Tax Increment Financing (TIF) Commission
MEETING MINUTES

APPROVED
MEETING DATE:
LOCATION:
CALLED TO ORDER:
MEETING ADJOURNED:
NEXT MEETING:

Wednesday, August 18, 2021
City Hall Council Chambers and Teleconference/Zoom
6:01 PM
7:46 PM
Wednesday, September 1, 2021

NAME
Kyle Wilson, Chair (City of Webster Groves Appointee)
Ryan Murphy, Vice Chair (City of Webster Groves Appointee)
Clark Hotaling (City of Webster Groves Appointee)
Paul Hampel (St. Louis County Appointee)
Kevin McKenna (St. Louis County Appointee)
Jay Nelson (St. Louis County Appointee)
Andria Nelson Roberts (St. Louis County Appointee)
Stephanie Leon Streeter (St. Louis County Appointee)
Jacob Trimble (St. Louis County Appointee)
David Addison (School District Appointee)
Pam Frazier (School District Appointee)
Mark Hinkle (Tax Districts Appointee)
David Franklin, Council Liaison (Council Member)
Eric Peterson, Staff Liaison (Assistant City Manager)
Neil Bruntrager, Staff Liaison (City Attorney)
Mark Grimm, Gilmore Bell (Special Counsel to the City of
Webster Groves)

PRESENT
X
X
X
X

ABSENT

X
X
X
X
X
X
X
X
X
X
X
X

Also present
Larry Chapman – SG Collaborative
Phil Hulse – SG Collaborative
Katie Medlin – Development Strategies
Justin Carney – Development Strategies
Larry Marx – Development Strategies
Dr. Marie Peoples – City Manager
Fran Sudekum – Administrative Support

CHAIR & VICE CHAIR ELECTIONS
Following introductions, the Commission elected a Chair and Vice Chair as follows:
•

Clark Hotaling nominated Kyle Wilson for Chair of the Commission, the nomination was
seconded by Mark Hinkle and unanimously approved.

•

Kyle Wilson nominated Ryan Murphy for Vice Chair of the Commission, the nomination was
seconded by Clark Hotaling and unanimously approved.
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PROCESS
Mark Grimm of Gilmore Bell and Special Counsel to the City of Webster Groves
Mr. Grimm provided an overview of Tax Incremental Financing (TIF) process along with a document
detailing TIF in St. Louis County (Exhibit A). He stated the job of the TIF Commission is two-fold, to
hold a public hearing with respect to the redevelopment project and then to make a recommendation
to City Council whether to adopt TIF for the project.
Mr. Grimm explained that TIF is a means of reimbursement to a developer using a portion of the
incremental tax revenues to pay for redevelopment project costs. Incremental taxes meaning
revenues resulting from the project collected in the future. Current tax revenues are not affected; all
of the taxing districts continue to receive the revenues that they currently receive now. For example,
if the tax revenues are $1,000, you would need to collect more than $1,000 before any
reimbursement is available to be paid. “Generally speaking with some exceptions,” TIF captures
100% of the incremental real property taxes and 50% of the incremental sales taxes. TIF does not
capture personal property tax revenues.
If TIF were to be approved, the City would enter into a redevelopment agreement with the developer
and the redevelopment agreement would set forth the obligations of the developer and the
circumstances under which the developer might get reimbursed for a portion of its cost. The
developer is responsible for fronting all of the costs of the project
Neil Bruntrager, City Attorney
Mr. Bruntrager provided information regarding Sunshine Law and resource documentation. Detailed
information on the duties and powers of a TIF commission can be found online in the Code of
Webster Groves Chapter 4 Article 15 Section 4.980 to 4.984 and also in the Revised Statutes of
Missouri Sections 99.800 through 99.866.
The TIF Commission is subject to Chapter 610 of the Missouri Statutes which is the sunshine law
which basically says everything that you do as a governmental body is discoverable and seen by the
public. As such all the meetings of the Commission will be published, and notices will be posted. Mr.
Bruntrager encouraged Members to reach out if they have questions regarding Sunshine Law items.

