,975		$   4,975		$   - 0		$   5,749		$   5,749		$   5,749		$   5,749		$   5,749		$   5,749		$   5,749		$   5,749		$   5,749		$   5,749		$   5,749		$   5,749		$   5,749		$   5,749		$   5,749		$   5,749		$   5,749		$   5,749		$   5,749		$   5,749		$   5,431

		Metro Zoo, Park and Museum		0.232		$   1,853		$   1,853		$   - 0		$   2,141		$   2,141		$   2,141		$   2,141		$   2,141		$   2,141		$   2,141		$   2,141		$   2,141		$   2,141		$   2,141		$   2,141		$   2,141		$   2,141		$   2,141		$   2,141		$   2,141		$   2,141		$   2,141		$   2,141		$   2,023

		Sheltered Workshop		0.085		$   679		$   679		$   - 0		$   784		$   784		$   784		$   784		$   784		$   784		$   784		$   784		$   784		$   784		$   784		$   784		$   784		$   784		$   784		$   784		$   784		$   784		$   784		$   784		$   741

		County Library L1		0.140		$   1,118		$   1,118		$   - 0		$   1,292		$   1,292		$   1,292		$   1,292		$   1,292		$   1,292		$   1,292		$   1,292		$   1,292		$   1,292		$   1,292		$   1,292		$   1,292		$   1,292		$   1,292		$   1,292		$   1,292		$   1,292		$   1,292		$   1,292		$   1,221

		Ritenour School Dist.		4.780		$   38,170		$   38,170		$   - 0		$   44,106		$   44,106		$   44,106		$   44,106		$   44,106		$   44,106		$   44,106		$   44,106		$   44,106		$   44,106		$   44,106		$   44,106		$   44,106		$   44,106		$   44,106		$   44,106		$   44,106		$   44,106		$   44,106		$   44,106		$   41,672

		City of Overland		0.000		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0

		Community Fire Dist.		1.380		$   11,020		$   11,020		$   - 0		$   12,734		$   12,734		$   12,734		$   12,734		$   12,734		$   12,734		$   12,734		$   12,734		$   12,734		$   12,734		$   12,734		$   12,734		$   12,734		$   12,734		$   12,734		$   12,734		$   12,734		$   12,734		$   12,734		$   12,734				$   187,576

		SD9 S. Overland Sewer Dist.		0.000		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0

		SD 18 U. City Sewer Dist.		0.070		$   559		$   559		$   - 0		$   646		$   646		$   646		$   646		$   646		$   646		$   646		$   646		$   646		$   646		$   646		$   646		$   646		$   646		$   646		$   646		$   646		$   646		$   646		$   646		$   610		$   231,852

		Metro St. Louis Sewer Dist.		0.070		$   559		$   559		$   - 0		$   646		$   646		$   646		$   646		$   646		$   646		$   646		$   646		$   646		$   646		$   646		$   646		$   646		$   646		$   646		$   646		$   646		$   646		$   646		$   646		$   610

		Miss. Rv. Anti-Pol. Sewer Dist.		0.020		$   160		$   160		$   - 0		$   185		$   185		$   185		$   185		$   185		$   185		$   185		$   185		$   185		$   185		$   185		$   185		$   185		$   185		$   185		$   185		$   185		$   185		$   185		$   185		$   174

		Sub Total Personal Property Taxes		8.250		$   65,879		$   65,879		$   - 0		$   76,124		$   76,124		$   76,124		$   76,124		$   76,124		$   76,124		$   76,124		$   76,124		$   76,124		$   76,124		$   76,124		$   76,124		$   76,124		$   76,124		$   76,124		$   76,124		$   76,124		$   76,124		$   76,124		$   76,124		$   71,924

		Sub Total Personal Property Taxes Ex. State				$   65,640		$   65,640		$   - 0		$   75,848		$   75,848		$   75,848		$   75,848		$   75,848		$   75,848		$   75,848		$   75,848		$   75,848		$   75,848		$   75,848		$   75,848		$   75,848		$   75,848		$   75,848		$   75,848		$   75,848		$   75,848		$   75,848		$   75,848		$   71,662

																																																				$   - 0

		Base Sales To Remain				$   841,558		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   36,589

		New Sales				$   - 0		$   - 0		$   21,768,000		$   87,072,000		$   90,283,600		$   92,992,108		$   95,781,871		$   98,655,327		$   100,628,434		$   102,641,003		$   104,693,823		$   106,787,699		$   108,923,453		$   111,101,922		$   113,323,961		$   115,590,440		$   117,902,249		$   120,260,294		$   122,665,499		$   125,118,809		$   127,621,186		$   130,173,609		$   132,777,082		$   96,815,755

		Base Sales				$   841,558		$   841,558		$   841,558		$   841,558		$   841,558		$   841,558		$   841,558		$   841,558		$   841,558		$   841,558		$   841,558		$   841,558		$   841,558		$   841,558		$   841,558		$   841,558		$   841,558		$   841,558		$   841,558		$   841,558		$   841,558		$   841,558		$   841,558		$   841,558

		Incremental Sales				$   - 0		$   (841,558)		$   20,926,442		$   86,230,442		$   89,442,042		$   92,150,550		$   94,940,313		$   97,813,769		$   99,786,876		$   101,799,445		$   103,852,265		$   105,946,141		$   108,081,895		$   110,260,364		$   112,482,403		$   114,748,882		$   117,060,691		$   119,418,736		$   121,823,941		$   124,277,251		$   126,779,628		$   129,332,051		$   131,935,524		$   96,010,787

		Incremental Sales Parks/Rec				$   - 0		$   - 0		$   21,768,000		$   87,072,000		$   90,283,600		$   92,992,108		$   95,781,871		$   98,655,327		$   100,628,434		$   102,641,003		$   104,693,823		$   106,787,699		$   108,923,453		$   111,101,922		$   113,323,961		$   115,590,440		$   117,902,249		$   120,260,294		$   122,665,499		$   125,118,809		$   127,621,186		$   130,173,609		$   132,777,082		$   96,815,755

																																																				$   - 0

		Sales Tax3																																																		$   - 0

		State of Missouri		0.04000		$   33,662		$   - 0		$   870,720		$   3,482,880		$   3,611,344		$   3,719,684		$   3,831,275		$   3,946,213		$   4,025,137		$   4,105,640		$   4,187,753		$   4,271,508		$   4,356,938		$   4,444,077		$   4,532,958		$   4,623,618		$   4,716,090		$   4,810,412		$   4,906,620		$   5,004,752		$   5,104,847		$   5,206,944		$   5,311,083		$   3,874,094

		Conservation		0.00125		$   1,052		$   - 0		$   27,210		$   108,840		$   112,855		$   116,240		$   119,727		$   123,319		$   125,786		$   128,301		$   130,867		$   133,485		$   136,154		$   138,877		$   141,655		$   144,488		$   147,378		$   150,325		$   153,332		$   156,399		$   159,526		$   162,717		$   165,971		$   121,065

		Parks & Soils		0.00100		$   842		$   - 0		$   21,768		$   87,072		$   90,284		$   92,992		$   95,782		$   98,655		$   100,628		$   102,641		$   104,694		$   106,788		$   108,923		$   111,102		$   113,324		$   115,590		$   117,902		$   120,260		$   122,665		$   125,119		$   127,621		$   130,174		$   132,777		$   96,852

		Bi-State		0.00500		$   4,208		$   - 0		$   56,524		$   219,784		$   227,813		$   234,584		$   241,559		$   248,742		$   253,675		$   258,706		$   263,838		$   269,073		$   274,413		$   279,859		$   285,414		$   291,080		$   296,860		$   302,755		$   308,768		$   314,901		$   321,157		$   327,538		$   334,047		$   244,143

		Metro Link		0.00250		$   2,104		$   - 0		$   28,262		$   109,892		$   113,906		$   117,292		$   120,779		$   124,371		$   126,837		$   129,353		$   131,919		$   134,537		$   137,206		$   139,929		$   142,707		$   145,540		$   148,430		$   151,377		$   154,384		$   157,450		$   160,578		$   163,769		$   167,023		$   122,072

		Metro Park/Recreation		0.00100		$   842		$   - 0		$   21,768		$   87,072		$   90,284		$   92,992		$   95,782		$   98,655		$   100,628		$   102,641		$   104,694		$   106,788		$   108,923		$   111,102		$   113,324		$   115,590		$   117,902		$   120,260		$   122,665		$   125,119		$   127,621		$   130,174		$   132,777		$   96,852

		City of Overland		0.01000		$   8,416		$   - 0		$   113,048		$   439,568		$   455,626		$   469,168		$   483,117		$   497,484		$   507,350		$   517,413		$   527,677		$   538,146		$   548,825		$   559,717		$   570,828		$   582,160		$   593,719		$   605,509		$   617,535		$   629,802		$   642,314		$   655,076		$   668,093		$   488,287

		City of Overland		0.00250		$   2,104		$   - 0		$   28,262		$   109,892		$   113,906		$   117,292		$   120,779		$   124,371		$   126,837		$   129,353		$   131,919		$   134,537		$   137,206		$   139,929		$   142,707		$   145,540		$   148,430		$   151,377		$   154,384		$   157,450		$   160,578		$   163,769		$   167,023		$   122,072

		Proposed TDD4		0.01000		$   - 0		$   - 0		$   108,840		$   435,360		$   451,418		$   464,961		$   478,909		$   493,277		$   503,142		$   513,205		$   523,469		$   533,938		$   544,617		$   555,510		$   566,620		$   577,952		$   589,511		$   601,301		$   613,327		$   625,594		$   638,106		$   650,868		$   663,885		$   484,079

		Sub Total Sales Taxes		0.07325		$   53,229		$   - 0		$   1,276,402		$   5,080,360		$   5,267,435		$   5,425,206		$   5,587,710		$   5,755,088		$   5,870,022		$   5,987,254		$   6,106,831		$   6,228,799		$   6,353,207		$   6,480,103		$   6,609,536		$   6,741,559		$   6,876,222		$   7,013,578		$   7,153,681		$   7,296,586		$   7,442,350		$   7,591,028		$   7,742,681		$   5,649,516

		Sub Total Ex. State				$   17,673		$   - 0		$   356,704		$   1,401,568		$   1,452,953		$   1,496,289		$   1,540,926		$   1,586,901		$   1,618,471		$   1,650,672		$   1,683,517		$   1,717,019		$   1,751,191		$   1,786,046		$   1,821,599		$   1,857,863		$   1,894,852		$   1,932,580		$   1,971,064		$   2,010,317		$   2,050,355		$   2,091,193		$   2,132,849		$   1,557,504

		Sub Total 50% Sales Taxes Ex. State & TDD				$   17,673		$   - 0		$   638,201		$   2,540,180		$   2,633,718		$   2,712,603		$   2,793,855		$   2,877,544		$   2,935,011		$   2,993,627		$   3,053,415		$   3,114,400		$   3,176,603		$   3,240,051		$   3,304,768		$   3,370,779		$   3,438,111		$   3,506,789		$   3,576,840		$   3,648,293		$   3,721,175		$   3,795,514		$   3,871,340		$   2,824,369

																																																				$   - 0

		Base Utility Costs To Remain				$   191,853		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   8,341

		New Utility Costs				$   - 0		$   - 0		$   95,622		$   382,490		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   20,787

		Base Utility Costs				$   300,570		$   300,570		$   300,570		$   300,570		$   300,570		$   300,570		$   300,570		$   300,570		$   300,570		$   300,570		$   300,570		$   300,570		$   300,570		$   300,570		$   300,570		$   300,570		$   300,570		$   300,570		$   300,570		$   300,570		$   300,570		$   300,570		$   300,570		$   300,570

		Incremental Utility Costs				$   (108,717)		$   (300,570)		$   (204,948)		$   81,920		$   (300,570)		$   (300,570)		$   (300,570)		$   (300,570)		$   (300,570)		$   (300,570)		$   (300,570)		$   (300,570)		$   (300,570)		$   (300,570)		$   (300,570)		$   (300,570)		$   (300,570)		$   (300,570)		$   (300,570)		$   (300,570)		$   (300,570)		$   (300,570)		$   (300,570)		$   (271,441)

																																																				$   - 0

		Utility Tax																																																		$   - 0

		City of Overland 50% Utility Taxes		0.06		$   14,773		$   - 0		$   5,737		$   20,492		$   9,017		$   9,017		$   9,017		$   9,017		$   9,017		$   9,017		$   9,017		$   9,017		$   9,017		$   9,017		$   9,017		$   9,017		$   9,017		$   9,017		$   9,017		$   9,017		$   9,017		$   9,017		$   9,017		$   9,232

																																																				$   - 0

		Total Other Revenue				$   431,280		$   363,279		$   1,400,757		$   5,507,878		$   5,683,479		$   5,841,250		$   6,007,772		$   6,175,150		$   6,292,193		$   6,409,425		$   6,531,164		$   6,653,133		$   6,779,757		$   6,906,653		$   7,037,449		$   7,169,472		$   7,305,518		$   7,442,874		$   7,584,382		$   7,727,287		$   7,874,476		$   8,023,154		$   8,176,253		$   6,057,567

		Total Other Revenue Excl. State				$   394,418		$   361,973		$   480,633		$   1,827,115		$   1,867,026		$   1,910,362		$   1,958,932		$   2,004,907		$   2,038,542		$   2,070,743		$   2,105,705		$   2,139,207		$   2,175,548		$   2,210,404		$   2,247,291		$   2,283,554		$   2,321,898		$   2,359,626		$   2,399,484		$   2,438,737		$   2,480,170		$   2,521,009		$   2,564,081		$   1,963,538

		Total Other Revenue Excl. State & TDD				$   394,418		$   361,973		$   371,793		$   1,391,755		$   1,415,608		$   1,445,401		$   1,480,022		$   1,511,630		$   1,535,400		$   1,557,538		$   1,582,235		$   1,605,268		$   1,630,931		$   1,654,894		$   1,680,671		$   1,705,602		$   1,732,386		$   1,758,325		$   1,786,157		$   1,813,143		$   1,842,065		$   1,870,141		$   1,900,196		$   1,479,459

				1 Assumes new improvements will be assessed for the first time 01/01/04.  Real Property EAV growth of 5% in 2007, 2.5% in 2009, 2011, and 2013, and 1.5% in reassessment years thereafter.

