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1.

INTRODUCTION

Overview of Redevelopment Area
The Gateway I-170 Redevelopment Area (the “Redevelopment Area” or “Area”) is
located on the south side of Olive Boulevard, immediately west of its interchange with
Interstate 170, at the eastern edge of the city of Olivette, Missouri. The site enjoys
excellent visibility from I-170 and Olive Boulevard, two of mid-St. Louis County’s major
transit routes, and is a prime location for commercial development. Olive Boulevard
connects the Redevelopment Area to the City of St. Louis (approximately four miles to
the east) and to affluent areas of west St. Louis County, while I-170 connects it to
downtown Clayton (two miles to the southeast) and St. Louis-Lambert International
Airport (five miles to the north). The Area is highly visible, well connected, and centrally
located for commercial uses.
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The boomerang-shaped Redevelopment Area contains approximately 13.7 acres of land
(10.3 of which is divided into parcels), and a stub of the Collingwood Drive right-of-way.
It is generally bounded by North Price Road to the west, Olive Boulevard to the north, I170 to the east, and the rear lot lines of homes fronting on Stoneleigh Towers Street to
the south and southwest.
The Redevelopment Area currently contains seven single family homes, three
commercial buildings totaling approximately 32,000 square feet, and about 7.7 acres of
vacant land. The homes were built primarily during the 1920s and ‘30s, though one was
added in 1956. The commercial buildings were constructed in the 1960s and ‘70s.
Appendix A provides a legal description of the Redevelopment Area.
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Existing Zoning
The majority (74%) of the Redevelopment Area is zoned “MU Mixed-Use Gateway”.
Olivette’s zoning code indicates that, “the intent and purpose of the “M-U Gateway
District is to ensure the coordinated redevelopment of the land area adjacent to the I170/Olive Boulevard interchange to develop a mixed-use gateway to the City of Olivette
in substantial compliance with the the Olivette Strategic Plan, all regulations and
standards in this Article (Article XXII), and all other applicable or informative land use
regulations of the Olivette Municipal Code”.
An additional 18% of the Area is zoned “SR Single Family Residential with the balance
(8%) having no zoning designation.
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Neighboring Development
The Redevelopment Area is surrounded by commercial uses to the east and west, along
Olive Boulevard, and residential neighborhoods to the north and south. Just across
North Price Road, to the west of the Area, is a relatively new shopping center called
Price Crossing; this center, which features various retail and dining options, has been a
successful and welcome addition to the commercial corridor along Olive Boulevard. To
the Area’s northwest, across Olive Boulevard, are several light industrial parks, which
are home to advanced manufacturers including Intelligrated Systems, ISTO
Technologies, and Buffalo Corp., in addition to distribution centers, warehousing, and
storage facilities.
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Purpose of Redevelopment Plan
The Redevelopment Area represents a very important redevelopment opportunity, given
its location at the Olive Boulevard interchange of the heavily travelled I-70 commercial
corridor. Thus, given its strategic location, the Area is an excellent location for a gateway
development that will:


Provide a new gateway development for the City of Olivette;



Replace a blighted area with obsolete development with attractive, modern
structures;



Replace existing development with more zoning-appropriate uses;



Provide reinforcement and enhanced attractiveness for nearby retail, dining and
businesses;



Provide additional retail opportunities and services for the residents and
businesses of Olivette and neighboring communities;



Provide new employment opportunities; and



Provide a greatly enhanced source of tax revenues for Olivette, St. Louis County
and other taxing jurisdictions.

Summary of Redevelopment Plan
The Redevelopment Area currently contains seven single family homes, three
commercial buildings totaling approximately 32,000 square feet, and about 9 acres of
vacant land. The homes were built primarily during the 1920s and ‘30s, although one
was added in 1956. They range in size from 720 to 1560 square feet,. The three
commercial buildings were constructed in the 1960s and ‘70s and are in fair or poor
condition.
Although the exact types and square feet amounts are subject to further design and
market conditions, this Redevelopment Plan proposes to replace the existing vacant
land outmoded uses with a grocer anchored retail and dining development containing
approximately 85,000 square feet of space
An important role of the new development will be to provide an enhanced entry image to
the City of Olivette via a signature gateway feature at the I-170 interchange, additional
streetscape amenities along Olive Boulevard, and a improved public space at the corner
of Olive Boulevard and Price Road.