PRESENTATIONS
Larry Chapman, SG Collaborative; Proposed Douglass Hill Redevelopment
Mr. Chapman shared a presentation of SG Collaborative’s proposed redevelopment project (which
they have named Douglass Hill) for the North Old Webster area bounded by North Gore Avenue,
Pacific Avenue, North Rock Hill Road, and Kirkham Avenue (Exhibit B).
Mr. Chapman stated SG Collaborative/Seneca Green Street responded to the City’s RFP in 2019 and
in February of 2020 was selected. In April of 2020 SG Collaborative held its first public input virtual
town hall meeting. In September of 2020 they rolled out their redevelopment plan and with continued
input has evolved more. They have learned the project couldn't be done without some sort of
assistance.
Some of the aspects Mr. Chapman pointed out included such things as a pedestrian-friendly
streetscape with wide sidewalks, a public-centric outdoor gathering space, underground parking,
pedestrian bridge, a combination of apartments, condominiums, office buildings, and workforce
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housing. SG Collaborative uses the salary of a new teacher in the Webster Groves School District as
their benchmark to determine affordability for a workforce housing unit.
Part of the project is in a flood plain and flood way which has multiple jurisdictions, such as MSD,
FEMA, Army Corps of Engineers, etc. and SG Collaborative will have to engage with those
organizations in addressing issues relating to flooding. A city can issue a permit to fill a flood plain but
cannot issue a permit to fill flood way. A flood way is under federal jurisdiction and requires federal
permitting.
Mr. Chapman stated by adding density of between 1,200 and 1,500 people the project will generate
property tax, utility tax, sales tax, and personal property tax revenues growing the community's tax
base.
Katie Medlin and Justin Carney, Development Strategies
Working on behalf of the City of Webster Groves, Development Strategies looked at the proposed
Douglass Hill Redevelopment and were tasked with providing three documents related to TIF;
Redevelopment Plan, Blight Analysis, and Cost Benefit Analysis. The full documents will be made
available to Commission Members prior to the next meeting. An overview of those documents was
then presented (Exhibit C).
Justin Carney – Mr. Carney presented information on the Redevelopment Plan Findings. The
existing area of 18.8 acres is a mix of warehousing, industrial, commercial, institutional, and
residential uses. The redevelopment area is in a blighted area. The redevelopment plan conforms to
the City’s 1978 Comprehensive Plan and the 2006 Development Foundation Plan.
The redevelopment plan is broken into three phases called Redevelopment Project Areas (RPAs).
Breaking the plan into RPAs allows the 23-year clock to be phased as the developer is able. Each
RPA has specific improvements, costs, and time frames, subject to adjustment for market demand.
• RPA 1 covers 13.75 acres, starts 2021, with construction completed in 2023
• RPA 2 covers 1.7 acres, starts in 2022, with construction completed in 2024
• RPA 3 covers 3.39 acres, start in 2023, with construction completed in 2025
In addition to the improvements specific to RPA 1, it also includes infrastructure project-wide items,
such as demolition, site preparation, utilities, roads, etc.
Katie Medlin – Ms. Medlin presented overview information on the Blight Analysis. Blight is defined
by Missouri State Statute Section 99.805(1) (see definition in Exhibit C, page 11). The state statute
sets out specific factors that contribute to blight; it is an industry standard for which there is case law.
Ms. Medlin highlighted numerous factors they discovered that are included in their analysis; such
things as encroachment of overgrown vegetation, buildings in need of maintenance or repair,
improperly stored or abandoned materials, unsafe conditions such as the logs covering Shady Creek
at Gore and Kirkham, an abandoned vehicle behind 325 West Pacific, cracking and crumbling
asphalt, lack of ADA-accessible entrances in numerous locations, low property values compared to
the City as a whole even though it is in a prime location (photos can be found in Exhibit C). No
current code enforcement issues or open violations in the area were found
Ms. Medlin then gave a short overview of what to examine in the Cost Benefit Analysis document, i.e.
estimate of future revenues, net impact of each taxing jurisdiction, and estimate of the total revenues
available for capture by the TIF. The analysis is based on a single scenario.
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NOTE:
Mr. Bruntrager shared with Members that the City Council, with reliance on the documents from the
expert they have hired (Development Strategies) will determine whether to find the redevelopment
area to be blighted or not; “a finding of fact.” This finding would not take place until after City Council
receives the TIF Commission recommendation.
Mr. Grimm shared with Members; after January 1st, cities cannot adopt TIF for properties that
include a flood plain.