				2 Personal property assessed value does not assume growth due to depreciation.

				3 Sales and utility tax annual growth of 3% each year between 2006 and 2008 than 2% thereafter.  Assumes that new economic activity taxes will begin to be generated in October 2003

				4 It is assumed that the bottom 50% of TDD revenue will be used to pay TDD issued bonds and not used to retire TIF obligations.
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		831722.910490124		1705602.13255772		555243.003131722		476745.469991561

		876061.429274332		1732386.34077549		567735.970702186		483574.130114267

		923014.899102887		1758324.83546826		580510.030042985		490519.012839655

		972738.997248337		1786156.72618694		593571.505718952		497582.162729165

		1025398.71316136		1813143.13606529		606926.864597629		504765.661854418

		1081168.90688828		1842064.51966525		620582.719051075		512071.630520025

		1140234.90102115		1870141.18050269		634545.830229724		519502.228001078

		1202793.10819543		1900195.54876378		648823.111409893		527059.653295625
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No Build Alternative Using Aggressive Rates of Increase

Other Revenue

Growth  @ 2.25% (Approximate Annual Change in St. Louis Area CPI Since 1995)

No Build Alternative Using Lower Rates of Increase

TIF Year

Dollars

Chart 2
No Build Revenue Compared To Other Revenue Received During Life of  The TIF
(Excluding State of Missouri and TDD Revenues)
Woodson/Page Redevelopment Area
City of Overland, Missouri
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Chart 5
Reciepients of Other Revenue By Taxing Jurisdiction
Annual Average Over 23 Years
Woodson/Page Redevelopment Area
Overland, Missouri
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Chart 4
Sources of Incrmental TIF Revenue By Taxing Jurisdiction
Annual Average Over 23 Years
Woodson/Page Redevelopment Area
Overland, Missouri
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Revenue To TIF Special Allocation Fund

Revenue To Taxing Districts

Revenue Recieved By Taxing Districts

Revenue Dedicated To TIF Special Allocation Fund

TIF Year
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Revenue Flow During TIF



Sheet3

		Table 1A

		No-Build (Using Less Aggressive Assumptions)

		Woodson/Page Redevelopment Area

		Overland, Missouri

						TIF Year/Year																						TIF Year/Year

		Taxing District/Category		Levy		1		2		3		4		5		6		7		8		9		10		11		12		13		14		15		16		17		18		19		20		21		22		23

						2001		2002		2003		2004		2005		2006		2007		2008		2009		2010		2011		2012		2013		2014		2015		2016		2017		2018		2019		2020		2021		2022		2023

		Real Estate EAV				$   2,972,000		$   3,018,958		$   3,066,657		$   3,115,110		$   3,164,329		$   3,214,325		$   3,265,112		$   3,316,701		$   3,369,104		$   3,422,336		$   3,476,409		$   3,531,336		$   3,587,132		$   3,643,808		$   3,701,380		$   3,759,862		$   3,819,268		$   3,879,612		$   3,940,910		$   4,003,177		$   4,066,427		$   4,130,676		$   4,195,941

		Commercial Real Estate EAV				$   2,704,020		$   2,746,744		$   2,790,142		$   2,834,226		$   2,879,007		$   2,924,495		$   2,970,702		$   3,017,640		$   3,065,318		$   3,113,750		$   3,162,948		$   3,212,922		$   3,263,686		$   3,315,252		$   3,367,633		$   3,420,842		$   3,474,891		$   3,529,795		$   3,585,565		$   3,642,217		$   3,699,764		$   3,758,221		$   3,817,601

		Personal Property EAV				$   798,538		$   798,538		$   798,538		$   798,538		$   798,538		$   798,538		$   798,538		$   798,538		$   798,538		$   798,538		$   798,538		$   798,538		$   798,538		$   798,538		$   798,538		$   798,538		$   798,538		$   798,538		$   798,538		$   798,538		$   798,538		$   798,538		$   798,538

		Real Estate1

		State of Missouri		0.030		$   892		$   906		$   920		$   935		$   949		$   964		$   980		$   995		$   1,011		$   1,027		$   1,043		$   1,059		$   1,076		$   1,093		$   1,110		$   1,128		$   1,146		$   1,164		$   1,182		$   1,201		$   1,220		$   1,239		$   1,259

		County General		0.190		$   5,647		$   5,736		$   5,827		$   5,919		$   6,012		$   6,107		$   6,204		$   6,302		$   6,401		$   6,502		$   6,605		$   6,710		$   6,816		$   6,923		$   7,033		$   7,144		$   7,257		$   7,371		$   7,488		$   7,606		$   7,726		$   7,848		$   7,972

		County Park Maintenance		0.035		$   1,040		$   1,057		$   1,073		$   1,090		$   1,108		$   1,125		$   1,143		$   1,161		$   1,179		$   1,198		$   1,217		$   1,236		$   1,255		$   1,275		$   1,295		$   1,316		$   1,337		$   1,358		$   1,379		$   1,401		$   1,423		$   1,446		$   1,469

		County Bond Retirement		0.085		$   2,526		$   2,566		$   2,607		$   2,648		$   2,690		$   2,732		$   2,775		$   2,819		$   2,864		$   2,909		$   2,955		$   3,002		$   3,049		$   3,097		$   3,146		$   3,196		$   3,246		$   3,298		$   3,350		$   3,403		$   3,456		$   3,511		$   3,567

		County Roads and Bridges		0.105		$   3,121		$   3,170		$   3,220		$   3,271		$   3,323		$   3,375		$   3,428		$   3,483		$   3,538		$   3,593		$   3,650		$   3,708		$   3,766		$   3,826		$   3,886		$   3,948		$   4,010		$   4,074		$   4,138		$   4,203		$   4,270		$   4,337		$   4,406

		County Hospital-Health		0.165		$   4,904		$   4,981		$   5,060		$   5,140		$   5,221		$   5,304		$   5,387		$   5,473		$   5,559		$   5,647		$   5,736		$   5,827		$   5,919		$   6,012		$   6,107		$   6,204		$   6,302		$   6,401		$   6,503		$   6,605		$   6,710		$   6,816		$   6,923

		Junior College Dist.		0.240		$   7,133		$   7,245		$   7,360		$   7,476		$   7,594		$   7,714		$   7,836		$   7,960		$   8,086		$   8,214		$   8,343		$   8,475		$   8,609		$   8,745		$   8,883		$   9,024		$   9,166		$   9,311		$   9,458		$   9,608		$   9,759		$   9,914		$   10,070

		Special School Dist.		0.623		$   18,516		$   18,808		$   19,105		$   19,407		$   19,714		$   20,025		$   20,342		$   20,663		$   20,990		$   21,321		$   21,658		$   22,000		$   22,348		$   22,701		$   23,060		$   23,424		$   23,794		$   24,170		$   24,552		$   24,940		$   25,334		$   25,734		$   26,141

		Metro Zoo, Park and Museum		0.232		$   6,895		$   7,004		$   7,115		$   7,227		$   7,341		$   7,457		$   7,575		$   7,695		$   7,816		$   7,940		$   8,065		$   8,193		$   8,322		$   8,454		$   8,587		$   8,723		$   8,861		$   9,001		$   9,143		$   9,287		$   9,434		$   9,583		$   9,735

		Sheltered Workshop		0.085		$   2,526		$   2,566		$   2,607		$   2,648		$   2,690		$   2,732		$   2,775		$   2,819		$   2,864		$   2,909		$   2,955		$   3,002		$   3,049		$   3,097		$   3,146		$   3,196		$   3,246		$   3,298		$   3,350		$   3,403		$   3,456		$   3,511		$   3,567

		County Library L1		0.140		$   4,161		$   4,227		$   4,293		$   4,361		$   4,430		$   4,500		$   4,571		$   4,643		$   4,717		$   4,791		$   4,867		$   4,944		$   5,022		$   5,101		$   5,182		$   5,264		$   5,347		$   5,431		$   5,517		$   5,604		$   5,693		$   5,783		$   5,874

		Ritenour School Dist.		4.780		$   142,062		$   144,306		$   146,586		$   148,902		$   151,255		$   153,645		$   156,072		$   158,538		$   161,043		$   163,588		$   166,172		$   168,798		$   171,465		$   174,174		$   176,926		$   179,721		$   182,561		$   185,445		$   188,376		$   191,352		$   194,375		$   197,446		$   200,566

		City of Overland		0.210		$   6,241		$   6,340		$   6,440		$   6,542		$   6,645		$   6,750		$   6,857		$   6,965		$   7,075		$   7,187		$   7,300		$   7,416		$   7,533		$   7,652		$   7,773		$   7,896		$   8,020		$   8,147		$   8,276		$   8,407		$   8,539		$   8,674		$   8,811

		Community Fire Dist.		1.380		$   41,014		$   41,662		$   42,320		$   42,989		$   43,668		$   44,358		$   45,059		$   45,770		$   46,494		$   47,228		$   47,974		$   48,732		$   49,502		$   50,285		$   51,079		$   51,886		$   52,706		$   53,539		$   54,385		$   55,244		$   56,117		$   57,003		$   57,904		$   740,019

		SD9 S. Overland Sewer Dist.		0.000		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0

		SD 18 U. City Sewer Dist.		0.070		$   2,080		$   2,113		$   2,147		$   2,181		$   2,215		$   2,250		$   2,286		$   2,322		$   2,358		$   2,396		$   2,433		$   2,472		$   2,511		$   2,551		$   2,591		$   2,632		$   2,673		$   2,716		$   2,759		$   2,802		$   2,846		$   2,891		$   2,937

		Metro St. Louis Sewer Dist.		0.070		$   2,080		$   2,113		$   2,147		$   2,181		$   2,215		$   2,250		$   2,286		$   2,322		$   2,358		$   2,396		$   2,433		$   2,472		$   2,511		$   2,551		$   2,591		$   2,632		$   2,673		$   2,716		$   2,759		$   2,802		$   2,846		$   2,891		$   2,937

		Miss. Rv. Anti-Pol. Sewer Dist.		0.020		$   594		$   604		$   613		$   623		$   633		$   643		$   653		$   663		$   674		$   684		$   695		$   706		$   717		$   729		$   740		$   752		$   764		$   776		$   788		$   801		$   813		$   826		$   839

		Sub Total Real Property Taxes		8.460		$   251,431		$   255,404		$   259,439		$   263,538		$   267,702		$   271,932		$   276,228		$   280,593		$   285,026		$   289,530		$   294,104		$   298,751		$   303,471		$   308,266		$   313,137		$   318,084		$   323,110		$   328,215		$   333,401		$   338,669		$   344,020		$   349,455		$   354,977

		Sub Total Real Property Taxes Ex. State		8.430		$   250,540		$   254,498		$   258,519		$   262,604		$   266,753		$   270,968		$   275,249		$   279,598		$   284,016		$   288,503		$   293,061		$   297,692		$   302,395		$   307,173		$   312,026		$   316,956		$   321,964		$   327,051		$   332,219		$   337,468		$   342,800		$   348,216		$   353,718

		Commercial Surcharge2

		State of Missouri		0.0038		$   175		$   178		$   181		$   183		$   186		$   189		$   192		$   195		$   198		$   202		$   205		$   208		$   211		$   215		$   218		$   221		$   225		$   229		$   232		$   236		$   240		$   243		$   247

		County General		0.0444		$   2,042		$   2,074		$   2,107		$   2,140		$   2,174		$   2,208		$   2,243		$   2,279		$   2,315		$   2,351		$   2,389		$   2,426		$   2,465		$   2,504		$   2,543		$   2,583		$   2,624		$   2,666		$   2,708		$   2,750		$   2,794		$   2,838		$   2,883

		County Park Maintenance		0.0063		$   292		$   296		$   301		$   306		$   311		$   316		$   320		$   326		$   331		$   336		$   341		$   347		$   352		$   358		$   363		$   369		$   375		$   381		$   387		$   393		$   399		$   405		$   412

		County Bond Retirement		0.0328		$   1,508		$   1,532		$   1,556		$   1,581		$   1,606		$   1,631		$   1,657		$   1,683		$   1,710		$   1,737		$   1,764		$   1,792		$   1,820		$   1,849		$   1,878		$   1,908		$   1,938		$   1,969		$   2,000		$   2,031		$   2,063		$   2,096		$   2,129

		County Roads and Bridges		0.0228		$   1,050		$   1,067		$   1,084		$   1,101		$   1,118		$   1,136		$   1,154		$   1,172		$   1,190		$   1,209		$   1,228		$   1,248		$   1,268		$   1,288		$   1,308		$   1,329		$   1,350		$   1,371		$   1,393		$   1,415		$   1,437		$   1,460		$   1,483

		County Hospital-Health		0.0381		$   1,750		$   1,778		$   1,806		$   1,835		$   1,864		$   1,893		$   1,923		$   1,953		$   1,984		$   2,016		$   2,047		$   2,080		$   2,113		$   2,146		$   2,180		$   2,214		$   2,249		$   2,285		$   2,321		$   2,358		$   2,395		$   2,433		$   2,471

		Junior College Dist.		0.0279		$   1,284		$   1,304		$   1,324		$   1,345		$   1,367		$   1,388		$   1,410		$   1,432		$   1,455		$   1,478		$   1,501		$   1,525		$   1,549		$   1,574		$   1,599		$   1,624		$   1,650		$   1,676		$   1,702		$   1,729		$   1,756		$   1,784		$   1,812

		Special School Dist.		0.0679		$   3,122		$   3,171		$   3,221		$   3,272		$   3,324		$   3,376		$   3,429		$   3,484		$   3,539		$   3,595		$   3,651		$   3,709		$   3,768		$   3,827		$   3,888		$   3,949		$   4,011		$   4,075		$   4,139		$   4,205		$   4,271		$   4,339		$   4,407

		Metro Zoo, Park and Museum		0.0301		$   1,384		$   1,406		$   1,428		$   1,450		$   1,473		$   1,497		$   1,520		$   1,544		$   1,569		$   1,593		$   1,619		$   1,644		$   1,670		$   1,697		$   1,723		$   1,751		$   1,778		$   1,806		$   1,835		$   1,864		$   1,893		$   1,923		$   1,954

		Sheltered Workshop		0.0063		$   292		$   296		$   301		$   306		$   311		$   316		$   320		$   326		$   331		$   336		$   341		$   347		$   352		$   358		$   363		$   369		$   375		$   381		$   387		$   393		$   399		$   405		$   412

		County Library L1		0.0231		$   1,061		$   1,078		$   1,095		$   1,112		$   1,130		$   1,148		$   1,166		$   1,184		$   1,203		$   1,222		$   1,241		$   1,261		$   1,281		$   1,301		$   1,321		$   1,342		$   1,364		$   1,385		$   1,407		$   1,429		$   1,452		$   1,475		$   1,498

		Ritenour School Dist.		0.0177		$   814		$   827		$   840		$   853		$   866		$   880		$   894		$   908		$   922		$   937		$   952		$   967		$   982		$   998		$   1,013		$   1,029		$   1,046		$   1,062		$   1,079		$   1,096		$   1,113		$   1,131		$   1,149

		City of Overland		0.0000		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0

		Community Fire Dist.		0.0027		$   123		$   125		$   127		$   129		$   131		$   133		$   135		$   137		$   140		$   142		$   144		$   146		$   149		$   151		$   153		$   156		$   158		$   161		$   163		$   166		$   168		$   171		$   174		$   2,221

		SD9 S. Overland Sewer Dist.		0.0000		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0

		SD 18 U. City Sewer Dist.		0.0008		$   39		$   39		$   40		$   41		$   41		$   42		$   43		$   43		$   44		$   45		$   45		$   46		$   47		$   48		$   48		$   49		$   50		$   51		$   51		$   52		$   53		$   54		$   55

		Metro St. Louis Sewer Dist.		0.0065		$   297		$   302		$   307		$   312		$   317		$   322		$   327		$   332		$   337		$   342		$   348		$   353		$   359		$   364		$   370		$   376		$   382		$   388		$   394		$   400		$   407		$   413		$   420

		Miss. Rv. Anti-Pol. Sewer Dist.		0.0054		$   249		$   253		$   257		$   261		$   265		$   269		$   274		$   278		$   282		$   287		$   291		$   296		$   301		$   305		$   310		$   315		$   320		$   325		$   330		$   336		$   341		$   346		$   352

		Other Districts		0.6632		$   30,487		$   30,969		$   31,458		$   31,955		$   32,460		$   32,973		$   33,494		$   34,023		$   34,561		$   35,107		$   35,662		$   36,225		$   36,797		$   37,379		$   37,969		$   38,569		$   39,179		$   39,798		$   40,427		$   41,065		$   41,714		$   42,373		$   43,043

		Sub Total Commercial Surcharge		1.0000		$   45,968		$   46,695		$   47,432		$   48,182		$   48,943		$   49,716		$   50,502		$   51,300		$   52,110		$   52,934		$   53,770		$   54,620		$   55,483		$   56,359		$   57,250		$   58,154		$   59,073		$   60,007		$   60,955		$   61,918		$   62,896		$   63,890		$   64,899

		Sub Total Commercial Surcharge Ex. State				$   45,793		$   46,517		$   47,252		$   47,998		$   48,757		$   49,527		$   50,310		$   51,105		$   51,912		$   52,732		$   53,565		$   54,412		$   55,271		$   56,145		$   57,032		$   57,933		$   58,848		$   59,778		$   60,722		$   61,682		$   62,656		$   63,646		$   64,652

		Personal Property3

		State of Missouri		0.030		$   240		$   240		$   240		$   240		$   240		$   240		$   240		$   240		$   240		$   240		$   240		$   240		$   240		$   240		$   240		$   240		$   240		$   240		$   240		$   240		$   240		$   240		$   240

		County General		0.190		$   1,517		$   1,517		$   1,517		$   1,517		$   1,517		$   1,517		$   1,517		$   1,517		$   1,517		$   1,517		$   1,517		$   1,517		$   1,517		$   1,517		$   1,517		$   1,517		$   1,517		$   1,517		$   1,517		$   1,517		$   1,517		$   1,517		$   1,517