Use of Tax Increment Financing
To facilitate redevelopment of the Redevelopment Area, it is proposed to use tax
increment allocation financing ("TIF") pursuant to the Real Property Tax Increment
Allocation Redevelopment Act, Sections 99.800 to 99.865, RSMo (the “TIF Act”). TIF
has proven to be an effective tool for remedying conditions in “blighted areas” and for
The Gateway I-170 TIF Redevelopment Plan
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encouraging growth and development through investment by private enterprise in
situations such as those faced in the Redevelopment Area.

Why Tax Increment Financing is Needed in the Redevelopment Area
While the revitalization of the Redevelopment Area has been desired by the City of
Olivette for some time, there have been a number of impediments to private
redevelopment.
The costs associated with demolition of outdated buildings,
environmental remediation, site preparation, and utility relocation exceed what private
developers can typically pay to develop commercial property in this market. While these
extraordinary development costs increase the overall project cost and resulting annual
expenses, future commercial tenants will still only pay market-rate rents or sale prices.
Consequently, an imbalance between expense and revenue is created that makes the
project economically infeasible unless selected development costs are effectively
reduced by means of TIF. These economic factors represent the second component of
the “but for” justification upon which this project’s use of TIF is based. That is, without
the use of tax increment financing, the Redevelopment Area would not reasonably be
anticipated to be developed.
The Developer’s affidavit, included as Appendix C, attests that the Redevelopment
Area qualifies as a “blighted area" (as defined by the TIF Act), that the Area has not
been subject to growth and development through investment by private enterprise, and
that it would not reasonably be anticipated to be developed without the adoption of TIF.

Development Strategies has also prepared a report (Data and Analysis of Conditions
Representing a “Blighted Area” for the Gateway I-170 Redevelopment Area) describing
the conditions that support a finding that the Redevelopment Area is a “blighted area”.

Use and Benefits of Tax Increment Allocation Financing
Upon the City’s adoption of TIF and approval of the Redevelopment Project described in
this Redevelopment Plan, payments resulting from increased assessed valuations on
new development occurring within the Redevelopment Area ("Payments in Lieu of
Taxes" or "PILOTs") and fifty percent of incremental increases in certain taxes generated
by economic activities within the Redevelopment Area (“Economic Activity Taxes” or
“EATs”) will be reallocated and deposited for a limited time into a special fund of the City.
These revenues may be used to secure obligations, the proceeds of which, in turn, may
be used to finance the various Redevelopment Project Costs enumerated in section
99.805(15) of the TIF Act. Because reallocation is limited to "incremental" increases in
revenues, all ad valorem taxing districts will continue to receive the same amount of
taxes they currently receive from properties within the Redevelopment Area. Further, for
the duration of the Redevelopment Project, all increases in personal property and
commercial surcharge tax revenues and fifty percent of the EATs, such as sales taxes,
will be passed through to the applicable taxing districts.
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Once the TIF obligations are retired, the TIF will be dissolved and all taxes generated in
the Redevelopment Area will be based on the then-current assessed valuation and tax
rates.
TIF, as a redevelopment tool, provides several benefits. Typically, the stream of future
revenues available through TIF is used to secure and finance TIF bonds or notes. Thus,
the developer has funds available at the inception of the Redevelopment Project, when
most needed. Additionally, TIF provides for representation of certain affected taxing
districts on the commission that reviews and recommends redevelopment plans and
redevelopment projects for approval by the City.