		County Park Maintenance		0.035		$   279		$   279		$   279		$   279		$   279		$   279		$   279		$   279		$   279		$   279		$   279		$   279		$   279		$   279		$   279		$   279		$   279		$   279		$   279		$   279		$   279		$   279		$   279

		County Bond Retirement		0.085		$   679		$   679		$   679		$   679		$   679		$   679		$   679		$   679		$   679		$   679		$   679		$   679		$   679		$   679		$   679		$   679		$   679		$   679		$   679		$   679		$   679		$   679		$   679

		County Roads and Bridges		0.105		$   838		$   838		$   838		$   838		$   838		$   838		$   838		$   838		$   838		$   838		$   838		$   838		$   838		$   838		$   838		$   838		$   838		$   838		$   838		$   838		$   838		$   838		$   838

		County Hospital-Health		0.165		$   1,318		$   1,318		$   1,318		$   1,318		$   1,318		$   1,318		$   1,318		$   1,318		$   1,318		$   1,318		$   1,318		$   1,318		$   1,318		$   1,318		$   1,318		$   1,318		$   1,318		$   1,318		$   1,318		$   1,318		$   1,318		$   1,318		$   1,318

		Junior College Dist.		0.240		$   1,916		$   1,916		$   1,916		$   1,916		$   1,916		$   1,916		$   1,916		$   1,916		$   1,916		$   1,916		$   1,916		$   1,916		$   1,916		$   1,916		$   1,916		$   1,916		$   1,916		$   1,916		$   1,916		$   1,916		$   1,916		$   1,916		$   1,916

		Special School Dist.		0.623		$   4,975		$   4,975		$   4,975		$   4,975		$   4,975		$   4,975		$   4,975		$   4,975		$   4,975		$   4,975		$   4,975		$   4,975		$   4,975		$   4,975		$   4,975		$   4,975		$   4,975		$   4,975		$   4,975		$   4,975		$   4,975		$   4,975		$   4,975

		Metro Zoo, Park and Museum		0.232		$   1,853		$   1,853		$   1,853		$   1,853		$   1,853		$   1,853		$   1,853		$   1,853		$   1,853		$   1,853		$   1,853		$   1,853		$   1,853		$   1,853		$   1,853		$   1,853		$   1,853		$   1,853		$   1,853		$   1,853		$   1,853		$   1,853		$   1,853

		Sheltered Workshop		0.085		$   679		$   679		$   679		$   679		$   679		$   679		$   679		$   679		$   679		$   679		$   679		$   679		$   679		$   679		$   679		$   679		$   679		$   679		$   679		$   679		$   679		$   679		$   679

		County Library L1		0.140		$   1,118		$   1,118		$   1,118		$   1,118		$   1,118		$   1,118		$   1,118		$   1,118		$   1,118		$   1,118		$   1,118		$   1,118		$   1,118		$   1,118		$   1,118		$   1,118		$   1,118		$   1,118		$   1,118		$   1,118		$   1,118		$   1,118		$   1,118

		Ritenour School Dist.		4.780		$   38,170		$   38,170		$   38,170		$   38,170		$   38,170		$   38,170		$   38,170		$   38,170		$   38,170		$   38,170		$   38,170		$   38,170		$   38,170		$   38,170		$   38,170		$   38,170		$   38,170		$   38,170		$   38,170		$   38,170		$   38,170		$   38,170		$   38,170

		City of Overland		0.000		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0

		Community Fire Dist.		1.380		$   11,020		$   11,020		$   11,020		$   11,020		$   11,020		$   11,020		$   11,020		$   11,020		$   11,020		$   11,020		$   11,020		$   11,020		$   11,020		$   11,020		$   11,020		$   11,020		$   11,020		$   11,020		$   11,020		$   11,020		$   11,020		$   11,020		$   11,020		$   176,317

		SD9 S. Overland Sewer Dist.		0.000		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0

		SD 18 U. City Sewer Dist.		0.070		$   559		$   559		$   559		$   559		$   559		$   559		$   559		$   559		$   559		$   559		$   559		$   559		$   559		$   559		$   559		$   559		$   559		$   559		$   559		$   559		$   559		$   559		$   559

		Metro St. Louis Sewer Dist.		0.070		$   559		$   559		$   559		$   559		$   559		$   559		$   559		$   559		$   559		$   559		$   559		$   559		$   559		$   559		$   559		$   559		$   559		$   559		$   559		$   559		$   559		$   559		$   559

		Miss. Rv. Anti-Pol. Sewer Dist.		0.020		$   160		$   160		$   160		$   160		$   160		$   160		$   160		$   160		$   160		$   160		$   160		$   160		$   160		$   160		$   160		$   160		$   160		$   160		$   160		$   160		$   160		$   160		$   160

		Sub Total Personal Property Taxes		8.250		$   65,879		$   65,879		$   65,879		$   65,879		$   65,879		$   65,879		$   65,879		$   65,879		$   65,879		$   65,879		$   65,879		$   65,879		$   65,879		$   65,879		$   65,879		$   65,879		$   65,879		$   65,879		$   65,879		$   65,879		$   65,879		$   65,879		$   65,879

		Sub Total Personal Property Taxes Ex. State				$   65,640		$   65,640		$   65,640		$   65,640		$   65,640		$   65,640		$   65,640		$   65,640		$   65,640		$   65,640		$   65,640		$   65,640		$   65,640		$   65,640		$   65,640		$   65,640		$   65,640		$   65,640		$   65,640		$   65,640		$   65,640		$   65,640		$   65,640

		Sales				$   841,558		$   795,272		$   748,987		$   702,701		$   656,415		$   610,130		$   563,844		$   517,558		$   471,272		$   424,987		$   424,987		$   435,611		$   446,502		$   457,664		$   469,106		$   480,834		$   492,854		$   505,176		$   517,805		$   530,750		$   544,019		$   557,619		$   571,560

						100.0%		94.5%		89.0%		83.5%		78.0%		72.5%		67.0%		61.5%		56.0%		50.5%		50.5%		51.8%		53.1%		54.4%		55.7%		57.1%		58.6%		60.0%		61.5%		63.1%		64.6%		66.3%		67.9%

						$   841,558		795272.31		748986.62		702700.93		656415.24		610129.55		563843.86		517558.17		471272.48		424986.79		424986.79		435611.45975		446501.74624375		457664.289899843		469105.897147339		480833.544576023		492854.383190423		505175.742770184		517805.136339438		530750.264747924		544019.021366622		557619.496900788		571559.984323307

						$   17,673		$   16,701		$   15,729		$   14,757		$   13,785		$   12,813		$   11,841		$   10,869		$   9,897		$   8,925		$   8,925		$   9,148		$   9,377		$   9,611		$   9,851		$   10,098		$   10,350		$   10,609		$   10,874		$   11,146		$   11,424		$   11,710		$   12,003

		Sales Tax 4

		State of Missouri		0.04000		$   33,662		$   31,811		$   29,959		$   28,108		$   26,257		$   24,405		$   22,554		$   20,702		$   18,851		$   16,999		$   16,999		$   17,424		$   17,860		$   18,307		$   18,764		$   19,233		$   19,714		$   20,207		$   20,712		$   21,230		$   21,761		$   22,305		$   22,862

		Conservation		0.00125		$   1,052		$   994		$   936		$   878		$   821		$   763		$   705		$   647		$   589		$   531		$   531		$   545		$   558		$   572		$   586		$   601		$   616		$   631		$   647		$   663		$   680		$   697		$   714

		Parks & Soils		0.00100		$   842		$   795		$   749		$   703		$   656		$   610		$   564		$   518		$   471		$   425		$   425		$   436		$   447		$   458		$   469		$   481		$   493		$   505		$   518		$   531		$   544		$   558		$   572

		Bi-State		0.00500		$   4,208		$   3,976		$   3,745		$   3,514		$   3,282		$   3,051		$   2,819		$   2,588		$   2,356		$   2,125		$   2,125		$   2,178		$   2,233		$   2,288		$   2,346		$   2,404		$   2,464		$   2,526		$   2,589		$   2,654		$   2,720		$   2,788		$   2,858

		Metro Link		0.00250		$   2,104		$   1,988		$   1,872		$   1,757		$   1,641		$   1,525		$   1,410		$   1,294		$   1,178		$   1,062		$   1,062		$   1,089		$   1,116		$   1,144		$   1,173		$   1,202		$   1,232		$   1,263		$   1,295		$   1,327		$   1,360		$   1,394		$   1,429

		Metro Park/Recreation		0.00100		$   842		$   795		$   749		$   703		$   656		$   610		$   564		$   518		$   471		$   425		$   425		$   436		$   447		$   458		$   469		$   481		$   493		$   505		$   518		$   531		$   544		$   558		$   572

		City of Overland		0.01000		$   8,416		$   7,953		$   7,490		$   7,027		$   6,564		$   6,101		$   5,638		$   5,176		$   4,713		$   4,250		$   4,250		$   4,356		$   4,465		$   4,577		$   4,691		$   4,808		$   4,929		$   5,052		$   5,178		$   5,308		$   5,440		$   5,576		$   5,716

		City of Overland		0.00250		$   2,104		$   1,988		$   1,872		$   1,757		$   1,641		$   1,525		$   1,410		$   1,294		$   1,178		$   1,062		$   1,062		$   1,089		$   1,116		$   1,144		$   1,173		$   1,202		$   1,232		$   1,263		$   1,295		$   1,327		$   1,360		$   1,394		$   1,429

		Sub Total Sales Taxes		0.06325		$   53,229		$   50,301		$   47,373		$   44,446		$   41,518		$   38,591		$   35,663		$   32,736		$   29,808		$   26,880		$   26,880		$   27,552		$   28,241		$   28,947		$   29,671		$   30,413		$   31,173		$   31,952		$   32,751		$   33,570		$   34,409		$   35,269		$   36,151

		Sub Total Sales Taxes Ex. State				$   17,673		$   16,701		$   15,729		$   14,757		$   13,785		$   12,813		$   11,841		$   10,869		$   9,897		$   8,925		$   8,925		$   9,148		$   9,377		$   9,611		$   9,851		$   10,098		$   10,350		$   10,609		$   10,874		$   11,146		$   11,424		$   11,710		$   12,003

		Utility Costs				$   300,570		$   308,084		$   315,786		$   323,681		$   331,773		$   340,067		$   348,569		$   357,283		$   366,215		$   375,371		$   384,755		$   394,374		$   404,233		$   414,339		$   424,698		$   435,315		$   446,198		$   457,353		$   468,787		$   480,506		$   492,519		$   504,832		$   517,453

		Utility Tax5

		City of Overland Utility Taxes		0.06		$   18,034		$   18,485		$   18,947		$   19,421		$   19,906		$   20,404		$   20,914		$   21,437		$   21,973		$   22,522		$   23,085		$   23,662		$   24,254		$   24,860		$   25,482		$   26,119		$   26,772		$   27,441		$   28,127		$   28,830		$   29,551		$   30,290		$   31,047

		Total Revenue				$   434,542		$   436,764		$   439,072		$   441,466		$   443,949		$   446,522		$   449,187		$   451,945		$   454,797		$   457,745		$   463,719		$   470,465		$   477,329		$   484,312		$   491,419		$   498,650		$   506,008		$   513,495		$   521,113		$   528,866		$   536,755		$   544,784		$   552,954

		Total Revenue Excl. State				$   397,680		$   401,841		$   406,087		$   410,420		$   414,841		$   419,351		$   423,953		$   428,648		$   433,437		$   438,322		$   444,276		$   450,553		$   456,937		$   463,429		$   470,031		$   476,745		$   483,574		$   490,519		$   497,582		$   504,766		$   512,072		$   519,502		$   527,060		$   918,557

				1 Assumes 1.58% growth in EAV each year.  Represents average annual growth of Area between 1995 and 2000.

				2 Assumes 1.58% growth in commercial EAV each year.

				3 Personal property assumes no growth due to depreciation.

				4 Assumes -5.4% decline in sales each year untill year 12 than sales grow at 2.25% thereafter.  -5.4% represents decline in sales between 1998 and 2000.

				5 Assumes 2.5% growth in utility costs each year.
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		Table 1

		No-Build (Using Aggressive Assumptions)

		Woodson/Page Redevelopment Area

		Overland, Missouri

						TIF Year/Year																						TIF Year/Year

		Taxing District/Category		Levy		1		2		3		4		5		6		7		8		9		10		11		12		13		14		15		16		17		18		19		20		21		22		23		Total

						2001		2002		2003		2004		2005		2006		2007		2008		2009		2010		2011		2012		2013		2014		2015		2016		2017		2018		2019		2020		2021		2022		2023

		Real Estate EAV				$   2,972,000		$   3,149,428		$   3,337,449		$   3,536,695		$   3,747,836		$   3,971,581		$   4,208,685		$   4,459,943		$   4,726,202		$   5,008,356		$   5,307,355		$   5,624,204		$   5,959,969		$   6,315,779		$   6,692,831		$   7,092,393		$   7,515,809		$   7,964,503		$   8,439,984		$   8,943,851		$   9,477,799		$   10,043,624		$   10,643,228

		Commercial Real Estate EAV				$   2,704,020		$   2,871,669		$   3,049,713		$   3,238,795		$   3,439,600		$   3,652,855		$   3,879,332		$   4,119,851		$   4,375,282		$   4,646,549		$   4,934,635		$   5,240,583		$   5,565,499		$   5,910,560		$   6,277,015		$   6,666,189		$   7,079,493		$   7,518,422		$   7,984,564		$   8,479,607		$   9,005,342		$   9,563,674		$   10,156,621

		Personal Property EAV				$   798,538		$   798,538		$   798,538		$   798,538		$   798,538		$   798,538		$   798,538		$   798,538		$   798,538		$   798,538		$   798,538		$   798,538		$   798,538		$   798,538		$   798,538		$   798,538		$   798,538		$   798,538		$   798,538		$   798,538		$   798,538		$   798,538		$   798,538		$   798,538

		1.58%				$   2,972,000		$   3,018,958		$   3,066,657		$   3,115,110		$   3,164,329		$   3,214,325		$   3,265,112		$   3,316,701		$   3,369,104		$   3,422,336		$   3,476,409		$   3,531,336		$   3,587,132		$   3,643,808		$   3,701,380		$   3,759,862		$   3,819,268		$   3,879,612		$   3,940,910		$   4,003,177		$   4,066,427		$   4,130,676		$   4,195,941

		commercial real estate eav @1.58				$   2,704,020		$   2,746,744		$   2,790,142		$   2,834,226		$   2,879,007		$   2,924,495		$   2,970,702		$   3,017,640		$   3,065,318		$   3,113,750		$   3,162,948		$   3,212,922		$   3,263,686		$   3,315,252		$   3,367,633		$   3,420,842		$   3,474,891		$   3,529,795		$   3,585,565		$   3,642,217		$   3,699,764		$   3,758,221		$   3,817,601

						$250,540		$254,498		$258,519		$262,604		$266,753		$270,968		$275,249		$279,598		$284,016		$288,503		$293,061		$297,692		$302,395		$307,173		$312,026		$316,956		$321,964		$327,051		$332,219		$337,468		$342,800		$348,216		$353,718

						$45,793		$46,509		$47,235		$47,972		$48,720		$49,480		$50,251		$51,033		$51,827		$52,633		$53,451		$54,280		$55,122		$55,977		$56,843		$57,723		$58,615		$59,520		$60,438		$61,369		$62,313		$63,271		$64,242

		Real Estate1

		State of Missouri		0.030		$   892		$   945		$   1,001		$   1,061		$   1,124		$   1,191		$   1,263		$   1,338		$   1,418		$   1,503		$   1,592		$   1,687		$   1,788		$   1,895		$   2,008		$   2,128		$   2,255		$   2,389		$   2,532		$   2,683		$   2,843		$   3,013		$   3,193		$   - 0

		County General		0.190		$   5,647		$   5,984		$   6,341		$   6,720		$   7,121		$   7,546		$   7,997		$   8,474		$   8,980		$   9,516		$   10,084		$   10,686		$   11,324		$   12,000		$   12,716		$   13,476		$   14,280		$   15,133		$   16,036		$   16,993		$   18,008		$   19,083		$   20,222		264,365