Organization of this Redevelopment Plan
Sections 99.805(13) and 99.810 of the TIF Act set forth the requirements for
redevelopment plans. Accordingly, this Redevelopment Plan represents the
comprehensive program of the City, which is intended, by the payment of
Redevelopment Project Costs, to reduce or eliminate those conditions, the existence of
which qualify the Redevelopment Area as a "blighted area," “conservation area,” or
“economic development area” (as those terms are defined in Section 99.805 of the TIF
Act), and to thereby enhance and insure the tax base of the taxing districts which extend
into the Redevelopment Area.
Subsequent sections of this Redevelopment Plan set forth a summary of key findings,
Redevelopment Plan objectives and a general description of the program and activities
to accomplish the objectives; existing and proposed land uses for the Redevelopment
Area; the estimated costs of the Redevelopment Project; the anticipated sources of
funds to pay costs; evidence of the commitments to finance the costs of projects; the
anticipated type and term of the sources of funds to pay costs; the anticipated type and
terms of the obligations to be issued; the most recent equalized assessed valuation of
the property within the Redevelopment Area which is to be subjected to payments in lieu
of taxes and economic activity taxes pursuant to Section 99.845 of the TIF Act; and an
estimate of the equalized assessed valuation after redevelopment. This Redevelopment
Plan also provides the basis and documentation for findings required by Sections
99.810.1(1) through 99.810.1(6) of the TIF Act and summarizes reporting requirements
imposed by Section 99.810.2 of the TIF Act.
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2.

SUMMARY OF KEY FINDINGS

Introduction
In order to establish a Redevelopment Area, adopt a Redevelopment Plan, and
authorize tax increment financing, the City must find, and this Plan concludes, pursuant
to Section 99.810 of the TIF Act that:
a. The Redevelopment Area on the whole is a blighted area, a conservation area,
or an economic development area, and has not been subject to growth and
development through investment by private enterprise and would not reasonably
be anticipated to be developed without the adoption of tax increment financing.
This finding shall include, but not be limited to, a detailed description of the
factors that qualify the Redevelopment Area or project pursuant to sections
99.805(1) and 99.810.1 of the TIF Act and an affidavit, signed by the Developer
and submitted with the Redevelopment Plan, attesting that the provisions of
section 99.810.1 of the TIF Act have been met;
b. The Redevelopment Plan conforms to the comprehensive plan for the
development of the municipality as a whole;
c. The estimated dates, which shall not be more than twenty-three years from the
adoption of the ordinance approving a Redevelopment Project within a
Redevelopment Area, of completion of any Redevelopment Project and
retirement of obligations incurred to finance Redevelopment Project costs have
been stated;
d. A plan has been developed for relocation assistance for businesses and
residences that will be relocated;
e. A cost-benefit analysis showing the economic impact of the Redevelopment Plan
on each taxing district that is at least partially within the boundaries of the
Redevelopment Area. The analysis shall show the impact on the economy if the
project is not built, and is built pursuant to the Redevelopment Plan under
consideration. The cost-benefit analysis shall include a fiscal impact study on
every affected political subdivision, and sufficient information for the TIF
Commission to evaluate whether the project as proposed is financially feasible;
and
f.

The Plan does not include the initial development or redevelopment of a
"gambling establishment" (as that term is defined in section 99.805(6) of the TIF
Act).
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Documentation of the determination that the Redevelopment Area meets the
requirements of the TIF Act follows:

Blighted Area and Not Subject to Growth and Development by Private
Enterprise and Not Reasonably Anticipated to be Developed Without TIF
The Redevelopment Area meets the requirements for designation as a “blighted area” as
defined by Section 99.805(1) of the TIF Act. The Data and Analysis of Conditions
Representing a Blighted Area for Gateway I-170 Redevelopment Area report (“Blight
Study”), which is incorporated herein by reference, details and documents the conditions
which qualify the Redevelopment Area as a “blighted area.”
The Redevelopment Area has not been subject to growth and development through
investment by private enterprise and would not reasonably by anticipated to be
developed without the adoption of tax increment financing. Appendix C to this
Redevelopment Plan contains an affidavit, signed by the Developer (Keat Properties,
LLC) that is submitted with and incorporated into this Redevelopment Plan by this
reference, attesting that the provisions of Section 99.810.1 of the TIF Act have been
met.

Conformance to the City’s Comprehensive Plan
The uses proposed for the Redevelopment Area are consistent with the 2006 Strategic
Plan of the City of Olivette. The Strategic Plan identified the I-170 interchange as a key
redevelopment opportunity. The plan states that development at the interchange should
consist of regional and community retail, enhance the community entrance with a
gateway feature and streetscape improvements, and create a gathering spaces and
public art at the entrance to the community.

Estimated Dates for Completion of the Redevelopment Projects and
Retirement of Obligations to Finance Costs of Redevelopment Projects
This Redevelopment Plan states, in Section 8, that all TIF obligations issued to finance
costs of the Redevelopment Projects are estimated to be retired no later than February,
2039. This conforms to the requirement of the TIF Act that all obligations be retired not
more than 23 years from the date of adoption of the ordinance approving a
Redevelopment Project in a TIF Redevelopment Area. (RSMo § 99.810).
The Redevelopment Project (as described in section 6 of this Redevelopment Plan) is
estimated to begin in approximately September of 2017 and to be completed during the
fall of 2018.
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Relocation Assistance Plan
To the extent any relocation is needed to carry out the Redevelopment Plan, the
Relocation Policy of the City (Article III of Chapter 430 Redevelopment of the Olivette
Municipal Code) , which was adopted under Ordinance 2241 in July of 2004, shall be
complied with.

Cost-Benefit Analysis Showing Economic Impact on Each Taxing District
A separate Cost-Benefit Analysis (dated November 17, 2016), prepared by Development
Strategies and showing the economic impact of this Redevelopment Plan on each taxing
district that is at least partially within the boundaries of the Redevelopment Area, is
incorporated herein by reference. The analysis shows the impact on the taxing
jurisdictions if the Redevelopment Project is not built, as well as the impact if the
Redevelopment Project is built pursuant to this Redevelopment Plan.
The cost-benefit analysis also includes sufficient information from the Developer for the
TIF Commission to evaluate whether the Redevelopment Project, is proposed, are
financially feasible.

No Gambling Establishment
This Redevelopment Plan does not include the initial development or redevelopment of
any "gambling establishment" (as that term is defined in section 99.805(6) of the TIF
Act).
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3.

REDEVELOPMENT PLAN OBJECTIVES

The following objectives have been established for this Redevelopment Plan. These
objectives are consistent with those contained in City of Olivette’s Strategic Plan:
Dynamic Sense of Place, as well as those purposes outlined in the TIF Act:


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



To encourage the orderly redevelopment of the Area to provide new commercial and
dining uses to serve the residents and businesses of Olivette and neighboring
communities;



To create a new “gateway” image for the City of Olivette;



To support the neighboring commercial development along Olive Boulevard by
providing significant new commercial traffic generators to the area;



To provide new job opportunities for the residents of Olivette and St. Louis County;



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



As a result of these activities, to enhance the tax bases and the resulting tax
revenues for Olivette and all other taxing districts that extend into the
Redevelopment Area.
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4.

GENERAL DESCRIPTION OF THE PROGRAM AND ACTIVITIES TO
ACCOMPLISH OBJECTIVES

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


Preparation of this Redevelopment Plan providing for the redevelopment of the
Redevelopment Area in accordance with the City’s 2006 Strategic Plan;



Study of the Redevelopment Area to document the existence of conditions that
render the Redevelopment Area a “blighted area” under the TIF Act. The study
methodology and documentation are set forth in a separate document, entitled Data
and Analysis of Conditions Representing a “Blighted Area” for the Gateway I-170
Redevelopment Area. (Study results provide the basis for the findings in Section 2 of
this Redevelopment Plan); and



Solicitation and consideration of proposals from qualified private entities for
redevelopment projects within the Redevelopment Area and selection of qualified
redevelopers for purposes of negotiation to implement a Redevelopment Project that
meets the goals and objectives of the City’s Strategic Plan and this Redevelopment
Plan.