		County Park Maintenance		0.035		$   1,040		$   1,102		$   1,168		$   1,238		$   1,312		$   1,390		$   1,473		$   1,561		$   1,654		$   1,753		$   1,858		$   1,968		$   2,086		$   2,211		$   2,342		$   2,482		$   2,631		$   2,788		$   2,954		$   3,130		$   3,317		$   3,515		$   3,725		48,699

		County Bond Retirement		0.085		$   2,526		$   2,677		$   2,837		$   3,006		$   3,186		$   3,376		$   3,577		$   3,791		$   4,017		$   4,257		$   4,511		$   4,781		$   5,066		$   5,368		$   5,689		$   6,029		$   6,388		$   6,770		$   7,174		$   7,602		$   8,056		$   8,537		$   9,047		118,269

		County Roads and Bridges		0.105		$   3,121		$   3,307		$   3,504		$   3,714		$   3,935		$   4,170		$   4,419		$   4,683		$   4,963		$   5,259		$   5,573		$   5,905		$   6,258		$   6,632		$   7,027		$   7,447		$   7,892		$   8,363		$   8,862		$   9,391		$   9,952		$   10,546		$   11,175		146,096

		County Hospital-Health		0.165		$   4,904		$   5,197		$   5,507		$   5,836		$   6,184		$   6,553		$   6,944		$   7,359		$   7,798		$   8,264		$   8,757		$   9,280		$   9,834		$   10,421		$   11,043		$   11,702		$   12,401		$   13,141		$   13,926		$   14,757		$   15,638		$   16,572		$   17,561		229,580

		Junior College Dist.		0.240		$   7,133		$   7,559		$   8,010		$   8,488		$   8,995		$   9,532		$   10,101		$   10,704		$   11,343		$   12,020		$   12,738		$   13,498		$   14,304		$   15,158		$   16,063		$   17,022		$   18,038		$   19,115		$   20,256		$   21,465		$   22,747		$   24,105		$   25,544		333,935

		Special School Dist.		0.623		$   18,516		$   19,621		$   20,792		$   22,034		$   23,349		$   24,743		$   26,220		$   27,785		$   29,444		$   31,202		$   33,065		$   35,039		$   37,131		$   39,347		$   41,696		$   44,186		$   46,823		$   49,619		$   52,581		$   55,720		$   59,047		$   62,572		$   66,307		866,839

		Metro Zoo, Park and Museum		0.232		$   6,895		$   7,307		$   7,743		$   8,205		$   8,695		$   9,214		$   9,764		$   10,347		$   10,965		$   11,619		$   12,313		$   13,048		$   13,827		$   14,653		$   15,527		$   16,454		$   17,437		$   18,478		$   19,581		$   20,750		$   21,988		$   23,301		$   24,692		322,804

		Sheltered Workshop		0.085		$   2,526		$   2,677		$   2,837		$   3,006		$   3,186		$   3,376		$   3,577		$   3,791		$   4,017		$   4,257		$   4,511		$   4,781		$   5,066		$   5,368		$   5,689		$   6,029		$   6,388		$   6,770		$   7,174		$   7,602		$   8,056		$   8,537		$   9,047		118,269

		County Library L1		0.140		$   4,161		$   4,409		$   4,672		$   4,951		$   5,247		$   5,560		$   5,892		$   6,244		$   6,617		$   7,012		$   7,430		$   7,874		$   8,344		$   8,842		$   9,370		$   9,929		$   10,522		$   11,150		$   11,816		$   12,521		$   13,269		$   14,061		$   14,901

		Ritenour School Dist.		4.780		$   142,062		$   150,543		$   159,530		$   169,054		$   179,147		$   189,842		$   201,175		$   213,185		$   225,912		$   239,399		$   253,692		$   268,837		$   284,887		$   301,894		$   319,917		$   339,016		$   359,256		$   380,703		$   403,431		$   427,516		$   453,039		$   480,085		$   508,746

		City of Overland		0.210		$   6,241		$   6,614		$   7,009		$   7,427		$   7,870		$   8,340		$   8,838		$   9,366		$   9,925		$   10,518		$   11,145		$   11,811		$   12,516		$   13,263		$   14,055		$   14,894		$   15,783		$   16,725		$   17,724		$   18,782		$   19,903		$   21,092		$   22,351

		Community Fire Dist.		1.380		$   41,014		$   43,462		$   46,057		$   48,806		$   51,720		$   54,808		$   58,080		$   61,547		$   65,222		$   69,115		$   73,242		$   77,614		$   82,248		$   87,158		$   92,361		$   97,875		$   103,718		$   109,910		$   116,472		$   123,425		$   130,794		$   138,602		$   146,877

		SD9 S. Overland Sewer Dist.		0.000		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0

		SD 18 U. City Sewer Dist.		0.070		$   2,080		$   2,205		$   2,336		$   2,476		$   2,623		$   2,780		$   2,946		$   3,122		$   3,308		$   3,506		$   3,715		$   3,937		$   4,172		$   4,421		$   4,685		$   4,965		$   5,261		$   5,575		$   5,908		$   6,261		$   6,634		$   7,031		$   7,450

		Metro St. Louis Sewer Dist.		0.070		$   2,080		$   2,205		$   2,336		$   2,476		$   2,623		$   2,780		$   2,946		$   3,122		$   3,308		$   3,506		$   3,715		$   3,937		$   4,172		$   4,421		$   4,685		$   4,965		$   5,261		$   5,575		$   5,908		$   6,261		$   6,634		$   7,031		$   7,450		97,398

		Miss. Rv. Anti-Pol. Sewer Dist.		0.020		$   594		$   630		$   667		$   707		$   750		$   794		$   842		$   892		$   945		$   1,002		$   1,061		$   1,125		$   1,192		$   1,263		$   1,339		$   1,418		$   1,503		$   1,593		$   1,688		$   1,789		$   1,896		$   2,009		$   2,129		27,828

		Sub Total Real Property Taxes		8.460		$   251,431		$   266,442		$   282,348		$   299,204		$   317,067		$   335,996		$   356,055		$   377,311		$   399,837		$   423,707		$   449,002		$   475,808		$   504,213		$   534,315		$   566,214		$   600,016		$   635,837		$   673,797		$   714,023		$   756,650		$   801,822		$   849,691		$   900,417		$   2,574,081

		Sub Total Real Property Taxes Ex. State		8.430		$   250,540		$   265,497		$   281,347		$   298,143		$   315,943		$   334,804		$   354,792		$   375,973		$   398,419		$   422,204		$   447,410		$   474,120		$   502,425		$   532,420		$   564,206		$   597,889		$   633,583		$   671,408		$   711,491		$   753,967		$   798,978		$   846,677		$   897,224		$   2,574,081

		Commercial Surcharge2

		State of Missouri		0.0038		$   175		$   186		$   197		$   210		$   223		$   236		$   251		$   267		$   283		$   301		$   319		$   339		$   360		$   383		$   406		$   432		$   458		$   487		$   517		$   549		$   583		$   619		$   658

		County General		0.0444		$   2,042		$   2,169		$   2,303		$   2,446		$   2,597		$   2,759		$   2,930		$   3,111		$   3,304		$   3,509		$   3,726		$   3,958		$   4,203		$   4,463		$   4,740		$   5,034		$   5,346		$   5,678		$   6,030		$   6,404		$   6,801		$   7,222		$   7,670

		County Park Maintenance		0.0063		$   292		$   310		$   329		$   349		$   371		$   394		$   419		$   444		$   472		$   501		$   532		$   565		$   600		$   638		$   677		$   719		$   764		$   811		$   861		$   915		$   972		$   1,032		$   1,096

		County Bond Retirement		0.0328		$   1,508		$   1,602		$   1,701		$   1,806		$   1,918		$   2,037		$   2,163		$   2,298		$   2,440		$   2,591		$   2,752		$   2,923		$   3,104		$   3,296		$   3,501		$   3,718		$   3,948		$   4,193		$   4,453		$   4,729		$   5,022		$   5,334		$   5,664

		County Roads and Bridges		0.0228		$   1,050		$   1,115		$   1,184		$   1,258		$   1,336		$   1,419		$   1,507		$   1,600		$   1,699		$   1,805		$   1,916		$   2,035		$   2,162		$   2,296		$   2,438		$   2,589		$   2,750		$   2,920		$   3,101		$   3,293		$   3,497		$   3,714		$   3,945

		County Hospital-Health		0.0381		$   1,750		$   1,859		$   1,974		$   2,097		$   2,227		$   2,365		$   2,511		$   2,667		$   2,832		$   3,008		$   3,194		$   3,392		$   3,603		$   3,826		$   4,063		$   4,315		$   4,583		$   4,867		$   5,169		$   5,489		$   5,829		$   6,191		$   6,575

		Junior College Dist.		0.0279		$   1,284		$   1,363		$   1,448		$   1,537		$   1,633		$   1,734		$   1,842		$   1,956		$   2,077		$   2,206		$   2,342		$   2,488		$   2,642		$   2,806		$   2,980		$   3,164		$   3,361		$   3,569		$   3,790		$   4,025		$   4,275		$   4,540		$   4,821

		Special School Dist.		0.0679		$   3,122		$   3,315		$   3,521		$   3,739		$   3,971		$   4,217		$   4,478		$   4,756		$   5,051		$   5,364		$   5,697		$   6,050		$   6,425		$   6,823		$   7,246		$   7,696		$   8,173		$   8,679		$   9,218		$   9,789		$   10,396		$   11,040		$   11,725

		Metro Zoo, Park and Museum		0.0301		$   1,384		$   1,470		$   1,561		$   1,657		$   1,760		$   1,869		$   1,985		$   2,108		$   2,239		$   2,378		$   2,525		$   2,682		$   2,848		$   3,025		$   3,212		$   3,411		$   3,623		$   3,847		$   4,086		$   4,339		$   4,608		$   4,894		$   5,197

		Sheltered Workshop		0.0063		$   292		$   310		$   329		$   349		$   371		$   394		$   419		$   444		$   472		$   501		$   532		$   565		$   600		$   638		$   677		$   719		$   764		$   811		$   861		$   915		$   972		$   1,032		$   1,096

		County Library L1		0.0231		$   1,061		$   1,127		$   1,197		$   1,271		$   1,350		$   1,433		$   1,522		$   1,617		$   1,717		$   1,823		$   1,936		$   2,056		$   2,184		$   2,319		$   2,463		$   2,616		$   2,778		$   2,950		$   3,133		$   3,327		$   3,534		$   3,753		$   3,986

		Ritenour School Dist.		0.0177		$   814		$   864		$   918		$   975		$   1,035		$   1,099		$   1,167		$   1,240		$   1,317		$   1,398		$   1,485		$   1,577		$   1,675		$   1,779		$   1,889		$   2,006		$   2,130		$   2,262		$   2,403		$   2,552		$   2,710		$   2,878		$   3,056

		City of Overland		0.0000		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0

		Community Fire Dist.		0.0027		$   123		$   131		$   139		$   147		$   157		$   166		$   177		$   188		$   199		$   212		$   225		$   239		$   253		$   269		$   286		$   303		$   322		$   342		$   363		$   386		$   410		$   435		$   462

		SD9 S. Overland Sewer Dist.		0.0000		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0

		SD 18 U. City Sewer Dist.		0.0008		$   39		$   41		$   44		$   46		$   49		$   52		$   56		$   59		$   63		$   67		$   71		$   75		$   80		$   85		$   90		$   96		$   102		$   108		$   115		$   122		$   129		$   137		$   146

		Metro St. Louis Sewer Dist.		0.0065		$   297		$   316		$   335		$   356		$   378		$   402		$   426		$   453		$   481		$   511		$   543		$   576		$   612		$   650		$   690		$   733		$   778		$   827		$   878		$   932		$   990		$   1,051		$   1,117

		Miss. Rv. Anti-Pol. Sewer Dist.		0.0054		$   249		$   265		$   281		$   298		$   317		$   337		$   357		$   380		$   403		$   428		$   455		$   483		$   513		$   545		$   578		$   614		$   652		$   693		$   736		$   781		$   830		$   881		$   936

		Other Districts		0.6632		$   30,487		$   32,378		$   34,385		$   36,517		$   38,781		$   41,185		$   43,739		$   46,451		$   49,330		$   52,389		$   55,637		$   59,087		$   62,750		$   66,640		$   70,772		$   75,160		$   79,820		$   84,769		$   90,024		$   95,606		$   101,534		$   107,829		$   114,514

		Sub Total Commercial Surcharge		1.0000		$   45,968		$   48,818		$   51,845		$   55,060		$   58,473		$   62,099		$   65,949		$   70,037		$   74,380		$   78,991		$   83,889		$   89,090		$   94,613		$   100,480		$   106,709		$   113,325		$   120,351		$   127,813		$   135,738		$   144,153		$   153,091		$   162,582		$   172,663

		Sub Total Commercial Surcharge Ex. State				$   45,793		$   48,632		$   51,648		$   54,850		$   58,251		$   61,862		$   65,698		$   69,771		$   74,097		$   78,691		$   83,569		$   88,751		$   94,253		$   100,097		$   106,303		$   112,894		$   119,893		$   127,326		$   135,221		$   143,604		$   152,508		$   161,963		$   172,005

		Personal Property3

		State of Missouri		0.030		$   240		$   240		$   240		$   240		$   240		$   240		$   240		$   240		$   240		$   240		$   240		$   240		$   240		$   240		$   240		$   240		$   240		$   240		$   240		$   240		$   240		$   240		$   240		$   240

		County General		0.190		$   1,517		$   1,517		$   1,517		$   1,517		$   1,517		$   1,517		$   1,517		$   1,517		$   1,517		$   1,517		$   1,517		$   1,517		$   1,517		$   1,517		$   1,517		$   1,517		$   1,517		$   1,517		$   1,517		$   1,517		$   1,517		$   1,517		$   1,517

		County Park Maintenance		0.035		$   279		$   279		$   279		$   279		$   279		$   279		$   279		$   279		$   279		$   279		$   279		$   279		$   279		$   279		$   279		$   279		$   279		$   279		$   279		$   279		$   279		$   279		$   279

		County Bond Retirement		0.085		$   679		$   679		$   679		$   679		$   679		$   679		$   679		$   679		$   679		$   679		$   679		$   679		$   679		$   679		$   679		$   679		$   679		$   679		$   679		$   679		$   679		$   679		$   679

		County Roads and Bridges		0.105		$   838		$   838		$   838		$   838		$   838		$   838		$   838		$   838		$   838		$   838		$   838		$   838		$   838		$   838		$   838		$   838		$   838		$   838		$   838		$   838		$   838		$   838		$   838

		County Hospital-Health		0.165		$   1,318		$   1,318		$   1,318		$   1,318		$   1,318		$   1,318		$   1,318		$   1,318		$   1,318		$   1,318		$   1,318		$   1,318		$   1,318		$   1,318		$   1,318		$   1,318		$   1,318		$   1,318		$   1,318		$   1,318		$   1,318		$   1,318		$   1,318

		Junior College Dist.		0.240		$   1,916		$   1,916		$   1,916		$   1,916		$   1,916		$   1,916		$   1,916		$   1,916		$   1,916		$   1,916		$   1,916		$   1,916		$   1,916		$   1,916		$   1,916		$   1,916		$   1,916		$   1,916		$   1,916		$   1,916		$   1,916		$   1,916		$   1,916

		Special School Dist.		0.623		$   4,975		$   4,975		$   4,975		$   4,975		$   4,975		$   4,975		$   4,975		$   4,975		$   4,975		$   4,975		$   4,975		$   4,975		$   4,975		$   4,975		$   4,975		$   4,975		$   4,975		$   4,975		$   4,975		$   4,975		$   4,975		$   4,975		$   4,975

		Metro Zoo, Park and Museum		0.232		$   1,853		$   1,853		$   1,853		$   1,853		$   1,853		$   1,853		$   1,853		$   1,853		$   1,853		$   1,853		$   1,853		$   1,853		$   1,853		$   1,853		$   1,853		$   1,853		$   1,853		$   1,853		$   1,853		$   1,853		$   1,853		$   1,853		$   1,853