As a result of these efforts, this Redevelopment Plan envisions a new retail and dining
development for the Olivette community and the St. Louis region.
Subsequent activities necessary to implement the Redevelopment Project and to
accomplish the objectives of this Redevelopment Plan include, without limitation:


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



Demolition of existing obsolete structures, parking areas, and streets;



Remediation of any existing environmental contamination;



Construction of new infrastructure (transportation and utility improvements);



Construction of new commercial space;



Installation of improved landscaping, lighting, and other finishes; and



Funding of certain Redevelopment Project costs (as defined in the TIF Act) and
issuance of temporary and permanent TIF obligations.
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5.

EXISTING LAND USE

The Redevelopment Area currently contains seven single family homes, three
commercial buildings totaling approximately 32,000 square feet, and about 9 acres of
vacant land. The homes were built primarily during the 1920s and ‘30s, although one
was added in 1956. They range in size from 720 to 1560 square feet, and are generally
in fair condition. The three commercial buildings were constructed in the 1960s and ‘70s
and are in fair or poor condition.
EXISTING DEVELOPMENT IN THE
I-170 INTERCHANGE GATEWAY DISTRICT
REDEVELOPMENT AREA
(As of May 2016)
LAND USE

Acreage

% of Total Acreage

Residential

2.37

16%

Commercial

3.34

23%

Vacant Land

9.12

61%

14.83

100%

TOTAL

Source: Development Strategies field survey and records of St. Louis County
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6. PROPOSED REDEVELOPMENT PROJECT
When completed, the Redevelopment Area will provide a modern development that will
be anchored by a grocer with retail and dining /entertainment uses supported by surface
parking. Although the exact types, unit volumes and SF amounts are subject to further
design and market conditions, a proposed outline of such uses, in concept, is:
1. A 32,000 square foot grocer,
2. Approximately 30,000 to 35,000 square feet of retail space,
3. Approximately 17,500 to 22,500 square feet of dining/ entertainment space, and
4. Approximately 619 surface parking spaces.
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3D Site Massing

KEAT PROPERTIES

Image 1: View I-170 and Olive

KEAT PROPERTIES

Image 3: Price view

KEAT PROPERTIES

Image 2: Olive-Price Intersection

KEAT PROPERTIES

7.

ESTIMATED REDEVELOPMENT PROJECT COSTS

Section 99.805(15) of the TIF Act authorizes the City to include as "redevelopment project
costs", “…the sum total of all reasonable or necessary costs incurred or estimated to be
incurred, and any such costs incidental to a redevelopment plan or redevelopment project,
as applicable.”
The TIF Act states that eligible redevelopment project costs include but are not limited to:
a) Costs of studies, surveys, plans, and specifications;
b) Professional service costs including, but not limited to, architectural, engineering,
legal, marketing, financial, planning, or special services, subject to the limitations
of Section 99.805(15)(b) of the TIF Act;
c) Property assembly costs including, but not limited to, acquisition of land and other
property, real or personal, or rights or interests therein, demolition of buildings, and
the clearing and grading of land;
d) Costs of rehabilitation, reconstruction, or repair or remodeling of existing buildings
and fixtures;
e) Costs of construction of public works or improvements;
f)

Financing costs including, but not limited to, all necessary and incidental expenses
related to the issuance of obligations, and which may include payment of interest
on any obligations issued pursuant to sections 99.800 to 99.865 of the TIF Act
accruing during the estimated period of construction of any redevelopment project
for which such obligations are issued and for not more than eighteen months
thereafter, and including reasonable reserves thereto;

g) All or a portion of a taxing district’s capital costs resulting from the redevelopment
project necessarily incurred or to be incurred in furtherance of the objectives of the
redevelopment plan and project, to the extent the municipality by written
agreement accepts and approves such costs;
h) Relocation costs to the extent that a municipality determines that relocation costs
shall be paid or are required to be paid by federal or state law; and
i)

Payments in lieu of taxes.

The estimated costs of the Redevelopment Project are anticipated to total approximately
$37,250,000. The table on the following page illustrates a potential allocation of total
costs.
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GATEWAY I-170 REDEVELOPMENT PROJECT AREA
ESTIMATED PROJECT COSTS 1, 2
Studies &
Professional
Services

$3,000,000

Property
Acquisition,
& Relocation

Demolition and
Site Preparation

Public
Infrastructure
Improvements

New
Building
Costs

Contingency

TOTAL

$14,000,000

$4,000,000

$1,750,000

$10,750,000

$2,000,000

$37,250,000

1. The estimation of Redevelopment Project Costs are based upon certain assumptions that may
not materialize and, as an estimate or projection, is subject to uncertainty and risks that could
cause actual results to differ, possibly materially, from those contemplated in this estimation.
Accordingly, the actual Redevelopment Project Costs may vary from the contemplated costs.
2. Because of the uncertainty of the above estimated Project Costs and because the amount of
costs for certain categories may vary as a result of unforeseen events and circumstances,
the above costs may be shifted among the categories of costs.

As part of the redevelopment of the Area, the Developer is expected to create a
Community Improvement District (the “CID”) pursuant to the Missouri Community District
Act, Sections 67.1401 to 67.1571, RSMo. (the “CID Act”). The CID will be expected to
levy a 1% sales tax on all retail sales in the Redevelopment Area (the “CID Sales Tax”).
Fifty percent of the revenues from the CID Sales Tax will be classified as EATs pursuant
to the TIF Act and subjected to deposit in the special allocation fund established for the
Redevelopment Project. The Developer is further expected to cause the CID to
contribute, by contract, the remaining 50% of CID Sales Tax revenues to the repayment of
the Redevelopment Project Costs identified on the below table (to the extent eligible to
paid by the CID pursuant to the CID Act).
The following table illustrates the project costs that are expected to be funded by a
combination of TIF and CID revenues:

GATEWAY I-170 REDEVELOPMENT PROJECT AREA
ESTIMATED TIF & CID ELIGIBLE FUNDED PROJECT COSTS 1, 2
Studies &
Professional
Services

$500,000

Property
Acquisition,
& Relocation

Demolition and Site
Preparation

Public
Infrastructure
Improvements

New Building
Costs

Contingency

TOTAL

$7,500,000

$4,000,000

$1,750,000

$0

$250,000

$14,000,000

1. Because of the uncertainty of the above estimated TIF- and CID-funded Project Costs, and
because the amount of costs for certain categories may vary as a result of unforeseen
events and circumstances, the above costs may be shifted among the categories of costs.
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Distribution of costs among the various cost categories for the Redevelopment Project is
approximate. As the Redevelopment Project is implemented, specific categorical items
and actual associated costs may vary from those provided above. The above estimated
costs are exclusive of costs of issuance of TIF Obligations (as hereinafter defined),
required reserve accounts, accrued interest on TIF Obligations and capitalized interest, if
any.
If the CID is not created and does not implement a 1% sales tax, then the total amount of
TIF assistance available under this Plan will be reduced by $3.38 million.
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8. ANTICIPATED FUNDS TO PAY COSTS AND OBLIGATIONS TO BE
ISSUED
Anticipated Sources of Funds to Pay Redevelopment Costs
It is anticipated that the sources of funds to pay the costs of the Redevelopment Project
could include:
 Funds available to the Developer through the Developer's own operating revenues
and cash reserves or through private financing obtained by the Developer;
 Proceeds of TIF notes or TIF bonds (collectively, "TIF Obligations") issued by the
City and secured by anticipated PILOTs and EATs collected pursuant to the TIF
Act upon adoption of tax increment allocation financing for the Redevelopment
Area by the City and deposited from time to time in the "special allocation fund" (as
that term is defined in section 99.805(16) of the TIF Act) established for the
Redevelopment Project; and
 Funds generated by the CID.