		Sheltered Workshop		0.085		$   679		$   679		$   679		$   679		$   679		$   679		$   679		$   679		$   679		$   679		$   679		$   679		$   679		$   679		$   679		$   679		$   679		$   679		$   679		$   679		$   679		$   679		$   679

		County Library L1		0.140		$   1,118		$   1,118		$   1,118		$   1,118		$   1,118		$   1,118		$   1,118		$   1,118		$   1,118		$   1,118		$   1,118		$   1,118		$   1,118		$   1,118		$   1,118		$   1,118		$   1,118		$   1,118		$   1,118		$   1,118		$   1,118		$   1,118		$   1,118

		Ritenour School Dist.		4.780		$   38,170		$   38,170		$   38,170		$   38,170		$   38,170		$   38,170		$   38,170		$   38,170		$   38,170		$   38,170		$   38,170		$   38,170		$   38,170		$   38,170		$   38,170		$   38,170		$   38,170		$   38,170		$   38,170		$   38,170		$   38,170		$   38,170		$   38,170

		City of Overland		0.000		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0

		Community Fire Dist.		1.380		$   11,020		$   11,020		$   11,020		$   11,020		$   11,020		$   11,020		$   11,020		$   11,020		$   11,020		$   11,020		$   11,020		$   11,020		$   11,020		$   11,020		$   11,020		$   11,020		$   11,020		$   11,020		$   11,020		$   11,020		$   11,020		$   11,020		$   11,020

		SD9 S. Overland Sewer Dist.		0.000		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0

		SD 18 U. City Sewer Dist.		0.070		$   559		$   559		$   559		$   559		$   559		$   559		$   559		$   559		$   559		$   559		$   559		$   559		$   559		$   559		$   559		$   559		$   559		$   559		$   559		$   559		$   559		$   559		$   559

		Metro St. Louis Sewer Dist.		0.070		$   559		$   559		$   559		$   559		$   559		$   559		$   559		$   559		$   559		$   559		$   559		$   559		$   559		$   559		$   559		$   559		$   559		$   559		$   559		$   559		$   559		$   559		$   559

		Miss. Rv. Anti-Pol. Sewer Dist.		0.020		$   160		$   160		$   160		$   160		$   160		$   160		$   160		$   160		$   160		$   160		$   160		$   160		$   160		$   160		$   160		$   160		$   160		$   160		$   160		$   160		$   160		$   160		$   160

		Sub Total Personal Property Taxes		8.250		$   65,879		$   65,879		$   65,879		$   65,879		$   65,879		$   65,879		$   65,879		$   65,879		$   65,879		$   65,879		$   65,879		$   65,879		$   65,879		$   65,879		$   65,879		$   65,879		$   65,879		$   65,879		$   65,879		$   65,879		$   65,879		$   65,879		$   65,879

		Sub Total Personal Property Taxes Ex. State				$   65,640		$   65,640		$   65,640		$   65,640		$   65,640		$   65,640		$   65,640		$   65,640		$   65,640		$   65,640		$   65,640		$   65,640		$   65,640		$   65,640		$   65,640		$   65,640		$   65,640		$   65,640		$   65,640		$   65,640		$   65,640		$   65,640		$   65,640

		Sales				$   841,558		$   870,171		$   899,757		$   930,349		$   961,980		$   994,688		$   1,028,507		$   1,063,476		$   1,099,635		$   1,137,022		$   1,175,681		$   1,215,654		$   1,256,986		$   1,299,724		$   1,343,914		$   1,389,607		$   1,436,854		$   1,485,707		$   1,536,221		$   1,588,453		$   1,642,460		$   1,698,304		$   1,756,046		$   1,761,490

						100.0%		94.5%		89.0%		83.5%		78.0%		72.5%		67.0%		61.5%		56.0%		50.5%		45.0%		39.5%		34.0%		28.5%		23.0%		17.5%		12.0%		6.5%		1.0%		0.0%		0.0%		0.0%		0.0%		-6.7%

						$   841,558		795272.31		748986.62		702700.93		656415.24		610129.55		563843.86		517558.17		471272.48		424986.79		378701.1		332415.41		286129.72		239844.03		193558.34		147272.65		100986.96		54701.2699999997		8415.5799999997		0		0		0		0		-56384.386

						$   17,673		$   16,701		$   15,729		$   14,757		$   13,785		$   12,813		$   11,841		$   10,869		$   9,897		$   8,925		$   7,953		$   6,981		$   6,009		$   5,037		$   4,065		$   3,093		$   2,121		$   1,149		$   177		$   - 0		$   - 0		$   - 0		$   - 0

		Sales Tax 4

		State of Missouri		0.04000		$   33,662		$   34,807		$   35,990		$   37,214		$   38,479		$   39,788		$   41,140		$   42,539		$   43,985		$   45,481		$   47,027		$   48,626		$   50,279		$   51,989		$   53,757		$   55,584		$   57,474		$   59,428		$   61,449		$   63,538		$   65,698		$   67,932		$   70,242		$   70,460

		Conservation		0.00125		$   1,052		$   1,088		$   1,125		$   1,163		$   1,202		$   1,243		$   1,286		$   1,329		$   1,375		$   1,421		$   1,470		$   1,520		$   1,571		$   1,625		$   1,680		$   1,737		$   1,796		$   1,857		$   1,920		$   1,986		$   2,053		$   2,123		$   2,195

		Parks & Soils		0.00100		$   842		$   870		$   900		$   930		$   962		$   995		$   1,029		$   1,063		$   1,100		$   1,137		$   1,176		$   1,216		$   1,257		$   1,300		$   1,344		$   1,390		$   1,437		$   1,486		$   1,536		$   1,588		$   1,642		$   1,698		$   1,756

		Bi-State		0.00500		$   4,208		$   4,351		$   4,499		$   4,652		$   4,810		$   4,973		$   5,143		$   5,317		$   5,498		$   5,685		$   5,878		$   6,078		$   6,285		$   6,499		$   6,720		$   6,948		$   7,184		$   7,429		$   7,681		$   7,942		$   8,212		$   8,492		$   8,780

		Metro Link		0.00250		$   2,104		$   2,175		$   2,249		$   2,326		$   2,405		$   2,487		$   2,571		$   2,659		$   2,749		$   2,843		$   2,939		$   3,039		$   3,142		$   3,249		$   3,360		$   3,474		$   3,592		$   3,714		$   3,841		$   3,971		$   4,106		$   4,246		$   4,390

		Metro Park/Recreation		0.00100		$   842		$   870		$   900		$   930		$   962		$   995		$   1,029		$   1,063		$   1,100		$   1,137		$   1,176		$   1,216		$   1,257		$   1,300		$   1,344		$   1,390		$   1,437		$   1,486		$   1,536		$   1,588		$   1,642		$   1,698		$   1,756

		City of Overland		0.01000		$   8,416		$   8,702		$   8,998		$   9,303		$   9,620		$   9,947		$   10,285		$   10,635		$   10,996		$   11,370		$   11,757		$   12,157		$   12,570		$   12,997		$   13,439		$   13,896		$   14,369		$   14,857		$   15,362		$   15,885		$   16,425		$   16,983		$   17,560

		City of Overland		0.00250		$   2,104		$   2,175		$   2,249		$   2,326		$   2,405		$   2,487		$   2,571		$   2,659		$   2,749		$   2,843		$   2,939		$   3,039		$   3,142		$   3,249		$   3,360		$   3,474		$   3,592		$   3,714		$   3,841		$   3,971		$   4,106		$   4,246		$   4,390

		Sub Total Sales Taxes		0.06325		$   53,229		$   55,038		$   56,910		$   58,845		$   60,845		$   62,914		$   65,053		$   67,265		$   69,552		$   71,917		$   74,362		$   76,890		$   79,504		$   82,208		$   85,003		$   87,893		$   90,881		$   93,971		$   97,166		$   100,470		$   103,886		$   107,418		$   111,070

		Sub Total Sales Taxes Ex. State				$   17,673		$   18,274		$   18,895		$   19,537		$   20,202		$   20,888		$   21,599		$   22,333		$   23,092		$   23,877		$   24,689		$   25,529		$   26,397		$   27,294		$   28,222		$   29,182		$   30,174		$   31,200		$   32,261		$   33,358		$   34,492		$   35,664		$   36,877

		Utility Costs				$   300,570		$   308,084		$   315,786		$   323,681		$   331,773		$   340,067		$   348,569		$   357,283		$   366,215		$   375,371		$   384,755		$   394,374		$   404,233		$   414,339		$   424,698		$   435,315		$   446,198		$   457,353		$   468,787		$   480,506		$   492,519		$   504,832		$   517,453		$   530,389

		Utility Tax5

		City of Overland Utility Taxes		0.06		$   18,034		$   18,485		$   18,947		$   19,421		$   19,906		$   20,404		$   20,914		$   21,437		$   21,973		$   22,522		$   23,085		$   23,662		$   24,254		$   24,860		$   25,482		$   26,119		$   26,772		$   27,441		$   28,127		$   28,830		$   29,551		$   30,290		$   31,047

		Total Revenue				$   434,542		$   454,663		$   475,930		$   498,409		$   522,171		$   547,292		$   573,850		$   601,930		$   631,621		$   663,017		$   696,218		$   731,330		$   768,465		$   807,742		$   849,287		$   893,233		$   939,721		$   988,902		$   1,040,933		$   1,095,983		$   1,154,229		$   1,215,860		$   1,281,076		$   2,574,081

		Total Revenue Excl. State				$   397,680		$   416,528		$   436,477		$   457,591		$   479,941		$   503,599		$   528,642		$   555,154		$   583,220		$   612,934		$   644,394		$   677,702		$   712,969		$   750,311		$   789,852		$   831,723		$   876,061		$   923,015		$   972,739		$   1,025,399		$   1,081,169		$   1,140,235		$   1,202,793		$   2,574,081

				1 Assumes 5.9% growth in EAV each year.  Represents average annual growth of Area since 1995.

				2 Assumes 6.2% growth in commercial EAV each year.  Represents average annual commercial EAV growth of Area since 1995.

				3 Personal property assumes no growth due to depreciation.

				4 Assumes 3.4% growth in sales each year.

				5 Assumes 2.5% growth in utility costs each year.

		inflation				$   397,680		406627.42004424		415776.536995235		425131.509077628		434696.968031875		444477.649812592		454478.396933375		464704.160864376		475160.004483824		485851.10458471		496782.754437866		507960.366412718		519389.474657004		531075.737836787		543024.941938115		555243.003131722		567735.970702186		580510.030042985		593571.505718952		606926.864597629		620582.719051075		634545.830229724		648823.111409893		663421.631416616

		lower rates				$   397,680		$   401,832		$   406,070		$   410,393		$   414,804		$   419,304		$   423,894		$   428,577		$   433,352		$   438,223		$   443,190		$   448,255		$   453,420		$   458,687		$   464,056		$   469,531		$   475,112		$   480,801		$   486,600		$   493,307		$   500,304		$   507,416		$   514,647



&L&"MS Sans Serif,Regular"&8October 26, 2001&C&"MS Sans Serif,Regular"&8&F
&P&R&"MS Sans Serif,Regular"&8PGAV Urban Consulting




What s the TIF Process?
TIE COMISSION ESTABLISHED  THE COST-BENEFIT ANALYSIS

This is an advisory body made up of TIF Act defines this document as a “fiscal impact
representatives from affected taxing analysis? on all affected taxing jurisdictions showing
jurisdictions that makes . thesfimpactwhether the Project is built with TIF or not
recommendation to a governing body. sLilt

THE REDEVELOPMENT PLAN WHEREDEVELOPMENT AGREEMENT
Details required findings: “Blighted Area” or Binding agreement(s) between City and developer(s)
“Conservation Area” outlining the obligations of both parties and the

The “but for” Test conditions for developing a property

Conformance with the Comprehensive Plan

Redevelopment Project must be approved
within 10 years of Redevelopment Area
designation/TIF approval.

CREVE COEUR COMPREHENSIVE PLAN UPDATE



TIF Pros and Cons

Pros:
Public process
City can be in the driver’s seat

Flexibility
4. Ability to monetize incremental revenues

w2

Cons (or challenges):

1. Time period limitations
2. Requirement for a specific project often leads to developer-driven TIFs

3. Other taxing entities involved in TIFCommission

CREVE COEUR COMPREHENSIVE PLAN UPDATE
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Transportation Development District

Transportation Development Districts (TDD) (238.200-238.275 R.S.Mo.):

Sources of Revenue:

1.
Property tax not to exceed $0.10 per $100.assessed valuation or

1.
2.
3.

Sales tax not to exceed 1%;
District may also levy tolls or special assessments for improvements benefiting the

project
2. Eligible Uses of Funds: Transportation Infrastructure

3. Formation: By City or County, by voter petition, local transportation

authority petition, property owner petition; must be approved by a majority

of those voting
CREVE COEUR COMPREHENSIVE PLAN UPDATE
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Transportation Development District

Powers & Limitations:

1. ATDD may lease or purchase and/or sell real’or personal property necessary for

its purposes.

2. May borrow money and issue bonds, notes; and other obligations.

3. May contract with local or federal,agencies.

4. May generally act as necessary toaccomplish its purposes consistent with the

TDD Act.

CREVE COEUR COMPREHENSIVE PLAN UPDATE



Transportation Development District ‘9

Governance:

1. Managed by a district board with Local Authority @versight and MoDOT oversight for their
right-of-way;

2. Board may consist of at least 5 nor more than 15 persons with one MODOT and one or
more Local Authority advisors;

3. Election by voters or property ownersyequired for approval of special assessment, tax or
funding method

Borrowing Authority: District may contract and incur liabilities, may borrow money and

issue bonds, notes and other obligations; May issue bonds payable from its revenues but

may not exceed 40 years

CREVE COEUR COMPREHENSIVE PLAN UPDATE



Transportation Development District
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Borrowing Authority:

1. District may borrow money and issue bondsynotes and other obligations;

2. Bonds, notes or other obligations may bepaid from TDD revenues but such

obligations may not exceed a term of 40 years.

CREVE COEUR COMPREHENSIVE PLAN UPDATE



TDD Pros and Cons

Pros:

1. Public process

2. Ability to monetize revenues

3. Multiple options for generating revenue
4. 40-yearfinancingterm

Cons:
1. Limited applicability of revenues only to transportation infrastructure projects

CREVE COEUR COMPREHENSIVE PLAN UPDATE



Community Improvement District L)

Community Improvement District (CID) (Section 67.1401, R.S.Mo.):

1. Sources of Revenue:

1. Salestaxupto 1%.
2. Special assessments approved by petition or any reasonable method of assessment.

3. Taxes on real property and/or business license@r approved by qualified voters.

2. Eligible Uses of Funds:

1. Public capital improvements.

2. Private capital improvements (located,inablighted area).

3. Services (e.g., marketing).

CREVE COEUR COMPREHENSIVE PLAN UPDATE
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Community Improvement District

Formation: By governing body of City, pursuant to submittal of a petition
signed by a majority property owners by assessedvalue and number within the
proposed CID.

Powers & Limitations:

1. Petition for district formation specifies area and duration of district.

2. Maximum rate of taxes.

3. Method and maximum rate/f assessment.

4. Activities permitted in a “blighted area” are broader than those permitted in

an area thatis not subject to a “blighted area” determination.

CREVE COEUR COMPREHENSIVE PLAN UPDATE



Community Improvement District

Governance: Program managed by district board, with annual report to City; Board to consist
of 5-30 members, appointed by City or elected by "qualified voters" of district, depending on
petition; petition may identify original members; annual lewy of taxes/assessments set by
Board (within petition limits); District may be terminated by City, upon majority of property

owners, by value and per capita
Borrowing Authority: Board may issue @bligations payable solely from district revenues and

assets pledged; District obligations are not general obligations of the district, unless approved

by supermajority of voters in district. Limited to a term of 27 years.
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CID Pros and Cons

Pros:

1. Public process.
2. Flexible applicability of revenues.
3. Flexibility with respect to revenue generation (i.e., salgs tax, property tax, or special assessment).

Cons:
1.

CREVE COEUR COMPREHENSIVE PLAN UPDATE
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Chapter 353 RSMo. Tax Abatement 82

Urban Redevelopment Corporations Law (Ch. 353, R.S. Mo.):

Mechanism: The City may authorize a 100% abatement of taxes paid on improvements in

years 1-10 and a 50% abatement of taxes in years 11-25 gniproperties owned by the

Corporation; the Corporation may accept grants or leans;from'government agencies.
Note: Districts providing emergency serviees may request reimbursement of up-to

100% of their property taxes abated;

Eligible Use: Clearance, replanning, reconstruction or rehabilitation of blighted areas, and the

construction of such structures as may.be appropriate
NOTE: CH 353 also requires that the governing body make a finding that the area in questionis

a “blighted area.” The definition of “blighted area” in CH 353 is the same as defined in the TIF

Act.
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Chapter 353 RSMo. Tax Abatement 82

Formation:

1. Creation of an Urban Redevelopment Corporation and registration with the Secretary
of State.

2. The articles of agreement or association shall be prepared, subscribed and
acknowledged, and filed in the office of the'secretary of state pursuant to the general
corporations laws of the state CH 3563

3. Application to the City for the aathorization of a Development Plan

4. Approval requires a public hearing and the granting of rights and powers by City via

ordinance and consistent with Chapter 353.
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Chapter 353 RSMo. Tax Abatement

Powers & Limitations:

1. Corporation can only operate in an area with asDevelopment Plan.

2. Powers of the Corporation must be authorized by the governing
municipality.

3. Tax abatement must be authorized'y the governing municipality.

CREVE COEUR COMPREHENSIVE PLAN UPDATE



Chapter 100 RSMo. Tax Abatement 82

Property Tax Abatement Mechanism: A municipality may effectuate tax abatement through
the purchase or construction of a development project and then leasing the project back to a
business. In this way, since the property is owned by the.municipality, it is exempt from

property taxes however a payment in lieu of taxes may berequested from taxing districts that

provide emergency services.

Sales Tax Abatement Mechanism: Section144.062 RSMo provides for the exemption of sales
and use taxes paid on construction materials for certain projects. This action requires a valid

exemption certificate and a letter from the municipality.
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CH 353 Tax Abatement Pros and Cons

Pros:
1. Public process.
2. The ability on the part of the City to impose Payments In Lieu ofyTaxes (PILOTs) to moderate the amount of tax
abatement provided by the statute.

3. Common definition of “blighted area.”
4. Statute permits 25-years of tax abatement, but the City can permit a shorter timeframe if desired.

Cons:
1. Abatement also addresses commercial surchargetax revenues.
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Tax Abatement + CID + TDD
Local Example - Olia Village, Creve Coeur, MO

L
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Olia Village - Original Incentive Request

1. Chapter 353 Tax Abatement for 25 years measured from the start of the calendar year
following substantial completion of the first portions,of each phase as follows:

a. 95% abatement of incremental value years 1-5;
b. 75% abatement of incremental value years6-10
c. 50% abatement of incremental value yearsy11-25

Community Improvement District Special Assessment in coordination with tax abatement
Community Improvement Distriets1% Sales Tax for up-to 27 years

Transportation Development District 0.5% Sales Tax for up-to 40 years

ok~ 0Db

Chapter 100 Sales Tax Exemption on Construction Materials.
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Olia Village - Final Incentive Structure

1. Real Property Tax abatement, as provided under Chapter 353 of the Missouri Revised Statutes.

a. 75% of real property taxes abated years 1-10 for each of the 17 lotsistarting upon completion of development of
each lot, exclusive of land value and improvements as'of 2023 (the “base year”)

b. 50% of real property taxes abated years 11-25

C. Notwithstanding the above, there will be no tax abatementon any lot upon which townhomes or other single-family

residences are constructed

2. Formation of a Community Improvement District (CID) — 1% sales tax for up to 27 years and a
special assessment in coordinatien with the proposed tax abatement

3. Formation of a Transportation Development District (TDD) — 0.5% sales tax for up to 40 years

4. Sales and use tax exemption on qualified building materials for construction of site work, as

provided under Chapter 100 of the Missouri Revised Statutes
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Olia Village - Incentive Negotiation

Series of meetings and rounds of review:

o Internal City Review — by Staff and Council

o Outside Review — by PGAV
o Stakeholder Feedback - from School District and others

o Revised Requests from Developer

Results:
o Reduced Tax Abatement 20% in the first five years
o Removed residential townhomes from tax abatement

CREVE COEUR COMPREHENSIVE PLAN UPDATE



Incentive Review Criteria

Considered based on demonstration of need.
Targeted to address the need utilizing the appropriate incentive program.
Service Provision - Does the incentivize developmentpositively impact the ability of the City and
other jurisdictions to provide services? This includes emergency services.

4. School District - Will the project house students? If so, will it generate sufficient tax revenue to
support education costs?
Conformance with the ComprehensivePlan.

6. Considerthe amount of incentivesias a percentage of total development costs.

1. Average amount of supportis around 17%

2. Communities typically hold a threshold of support based on the percentage of total development costs.
7. Nofinancialrisk or liability to the City.

8. Performance guarantees.
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Incentive Review Process

1. Information gathering: Assess the Need s . , .
Timing: Review of incentive

2. Understanding the project from the developer's perspective I

* Development costs with zoning applications for
* Return oninvestment Council review after P&Z
* Use of incentives - pay-as-you-go or financial.obligations? Commission recommendation

3. City's perspective has been received.
* Impact ontax revenue and ability to provide service
* Coordinating with overlapping jurisdictionsie.g., school,

County, fire) Public review/hearing and
* Policy precedents comments as part of any
* Conformance with the community'sfplan ordinance to approve incentives
4. City to engage planning consultant and legal bond counsel {Eneselmayeiequiicaloy
to assist in the review and analysis of any incentive statute bas?d on the specific
incentive program)
requests
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Next Steps

Comprehensive Plan Update

« Completion and adoption in Decembet 2025-January 2026 by P&Z

Incentive Policy - Principles for thesise of incentives to support development

* Presented to Council for consideration —January
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MEMO TO MAYOR AND CITY COUNCIL
Meeting Date: November 10, 2025

Subject: Work Session Item: Bayer East Comprehensive Plan Update—Development
Financing Review Policy Discussion

Memo Prepared by: Jason W. Jaggi, AICP, Director of Community Development
Attachments: 1. Resolution No. 1785—Task Order Agreements with PGAV Planners for the

Bayer East Comprehensive Plan Update and Scope of Services;
2. Olia Village Incentives Q&A Sheet

On March 25, 2025, the City Council approved Resolution No. 1785 authorizing a task order agreement
with PGAV Planners to prepare an update to the City’s comprehensive plan for the Bayer East Campus.
The comprehensive plan update process began in April of this year and is approaching the final stages
with the draft recommendations presented at the open house on October 29%. The next steps to complete
the process are refinement of the plan recommendations and development scenarios, preparation of the
final draft plan, and the public hearing and adoption of the plan update by the Planning and Zoning
Commission. The plan update webpage has additional information on the process to date, including the
draft recommendations, which can be viewed here.

A separate component of the scope of work for this study is for PGAV Planners to prepare incentive
review criteria for the City’s consideration of any financial assistance or development incentive requests
(Item V. in the attached Scope of Services). This document can be used by the City Council to identify
incentives the City might be open to considering and what constraints and criteria are likely to be utilized
when considering their use.

At this work session, PGAV Planners will review the economic incentive programs available by state
law and how they can be applied. The consultant will also review the incentive review process that was
recently utilized for the Olia Village project in 2024. Finally, the consultant will provide draft criteria
for the Council’s review and discussion. The outcome of this review will be an incentive policy guide
that the Council may choose to use in the evaluation of any incentive requests that may be submitted as
part of a development proposal on the Bayer East campus.

Staff has attached the PGAV Planners Comprehensive Plan Update Scope of Services and the Olia

Village Q&A document that is posted on the City’s website for review prior to the Work Session
discussion.
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ATTACHMENT A
TASK ORDER NUMBER TWO

In accordance with the Master Services Agreement between the City of Creve Coeur, Missouri (the “City”),
and PGAV Planners, LLC. (“PGAV”) dated April 27, 2023, this Task Order Number Two (“Task Order”)
serves as the written authorization to PGAV to provide the services described herein, in accordance with the
attached work schedule and compensation structure.

I.  SCOPE OF SERVICES

The scope of services to be performed pursuant to this Task Order (the “Scope of Services™) are as described
in Exhibit A attached hereto, which describes the work to be performed and the schedule within which the work
shall be delivered. PGAV shall furnish all labor, materials, supplies, equipment, supervision, and services
necessary for and incident to the delivery of the Scope of Services. PGAV represents that it has thoroughly
reviewed the Scope of Services and the Master Services Agreement and that it accepts the Task Order and the
conditions under which the Task Order is to be performed.

II. INFORMATION TO BE PROVIDED BY THE CITY

Depending upon where such information may be located and maintained, the City will provide to PGAV
available data as follows:

1. Data and/or contact persons who may provide information regarding the Site (as defined in Exhibit A)
including the offering document, existing conditions, and/or site analyses.

2. Access to comprehensive plan, City ordinances and design guidelines via City web.

3. Data which the City has or which may be readily acquired without extensive research which may
assist in conducting the work as outlined in Exhibit A, including information regarding, but not
necessarily limited to, existing master development plans or conditional use permits, reviews of
staff or consultants; and

4. The services of the City Attorney, the City Clerk, Community Development Director, or other staff,
if necessary, for review of preliminary documents prepared by PGAV and assistance in establishing
meetings with the City Council, Planning and Zoning Commission, property owners or developers
(or their representatives), or other parties as may be required to conduct the work. PGAV
acknowledges that it will not be a client of the City Attorney and all work by the City Attorney
shall be solely on behalf of the City.

1. NOTICES

The relationship between the City and PGAV necessitates mutual trust, effective collaboration, prompt sharing
and evaluation of relevant information, and a commitment to timely communication and responsiveness. If
either party feels that their expectations or information needs (pertaining to the other party or within their
control) are not being adequately met, they agree to inform the other party about the issue. The objective of
such notices is to encourage prompt communication and to prevent disputes. A notice can be delivered through
a phone call, email, fax, express, or postal service.

Task Order Number Two PGAVPLANNERS
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The project representatives are Andy Struckhoff, President of PGAV, and Jason Jaggi, Director of Community
Development for the City of Creve Coeur, Missouri. PGAV staff assigned will include members of our team
as appropriate to the work. A party may designate a new project representative by sending a notice of the change
to the other party.

IV. PROJECT STAFFING & MANAGEMENT

PGAYV hereby agrees to provide the qualified professional, technical, and clerical staff available within the firm
to conduct the work in accordance with the tasks as outlined in this Agreement and within each Task Order.

V. FEE AND METHOD OF COMPENSATION
A. Compensation shall be made to PGAV on an hourly basis in accordance with the hourly rates as set
forth below. The overall fee for the services as set forth herein shall not exceed $60,000 exclusive of
reimbursable expenses.

Roject Saff Hourly Rate
B. PGAV’s standard hourly are as set forth at "Regdent $290
right. Any invoice issued for an assigned task \fce Pregdent $260
will be based on the hourly rate of the PGAV :
staff involved in conducting the assignment. %or ﬁm 3235
PGAV’s standard hourly rates shown at right are Amate Dm $235
subject to change once per year. PGAV’s hourly _Senior Froject Manager $220
rates subject to this agreement shall not be Foject Manager $185
changed without the City’s written consent. Roject Ranner $160
Ranner $130
C. Reimbursable expenses will consist of mileage, “|gem $65
long distance telephone charges, express Adminsrativel Tedhrical AsSdance $95

delivery charges, photographic expenses, the
cost of printing or other reproduction of documents, fees or charges for documents owned by others,
and other "out-of-pocket" expenses required to provide the services described. Such expenses will be
billed at their direct cost to PGAV.

D. Ifthe City fails to make payment due to PGAV for services and reimbursable expenses within 60 days
after receipt of our initial statement, PGAV will suspend services under this agreement until PGAV
has been paid in full the amounts due for services and expenses.

E. If for any reason the City determines that a task properly initiated under the terms of this Agreement
should not proceed, the City will inform PGAV in writing that they wish to terminate the task. The
date of said termination shall occur upon receipt of the written notice of termination by PGAV via the
U.S. Postal Service or facsimile (followed by receipt of an original signature copy). The City will pay
to PGAV an amount representing the work performed to the date of termination in accordance with
the hourly rate schedule herein for the classification of personnel involved with the work plus any
reimbursable expenses which have been incurred by PGAV to that date.

Task Order Number Two PGAVrLANNERS
Page 2 of 5

Page 43 of 89



VL. TIMING

This Scope of Services is to be performed over a six (6) month planning process upon approval of the Task
Order by City Council, for completion by October 1, 2025.

VI. OWNERSHIP OF DOCUMENTS

PGAYV agrees that any and all reports prepared, and conclusions reached hereunder, may be designated by the
City as being for the confidential information of the City and that neither PGAV nor any member of the PGAV
staff will disclose any such designated confidential materials with any person whatsoever, other than the City
or their authorized representatives, except when called upon to testify in relation to such report or conclusion
under oath in a judicial forum, or as may be otherwise required by law. PGAV will cooperate with the City
regarding compliance with Federal or State “sunshine law” provisions. The City will have sole ownership of
all documents, reports, maps, etc. prepared under this Agreement, including rights of copying and distribution.

IN WITNESS WHEREOF, the Parties hereto have caused this Agreement to be executed this 16 day

of April . 2025.
ATTEST: CITY OF CREVE COEUR, MISSOURI
W /L./
Ad[mmstrator
ATTEST: PGAV PLANNERS, LLC

C/A/)/UH/\A

Task Order Number Two PWPI.AHH!RS
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EXHIBIT A
SCOPE OF SERVICES

I.  General Description
1. With the potential change in ownership of 92-acres of the current 151-acre East Bayer Campus (the
“Site”) (outlined in red in the image below), an update to the City’s Comprehensive Plan, Creve
Coeur 2030 (the “Comprehensive Plan Update™) is needed.

=i

East Bayer Campus; the Site, highlighted in red.

The focus of the plan update is to identify appropriate future land uses and development objectives in order
to position the Site to positively contribute to the City and the future development of the 39 North AgTech
District. PGAV will perform the following tasks:

II.  Site Analysis

1. Tdentify existing conditions and characteristics of the Site including uses, access, topography, flora
and fauna, zoning, etc.

2. Understand major factors including the planned 39 North Greenway, the trail connection from
Stacy Park, the existing Tealwood Drive connection just south of the site, a potential extension of
the Bayer Drive connection from Olive, and any plans for the Lindbergh Blvd overpass connecting
the site to the Olia Village development.

3. Analyze Site characteristics and potential for functionality and walkability in accordance with City
requirements and best planning and site design practices.

4. Coordinate with the Site’s existing owner to gain access to the Site.

5. Analyze uses and conditions of existing buildings located within the Site.

II. Market Analysis
1. Evaluate the market for reuse of some or all of the existing buildings and facilities.
2. Perform market analysis on potential future land uses, including residential, commercial, office,
research, and lab components, and for those uses which will further the objectives of the 39 North
Master Plan.

Task Order Number Two PGAVrLANNERS
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3. Describe existing market conditions and project future demand and absorption associated with each
use described above and in terms of building square foot or, with respect to residential, number of
units.

IV.  Development Analysis

1. Identify the future role of this property within the broader 39 North District and how this property
can contribute to the goals of the 39 North District and to the adjacent planned Olia Village
development.

2. Consider future development scenarios for the Site. Depending on the information revealed in the
site analysis phase and the data analyzed in the market analysis phase, these development scenarios
may include concepts which include utilizing all existing buildings, utilizing some of the existing
with new development, and assuming all existing buildings are demolished, and new development
is planned on the site.

3. Provide future development recommendations identifying appropriate land uses, connectivity, open
space, massing, building heights, and compatibility with adjacent residential uses.

4. Draft Comprehensive Plan Update.

V. Policy

1. Provide recommendations for development planning review mechanisms such as utilizing the
City’s planned zoning district procedure.