Evidence of Commitments to Finance the Project Costs
Appendix B contains a commitment letter provided by Reliance Bank to provide financing
for the Redevelopment Project. The Developer also commits to finance Redevelopment
Project Costs through a combination of equity, conventional financing, and TIF Obligations
that would be initially purchased or privately placed by the Developer.

Anticipated Type and Term of Sources of Funds to Pay Costs
As noted above, the sources of funds to complete the Redevelopment Project are
anticipated to include a combination of developer equity, conventional financing, TIF
Obligations, and CID revenues. Conventional financing provided by the Developer is
expected to include both private construction financing and permanent financing. Terms
of construction and permanent financing will be determined through negotiations between
the Developer and the Developer's equity partners and private lending institutions. As
detailed below, TIF Obligations may consist of an initial issuance of temporary notes to be
subsequently refunded by permanent bonds, each secured by revenues deposited in the
special allocation fund for the Redevelopment Project established pursuant to the TIF Act.
As provided in the TIF Act, the maximum term of TIF financing will not exceed 23 years
from the adoption by the City of the ordinance approving the Redevelopment Project.
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Anticipated Type and Term of Obligations to be Issued
It is anticipated that costs of the Redevelopment Project may initially be financed through
issuance by the City of tax increment financing notes (“TIF Notes”) purchased by the
Developer or related parties associated with the development. The TIF Notes may be
secured by, and payable from, revenues available in the special allocation fund and CID
revenues.
TIF Notes may be issued in a net aggregate principal amount reflecting the
Redevelopment Project Costs incurred pursuant to this Redevelopment Plan and
approved pursuant to a redevelopment agreement between the City and the Developer.
In no instance, however, shall the term of any TIF Obligation issued for the
Redevelopment Project exceed 23 years from the adoption by the Olivette City Council of
the ordinance approving the Redevelopment Project. The anticipated date of this approval
is February 2017.
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9.

EQUALIZED ASSESSED VALUATIONS

Most Recent Equalized Assessed Valuation of Property within the
Redevelopment Area
The most recent 2016 equalized assessed valuation ("EAV") of property within the
Redevelopment Area is $973,980, as shown in the records of the St. Louis County
Assessor’s Office. .

Estimated Equalized Assessed Valuation after Redevelopment
The estimated EAV after redevelopment is predicated upon increases in property values
resulting from the completion of the Redevelopment Project. The table below provides an
estimate of the resulting EAV after full redevelopment.

THE OLIVETTE GATEWAY REDEVELOPMENT AREA
ESTIMATED EAV AFTER REDEVELOPMENT

2016 EAV

Estimated EAV
After Redevelopment

Estimated Incremental EAV
After Redevelopment

$973,980

$4,557,890

$3,583,910

Source: St. Louis County and Development Strategies
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10.

REPORTING REQUIREMENTS

Annual TIF District Report
Each year the governing body of the municipality, or its designee, shall prepare a report
concerning the status of each redevelopment plan and redevelopment project, and shall
submit a copy of such report to the director of the department of economic development.
The requirements for such reports are detailed in the TIF Act at § 99.865.1.

Annual Report Regarding Relocated Businesses
The TIF Commission, by the last day of February each year, shall report to the State
Director of Economic Development the name, address, phone number, and primary line of
business of any business which relocates to the Redevelopment Area pursuant to
requirements of § 99.810.2 of the TIF Act.

Public Hearing Required Every Five Years
Five years after the establishment of a TIF district pursuant to an approved redevelopment
plan, and every five years thereafter, the municipality’s governing body shall hold a public
hearing regarding that redevelopment plan. The purpose of this hearing shall be to
determine if the redevelopment project is making satisfactory progress under its proposed
time schedule. The requirements for such hearings are detailed in § 99.865.3 of the TIF
Act.
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APPENDIX A
Legal Descriptions of the Olivette Gateway
TIF Redevelopment Area

APPENDIX B
Evidence of Commitment to Finance Project Costs

APPENDIX C
Developer’s Affidavit