2. Identify general review criteria for the City’s consideration of financial assistance or development
incentives.

3. Work with City staff to formalize development incentive review criteria and public processes. This
document will help to address incentives the City might be open to considering and what constraints
and criteria are likely to be utilized when considering their use.

4. Draft Policy Framework.

VL.  Public Outreach
1. Assist City staff with three public outreach components:

a) One (1) open house to seek public feedback about the future of the Site. It is anticipated
that this meeting will allow residents to understand the current conditions and provide
feedback to be used in the Development Analysis phase.

b) One (1) open house to review recommendations.

c) One (1) meeting to present the final draft of the Comprehensive Plan Update to the
Planning & Zoning Commission at the Public Hearing.

d) Stakeholder engagement with 39 North partners including the 39 North organization,
Bayer, and others.

VIL  Deliverables
1. Prepare a written Comprehensive Plan Update addressing the Site, which update shall be in
suitable form for adoption by the Planning and Zoning Commission.
2. Site Plans and related maps or GIS data.
3. Development Incentive Review Policy Framework.

Task Order Number Two PGRVmums
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RESOLUTION NO. 1785

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF CREVE COEUR,
MISSOURI AUTHORIZING EXECUTION OF A TASK ORDER AGREEMENT UNDER
THE MASTER SERVICES AGREEMENT BETWEEN THE CITY OF CREVE COEUR,
MISSOURI AND PGAV PLANNERS

WHEREAS, Bayer intends to sell approximately 91 acres of their 151-acre Bayer East
campus and is soliciting offers from developers; and

WHEREAS, the City of Creve Coeur’s adopted comprehensive plan does not
contemplate any significant changes to the Bayer East campus; and

WHEREAS, an update to the City’s comprehensive plan is necessary in light of these
changes to the status of the Bayer East campus to establish land use goals and
recommendations for this property, located with the boundaries of the 39 North District;
and

WHEREAS, on April 24, 2023, the City Council approved Resolution No. 1639
regarding a Master Services Agreement with PGAV Planners for planning and
development financing services,

NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY OF
CREVE COEUR, AS FOLLOWS:

Section 1: Task Order Number Two between PGAV Planners and the City of Creve
Coeur, attached hereto as “Exhibit 1" to provide planning services to the City of Creve
Coeur is hereby approved and the City Administrator is authorized to execute same.
The fee for services shall not exceed $60,000.00 with an additional $5,000.00
authorized for reimbursable expenses. The agreement as executed shall be in the form
of such exhibit with such changes as are consistent with the provisions and intent of this
Resolution and necessary to achieve the purposes hereof. The City Administrator and
his designated representatives are hereby authorized and directed to take any and all
actions necessary, desirable, convenient, or proper in order to carry out the intent of this
Resolution, the matters herein authorized, and the rights and duties of the City under
the agreement.

ADOPTED THIS 24™ DAY OF MARCH, 2025.

bt S —

DR.'ROBERT HOFFMAN

MAYOR
't Ve ko
KELLIE HENKE o
CITY CLERK
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What will the Olia Village Project consist of?

A site concept plan for the 96-acre Olia Village development was approved by the City Council
on November 13, 2023. The development is a joint venture between Jack Matthews Development
LLC and a family trust whose trustee is a principal of Fireside Financial LLC.

The Olia Village development includes a mix of retail, restaurant, hotel, office and housing over
17 separate lots. The development is centered around a “Main Street”, providing a pedestrian-
oriented environment which the city’s comprehensive plan has referenced as a major objective
for the city for many years.

On April 8, 2024, the City Council approved an ordinance authorizing a Master Redevelopment
Agreement which provides certain incentives.

What tax incentives are being provided?

e Real Property Tax abatement, as provided under Chapter 353 of the Missouri Revised
Statutes.
0 75% of real property taxes abated years 1-10 for each of the 17 lots (except as
noted below), starting upon completion of development of each lot, exclusive of
land value and improvements as of 2023
0 50% of real property taxes abated years 11-25
o Notwithstanding the above, there will be no tax abatement on any lot upon
which townhomes or other single-family residences are constructed
e Formation of a Community Improvement District (CID) — 1% sales tax for up to 27 years and a
special assessment in coordination with the proposed tax abatement
e Formation of a Transportation Development District (TDD) — %% sales tax for up to 40 years
e Sales and use tax exemption on qualified building materials for construction of site work, as
provided under Chapter 100 of the Missouri Revised Statutes

Why is Creve Coeur providing tax incentives for the Olia Village development?

The City of Creve Coeur has provided tax incentives on very few occasions over the last 25
years. However, the size and location of this parcel makes it unique not only in Creve Coeur but
in all of St. Louis County.

The proposed development is consistent with the city’s long term comprehensive land use plan,
Creve Coeur 2030, by offering a high quality, mixed-use, pedestrian-oriented development with
amenities such as a walking trail and ‘Main Street’ design.
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The development will also serve to further the growth and development of the 39 North Agtech
Innovation District, which already is home to over 30 agtech businesses and organizations. The
core organizations of 39 North — The Danforth Plant Science Center, BRDG Park and the Helix
Center Biotech Incubator -- result in a $450 million annual economic impact. Olia Village will
provide additional housing opportunities, hotels, restaurants, office space, walking trails and
other amenities which are critical to the continued growth and success of 39 North.

All taxing districts including the Ladue School District and the City of Creve Coeur will benefit
from additional tax revenues throughout the life of the project. The new revenues created by
the Olia Village development will provide additional funding for city services such as police
protection, public works and parks as well as the schools and other taxing jurisdictions.

Absent incentives, the property could remain vacant or underutilized for years with no
guarantee of attracting a development desirable by the Creve Coeur community, resulting in
little or no additional tax revenue for schools or other jurisdictions.

These tax incentives can be beneficial to the development by enhancing the financial viability of a
project which, absent incentives, may not be viable. Cities in the St. Louis region and elsewhere are
using these incentives as effective tools to attract new development.

Is Tax Increment Financing (TIF) being used?

No. Only the incentives as outlined above.

Is there a cap on the amount of incentives the developer can receive?

Yes. The maximum amount of tax abatement is $34.1 million, and the maximum amount of all
incentives excluding the sales tax exemption is $61.8 Million. These figures compare to total
development costs projected to approach one billion dollars.

How do the proposed incentives compare to other developments in the region?

The proposed incentives are proportionally smaller than those for other nearby developments.

According to PGAYV, the net present value (NPV) of assistance has historically averaged 17% of total
development costs across incentivized projects in the St. Louis region.

For Creve Coeur, the total NPV of all incentives is 6.7% of total development costs. This is based on a
maximum incentive amount of $61.8 million, sales and use tax exemption on qualified materials of $4.6
million, and total estimated development costs of $984.8 million. This compares to other recent
projects as follows:
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e For the Streets of St. Charles project, the total NPV of incentives was 14.3% of total development
costs.

o For the Chesterfield Downtown TIF project, the total NPV of incentives is 9% of estimated total
development costs.

e For the Brentwood Manchester Corridor project, the total NPV of incentives is 11.6% of
estimated total development costs.

The City’s staff and consultants have not been able to identify any comparable projects in the
St. Louis region which have not included tax incentives.

How was the amount of the proposed incentives determined?

The proposed incentives were negotiated between the city’s staff and consultants and
developer representatives over the course of many months and remain subject to Council
approval. Factors considered included a review of similar projects in the St. Louis region and
the unique characteristics and challenges of the proposed Olia Village development. The
proposed ordinances currently before the City Council reflect compromise by both parties.

Will the City of Creve Coeur, the Ladue School District or other taxing entities lose money as a
result of the incentives being provided?

No, current tax dollars will not be diverted to the proposed development. A portion of new tax
dollars, created by the development, will be abated. New revenues for the Ladue School
District are projected to exceed costs for educating new students residing in the development
in all years, based upon an analysis completed by the city’s consultant, PGAV Planners. In
addition, the 130-unit townhome portion of the development, where families are most likely to
reside and potentially increase enrollment in the Ladue School District, has been excluded from
any tax abatement. The Ladue School District, and the other taxing jurisdictions, will receive
100% of the tax revenues on the townhome portion of the development that they would have
received in the absence of tax abatement.

The City’s projected revenues resulting from the development will exceed projected costs of
providing services in all years. In fact, the economic activity projected to be generated by the
Olia Village development will provide needed additional revenue for city services such as police
protection, public works, leaf collection, parks and other services utilized by all city residents.

The Creve Coeur Fire Protection District, as an emergency service provider, has opted out of tax
abatement so it will receive full tax payments resulting from the development.

3
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Is the property truly ‘blighted’ as claimed?

A “blighted area” is defined in Missouri Statutes as follows: "an area which, by reason of the
predominance of insanitary or unsafe conditions, deterioration of site improvements, 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, or welfare in its present
condition and use. “

An Analysis of Blighted Area Factors for the property (Olia Village Development Plan Exhibit D)
was conducted by Steadfast City on behalf of the Developer, and concluded that the property is
blighted as defined in the statute. This document states, “Based on the findings included in the
Environmental Report completed by SCI Engineers and Steadfast City’s in-person inspections of
the site and analysis of the historical equalized assessed valuation of the site, the
Redevelopment Area meets the definition of a “blighted area” according to Section 353.020(2)
of the Revised Statutes of Missouri, as amended and Section 67.1401.2(3) of the Revised
Statutes of Missouri, as amended.”

How will a designation of blight affect nearby properties?

The blighting designation for the development site is a pre-qualification for tax abatement
under Chapter 353 of the Missouri Revised Statutes.

The existing conditions are not positively contributing to the surrounding neighborhoods no
matter the result of the current Council proceedings. Moving forward with this project and the
Chapter 353, Chapter 100, CID, and TDD proceedings allows for the potential of this condition
to be improved as opposed to continuing to stay stagnant or degrade. The proposed
improvements are projected to include nearly a billion dollars of investment which will improve
the tax base, stimulate further economic growth of 39N, and provide an amenity-rich mixed-
use as recommended in the comprehensive plan.

A vacant or under-utilized office campus is not a helpful economic presence for Creve Coeur
and for the surrounding neighborhoods. The incentive package being considered is meant to
alleviate the property's current condition and redevelop the area to a more dynamic and
productive use that will benefit the City, the local economy, and the values of neighboring
properties.
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With a CID and TDD, what will the sales tax rate be in Olia Village? How does this compare to
other shopping districts in St. Louis?

The CID and TDD will collectively add 1.5% to the sales tax rate. These additional sales taxes
only apply to sales within the Olia Village development. The table below compares the total
proposed sales tax rate in Olia Village to other nearby developments.

City State County City CID TDD Total Rate
Rock Hill Market at McKnight 4.225%| 2.513% |2.500%]|1.00%|1.00%| 11.238%
Brentwood Promenade 4.225%| 2.513% |3.000% 1.00%| 10.738%
Richmond Heights Blvd Project 4.225%| 2.513% |2.750% 1.00%| 10.488%
Creve Coeur Olia Village 4.225%| 2.513% |2.250%|1.00%|0.50%| 10.488%
University City-Costco 4.225%| 2.513% (2.500%]1.00% 10.238%
Kirkwood Station 4.225%| 2.513% |2.500% 1.00%| 10.238%
Chesterfield Blue Valley Outlets 4.225%| 2.513% [2.000%]|1.00%]|0.38%| 10.113%
Manchester Highlands 4.225%| 2.513% [2.250% 1.00%| 9.988%
Richmond Heights Menard Project |4.225%| 2.513% |2.750%|0.50% 9.988%

By providing incentives to the developer, what are the financial risks to the City should
revenue projections fall short?

The City is not responsible for the repayment of any debt incurred as part of the development;
this is entirely the developer’s responsibility.

Incentives are directly tied to the developer’s performance; as the assessed value and retail
sales within the development grow, the developer will realize greater incentives up to the
agreed-upon maximum reimbursement.

The city’s operating costs for providing city services to the development are projected to be
only 22% of the estimated revenue from the development. The city is not forwarding any funds
or creating future liabilities for itself.

The project will not adversely affect the city’s credit rating.
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What performance guarantees does the city have in place?

A performance bond or escrow will be required to ensure completion of all site improvements,
including streets, sidewalks, trails, storm water detention facilities, retaining walls, and street
lighting. In addition, no notes will be issued to the developer until site work is completed. Such
notes are a prerequisite to the developer receiving the incentives.

Under the Redevelopment Agreement, issuance of bonds by the developer has been limited
until completion of the mixed-use portion of the development and completion of certain
restaurant and retail requirements. Without issuance of bonds, the developer would only
receive the benefit of the incentives over a period of many years.

In addition, if the mixed-use development and retail and restaurant requirements are not
completed by 2030, interest on all notes issued to the developer shall cease until requirements
are met.

Also, tax abatement may be reduced if sales taxes are outperforming projections. Tax
abatement ends when all obligations secured by the CID special assessments are paid in full or
cancelled.

What is the plan for oversight of the incentives?

All project costs must be submitted to the city for review and approval, including itemized
invoices, receipts or other documentation evidencing that all such costs have been paid or
incurred and qualify as reimbursable project costs under the Redevelopment Agreement.

The City will have two representatives on the CID and TDD Boards to oversee the finances and
affairs of each of the special districts. No additional costs beyond those currently identified as
extraordinary can be recovered without approval of the City’s representatives.

The CID and TDD sales taxes must terminate once the incentive amount is paid. The taxes
cannot be extended or applied to other purposes without approval of the City Council.

Where can | find more information on the development and incentives?

More details regarding the Olia Village development can be found on the City’s website.

September 24, 2024

Page 53 of 89


https://www.crevecoeurmo.gov/DocumentCenter/View/12379/Exhibit-B---Redevelopment-Agreement?bidId=
https://www.crevecoeurmo.gov/DocumentCenter/View/12379/Exhibit-B---Redevelopment-Agreement?bidId=
https://www.crevecoeurmo.gov/DocumentCenter/View/12379/Exhibit-B---Redevelopment-Agreement?bidId=
https://www.crevecoeurmo.gov/DocumentCenter/View/12379/Exhibit-B---Redevelopment-Agreement?bidId=
https://www.crevecoeurmo.gov/CivicAlerts.aspx?AID=1387

ExhibitA

_ . Bayer East Campus:
ﬁi -am Comprehensive Plan Update

""-r_i

' City Council Incentives Discussion — November 10, 2025
2 4

1III 5
.
/

Cipa ¢
-

i

J-r 3
Y

CREVE COEUR COMPREHENSIVE PLAN UPDATE INCENTIVE POLICY DISCUSSION PCGAV Page;54 af$



Agenda

* Understand Purpose

* Review Incentives

* Recent Experience

* Incentive Review Criteria/Policy Considerations

* Next Steps
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Purpose

Comprehensive Plan Update:
» Update the 2017 Creve Coeur Comprehensive Plan and 39North Master Plan to reflect

the City's vision for the Bayer East Campus Site; understanding how this site can reflect
the community's vision and fit within City’s overall plan for the future

* Led by Planning & Zoning

Incentive Policy:
* Provides guidance for any use of incentives for development in this area in the future

* Led by City Council

CREVE COEUR COMPREHENSIVE PLAN



Statutory Development Incentives

The State of Missouri enables Counties and Municipalities the ability to create individual areas
within which taxes may be abated or redirected or within which additional taxes may be imposed.

The deployment of these mechanisms must be for a defined public purpose and also must

conform with an adopted plan.

Statutory Development Incentives Include:

1. Tax Increment Financing Goal — use available tools, when
Tax Abatement necessary, to create the type of
development community desires

2
3. Community Improvement District
4

Transportation Development District

CREVE COEUR COMPREHENSIVE PLAN
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Tax Increment Financing ("TIF")

The Real Property Tax Increment Allocation Redevelopment Act (99.800-865 R.S.Mo.):

1. Sources of Revenue: Incremental revenues generated within the district; 100% incremental property
tax revenues and 50% incremental economic activity taxes

2. Eligible Uses of Funds: Public capital improvements; property assembly (including acquisition and
demolition of buildings); costs of rehabilitation, reconstruction, or repair or remodeling of existing
buildings and fixtures; relocation costs

3. Formation: By governing body of City; requires TIF Commission review and public hearing

4. Powers & Limitations: Requires adoption of Redevelopment Plan which describes the project,
redevelopment project costs, sources of funds to pay costs, type and term of sources of funds to pay
costs, type and term of obligations, cost-benefit analysis, eligibility analysis and other findings per the

TIF Act; must pass "but for" test

CREVE COEUR COMPREHENSIVE PLAN



G
27
[ 2

Tax Increment Financing ("TIF")

Governance: Governed by City; Incremental revenues allocated to a Special Allocation

Fund maintained by the City

Borrowing Authority: Financial Obligations secured by Special Allocation Fund and may
be issued by the City; Obligations shall not be a general obligation of the political
subdivision and cannot exceed 23 years; Obligations may only be payable out of any funds

or properties other than those specifically pledged as security

CREVE COEUR COMPREHENSIVE PLAN
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Whatis TIF?

THE TIF CONCEPT TIF TERMINOLOGY

TIF is a public/private partnership tool that is an Redevelopment Plan

incentive to overcome development challenges. Redevelopment Project
Redevelopment Area

“Blighted Area”

“Conservation Area”
Redevelopment Project Area
Payments in Lieu of Taxes (PILOTSs)
Economic Activity Taxes (EATSs)
Special Allocation Fund

TIF enables an Area to fund its own revitalization
by using incremental (new) taxes to pay for certain
eligible project costs
O Up-to 100% of incremental property taxes.
O Up-to 50% of incremental sales taxes.

ONONONONONONONON®)

Projects that are expected to bring “net new” tax
revenues to Missouri may qualify for “Super TIF”.

CREVE COEUR COMPREHENSIVE PLAN



“Blighted Area” Definition

(1) "Blighted area", an area which, by reason of the
predominance of insanitary or unsafe conditions, deterioration of
site improvements, 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, or welfare in its present condition and use;

CREVE COEUR COMPREHENSIVE PLAN



Y O
L]
e ™
E o
Q%
"o
B

“Conservation Area’” Definition

(3) "Conservation area", any improved area within the boundaries of a redevelopment area located
within the territorial limits of a municipality in which fifty percent or more of the structures in the area
have an age of thirty-five years or more. Such an area is not yet a blighted area but is detrimental to
the public health, safety, or welfare and may become a blighted area because of any one or more of
the following factors: dilapidation; obsolescence; deterioration; illegal use of individual structures;
presence of structures below minimum code standards; abandonment; excessive vacancies;
overcrowding of structures and community facilities; lack of ventilation, light or sanitary facilities;
inadequate utilities; excessive land coverage; deleterious land use or layout; depreciation of physical
maintenance; and lack of community planning. A conservation area shall meet at least three of the
factors provided in this subdivision for projects approved on or after December 23, 1997. For all
redevelopment plans and projects approved on or after January 1, 2022, in retail areas, a
conservation area shall meet the dilapidation factor as one of the three factors required under this
subdivision;

CREVE COEUR COMPREHENSIVE PLAN



TIF: Property Tax Base and Increment (PILOTs)

Base

Property Assessed Value (Pre-Dvip):
$1,000

Tax Levy:$5/5100 of Assessed Value
5%

Total Tax Revenue:

S50

Increment

Property Assessed Value (Post
Dvlp):
$100,000

Tax Levy:$5/$100 of Assessed Value

5%

Total Tax Revenue:

S5000

Total Increment (PILOT's):
(Post-Dvlp Rev)-(Pre-Dvlp Rev)
(S5000-550)

S4950

Increment: Amount
* $4 950 Changes
Based on

Valuation

Received by
Taxing
District

Amount

Remains
Constant

Pre Post
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TIF: Economic Activity Tax Base and Increment (EATSs)

Increment
Captured
by TIF:

$50,000

Increment

Base

Additional EATS generated
EATS collected prior to TIF: » from economic activities in ». —
$1,000 the redevelopment area:

$100,000

Received by Increment:
Taxing — .
District $50 ) 000

Pre Post
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Dollars ($000)

12

$120

$100

$80

$60

$40

Revenue Flow During TIF

Revenue To TIF Special Allocation Fund

TIF Year
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What is the TIF Process?

TIF COMISSION THE COST-BENEFIT

Tgﬁ@ %&@?E body made up of IR e defingsthis document as a “fiscal impact
representatives from affected taxing analysis” on all affected taxing jurisdictions showing
JUFISdICtIOﬂS that makes the impact whether the Project is built with TIF or
recommendation to a governing body. ot built.
THE REDEVELOPMENT THE REDEVELOPMENT
Peﬁgﬂ‘smeqyired findings: “Blighted Area” or Bindingragreement(s) between City and
‘Conservation Area” developer(s) outlining the obligations of both parties
The “but for” Test and the conditions for developing a property

Conformance with the Comprehensive Plan

Redevelopment Project must be approved
within 10 years of Redevelopment Area
designation/TIF approval.

CREVE COEUR COMPREHENSIVE PLAN



TIF Pros and Cons

Pros:

1. Public process
2. City can be in the driver’s seat

3. Flexibility
4. Ability to monetize incremental revenues

Cons (or challenges):

1. Time period limitations
2. Requirement for a specific project often leads to developer-driven TIFs

3. Other taxing entities involved in TIF Commission

CREVE COEUR COMPREHENSIVE PLAN



TIF Example-Cortex Innovation District

The Cortex Innovation Community is a vibrant, 200- TSR = ] R ST 00 ] T =T
acre hub of business, innovation, and technology : g LI

. : s : IS TR ol

integrated into St. Louis” historic Central West End ﬂ‘uu ,H’J’“ﬁ»”*»w‘“h’lw JH‘H\ g

and Forest Park Southeast neighborhoods. T T e | e — i
( E%WM Hlé_w Miew | SL

\
| [T || | I

= |

Proposed Land Use

I Retail Health Care Office / Research / Residential
City of St. Louis, Missouri Open Space Residential / Office / Retail Il Mixed-Use, Multi-Family Residential, Office, Lab / Research Space, Retail
PGAVPLANNERS Hotel / Office / Retail | Office / Lab / Research Note: Structured parking uflized in all areas as nesded 15
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Transportation Development District

Transportation Development Districts (TDD) (238.200-238.275 R.S.Mo.):

1. Sources of Revenue:
1. Property tax not to exceed $0.10 per $100 assessed valuation or
2. Sales tax not to exceed 1%;
3. District may also levy tolls or special assessments for improvements benefiting the
project
2. Eligible Uses of Funds: Transportation Infrastructure
3. Formation: By City or County, by voter petition, local transportation
authority petition, property owner petition; must be approved by a

majority of those voting

CREVE COEUR COMPREHENSIVE PLAN
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Transportation Development District <)

Powers & Limitations:

1. ATDD may lease or purchase and/or sell real or personal property necessary

for its purposes.
2. May borrow money and issue bonds, notes, and other obligations.
3. May contract with local or federal agencies.

4. May generally act as necessary to accomplish its purposes consistent with the
TDD Act.

CREVE COEUR COMPREHENSIVE PLAN



Transportation Development District 9.

Governance:

1. Managed by a district board with Local Authority oversight and MoDOT oversight for
their right-of-way;

2. Board may consist of at least 5 nor more than 15 persons with one MODOT and one
or more Local Authority advisors;

3. Election by voters or property owners required for approval of special assessment, tax
or funding method

Borrowing Authority: District may contract and incur liabilities, may borrow money and

issue bonds, notes and other obligations; May issue bonds payable from its revenues but

may not exceed 40 years

CREVE COEUR COMPREHENSIVE PLAN
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Borrowing Authority:

1. District may borrow money and issue bonds, notes and other obligations;

2. Bonds, notes or other obligations may be paid from TDD revenues but such

obligations may not exceed a term of 40 years.

CREVE COEUR COMPREHENSIVE PLAN



TDD Pros and Cons

Pros:

1. Public process
2. Ability to monetize revenues
3. Multiple options for generating revenue

4. 40-year financing term

Cons:
1. Limited applicability of revenues only to transportation infrastructure projects

CREVE COEUR COMPREHENSIVE PLAN



Community Improvement District L)

Community Improvement District (CID) (Section 67.1401, R.S.Mo.):

1. Sources of Revenue:

1. Sales tax up to 1%.
2. Special assessments approved by petition or any reasonable method of assessment.

3. Taxes on real property and/or business license or approved by qualified voters.

2. Eligible Uses of Funds:
1. Public capital improvements.
2. Private capital improvements (located in a blighted area).
3. Services (e.g., marketing).

CREVE COEUR COMPREHENSIVE PLAN
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Community Improvement District

Formation: By governing body of City, pursuant to submittal of a petition

signed by a majority property owners by assessed value and number within

the proposed CID.

Powers & Limitations:

1. Petition for district formation specifies area and duration of district.

2. Maximum rate of taxes.

3. Method and maximum rate of assessment.

4. Activities permitted in a “blighted area” are broader than those permitted
In an area that is not subject to a “blighted area” determination.

CREVE COEUR COMPREHENSIVE PLAN
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Community Improvement District

Governance: Program managed by district board, with annual report to City; Board to
consist of 5-30 members, appointed by City or elected by "qualified voters" of district,
depending on petition; petition may identify original members; annual levy of
taxes/assessments set by Board (within petition limits); District may be terminated by City,

upon majority of property owners, by value and per capita
Borrowing Authority: Board may issue obligations payable solely from district revenues

and assets pledged; District obligations are not general obligations of the district, unless

approved by supermajority of voters in district. Limited to a term of 27 years.

CREVE COEUR COMPREHENSIVE PLAN



CID Pros and Cons

Pros:

1. Public process.
2. Flexible applicability of revenues.
3. Flexibility with respect to revenue generation (i.e., sales tax, property tax, or special assessment).

Cons:
1.

CREVE COEUR COMPREHENSIVE PLAN

Limited term of 27 years.



v
. ™
LI
= m
»
[a
Oy i

Chapter 353 RSMo. Tax Abatement

Urban Redevelopment Corporations Law (Ch. 353, R.S. Mo.):

Mechanism: The City may authorize a 100% abatement of taxes paid on improvements in

years 1-10 and a 50% abatement of taxes in years 11-25 on properties owned by the

Corporation; the Corporation may accept grants or loans from government agencies.
Note: Districts providing emergency services may request reimbursement of up-to
100% of their property taxes abated.

Eligible Use: Clearance, replanning, reconstruction or rehabilitation of blighted areas, and

the construction of such structures as may be appropriate
NOTE: CH 353 also requires that the governing body make a finding that the area in
question is a “blighted area.” The definition of “blighted area” in CH 353 is the same as

defined in the TIF Act.

CREVE COEUR COMPREHENSIVE PLAN
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Chapter 353 RSMo. Tax Abatement

Formation:

1. Creation of an Urban Redevelopment Corporation and registration with the
Secretary of State.

2. The articles of agreement or association shall be prepared, subscribed and
acknowledged, and filed in the office of the secretary of state pursuant to the
general corporations laws of the state CH 353
Application to the City for the authorization of a Development Plan

4. Approval requires a public hearing and the granting of rights and powers by City via

ordinance and consistent with Chapter 353.

CREVE COEUR COMPREHENSIVE PLAN



Chapter 353 RSMo. Tax Abatement 82

Powers & Limitations:

1. Corporation can only operate in an area with a Development Plan.
2. Powers of the Corporation must be authorized by the governing
municipality.

3. Tax abatement must be authorized by the governing municipality.

CREVE COEUR COMPREHENSIVE PLAN
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Chapter 100 RSMo. Tax Abatement

Property Tax Abatement Mechanism: A municipality may effectuate tax abatement
through the purchase or construction of a development project and then leasing the project
back to a business. In this way, since the property is owned by the municipality, it is exempt
from property taxes however a payment in lieu of taxes may be requested from taxing

districts that provide emergency services.

Sales Tax Abatement Mechanism: Section 144.062 RSMo provides for the exemption of
sales and use taxes paid on construction materials for certain projects. This action requires

a valid exemption certificate and a letter from the municipality.

CREVE COEUR COMPREHENSIVE PLAN



CH 353 Tax Abatement Pros and Cons

Pros:

1. Public process.
2. The ability on the part of the City to impose Payments In Lieu of Taxes (PILOTs) to moderate the amount of
tax abatement provided by the statute.

3. Common definition of “blighted area.”
4. Statute permits 25-years of tax abatement, but the City can permit a shorter timeframe if desired.

Cons:
1. Abatement also addresses commercial surcharge tax revenues.

CREVE COEUR COMPREHENSIVE PLAN
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Tax Abatement + CID + TDD
Local Example — Olia Village, Creve Coeur, MO
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Olia Village — Original Incentive
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Request

1.

Chapter 353 Tax Abatement for 25 years measured from the start of the calendar year
following substantial completion of the first portions of each phase as follows:

a. 95% abatement of incremental value years 1-5;
b. 75% abatement of incremental value years 6-10
c. 50% abatement of incremental value years 11-25

Community Improvement District Special Assessment in coordination with tax
abatement

Community Improvement District 1% Sales Tax for up-to 27 years
Transportation Development District 0.5% Sales Tax for up-to 40 years
Chapter 100 Sales Tax Exemption on Construction Materials.

CREVE COEUR COMPREHENSIVE PLAN
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Olia Village — Final Incentive Structure

1. Real Property Tax abatement, as provided under Chapter 353 of the Missouri Revised

Statutes.
a. 75% of real property taxes abated years 1-10 for each of the 17 lots starting upon completion of development of
each lot, exclusive of land value and improvements as of 2023 (the “base year”)

b. 50% of real property taxes abated years 11-25
c. Notwithstanding the above, there will be no tax abatement on any lot upon which townhomes or other single-

family residences are constructed

2. Formation of a Community Improvement District (CID) — 1% sales tax for up to 27 years and
a special assessment in coordination with the proposed tax abatement

3. Formation of a Transportation Development District (TDD) — 0.5% sales tax for up to 40

years
4. Sales and use tax exemption on qualified building materials for construction of site work, as

CREVE COEUR COMPRERENSIvVE PLAN



Olia Village — Incentive Negotiation

Series of meetings and rounds of review:

o Internal City Review — by Staff and Council

o Outside Review — by PGAV

o Stakeholder Feedback — from School District and others
o Revised Requests from Developer

Results:

o Reduced Tax Abatement 20% in the first five years
o Removed residential townhomes from tax abatement

CREVE COEUR COMPREHENSIVE PLAN
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Incentive Review Criteria

1. Considered based on demonstration of need.

2. Targeted to address the need utilizing the appropriate incentive program.

3. Service Provision - Does the incentivize development positively impact the ability of the City and
other jurisdictions to provide services? This includes emergency services.

4. School District - Will the project house students? If so, will it generate sufficient tax revenue to
support education costs?

5. Conformance with the Comprehensive Plan.

6. Consider the amount of incentives as a percentage of total development costs.

1. Average amount of support is around 17%
2. Communities typically hold a threshold of support based on the percentage of total development costs.

/. No financial risk or liability to the City.
8. Performance guarantees.

CREVE COEUR COMPREHENSIVE PLAN



Incentive Review Process

Timing: Review of incentive
requests happens in tandem

1. Information gathering: Assess the Need
2. Understanding the project from the developer's
with zoning applications for
Council review after P&Z
Commission recommendation

perspective
has been received.

* Development costs

* Return on investment
« Use of incentives - pay-as-you-go or financial obligations?

Coordinating with overlapping jurisdictions (e.g., school, Public review/hearing and
comments as part of any

ordinance to approve
incentives (these may be

3. City's perspective
* Impact on tax revenue and ability to provide service

County, fire)

Policy precedents
« Conformance with the community's plan

4. City to engage planning consultant and legal bond
counsel to assist in the review and analysis of any

incentive requests
CREVE COEUR COMPREHENSIVE PLAN
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Next Steps

Comprehensive Plan Update
 Completion and adoption in December 2025-January 2026 by P&Z

Incentive Policy - Principles for the use of incentives to support

development

* Presented to Council for consideration — January

CREVE COEUR COMPREHENSIVE PLAN
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