COMMISSION TIMELINE AND PROCESS PLAN
One of the required duties of the TIF Commission is to hold a public hearing. We are required to give
the taxing districts a 45-day notice for public hearings which needs to be factored into the calendar.
The Commission set their next meeting for Wednesday, September 1st. The date for the public
hearing will be set at that meeting. Members are to review their calendars for the time frame of
October 13th thru the 29th and email their availability to Eric Peterson prior to the September 1st
meeting. Options for potential venues for the public hearing will be brought forth by staff.
The TIF Commission Calendar document is a tentative timeline of meetings (Exhibit D); these
meetings need to be set by the Commission. Included in the list are optional meetings. November
11th would be the last date for a TIF Commission meeting that would allow time to bring forward
recommendations to the City Council in order to meet legislative action.
Mr. Peterson shared the TIF Commission website (https://www.webstergroves.org/83/WebsterGroves-TIF-Commission) with Members. The website will contain meeting dates, materials,
unapproved minutes (which will be approved at the following meeting) and recording links. The TIF
Commission’s email address (tifcommission@webstergroves.org) is available to submit public
comments which will be cataloged and provided to Members before meetings and entered into the
record. Zoom will be available at the public hearing as well as in person; the normal three-minute
time limit for public comment will be followed; however, the Chair and the Commission can change
that at their will.

ADJOURNMENT
The meeting was adjourned at 7:46 PM.
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Exhibit A
Presentation from Gilmore Bell
to TIF Commission
8-18-21

TAX INCREMENT FINANCING IN ST. LOUIS COUNTY, MISSOURI
(Updated through July 1, 2021)
I. GENERAL
Municipalities can only spend public funds for public purposes. If the costs to be funded are public
improvements – such as roads, traffic signals or utilities – then the municipality has a variety of options as
to how to finance those public improvements. If the costs to be funded are not public improvements – such
as land acquisition costs or site development costs for property owned by persons or entities other than
municipalities – then public funds can be used to finance those costs only if the governing body of the
municipality finds that the site is a “blighted area” or a “conservation area,” as defined under Missouri law.
Tax increment financing (“TIF”) is a method to encourage redevelopment of these areas.
The Missouri TIF law authorizes cities and counties to adopt a redevelopment plan that provides
for the redevelopment of a designated area, and to use TIF to fund a portion of the project costs.
The theory of tax increment financing is that, by encouraging redevelopment projects, the value of
real property in a redevelopment area should increase. When a TIF plan is adopted, the assessed value of
real property in the redevelopment area is frozen for tax purposes at the current base level prior to
construction of improvements. The owner of the property continues to pay property taxes at this base level.
As the property is improved, the assessed value of real property in the redevelopment area increases above
the base level. By applying the tax rate of all taxing districts having taxing power within the redevelopment
area to the increase in assessed valuation of the improved property over the base level, a “tax increment” is
produced. The tax increments, referred to as “payments in lieu of taxes,” are paid by the owner of the
property in the same manner and at the same time as regular property taxes. The payments in lieu of taxes
are transferred by the collecting agency to the treasurer of the municipality and deposited in a special
allocation fund. In addition, local taxing districts transfer 50% of all incremental sales and utility tax
revenues to the treasurer of the municipality for deposit into the special allocation fund. All or a portion of
the moneys in the fund can then be used to pay redevelopment project costs or to retire bonds or other
obligations issued to pay such costs.
The net effect of tax increment financing is to permit a developer to use a portion of property taxes
that otherwise would be paid on the completed project to repay all or a portion of the development costs,
thereby reducing the net annual debt service on the completed project (and thus increasing the rate of return
on the project). In this manner, future tax increases are not abated, but rather are used to fund costs of the
project.

II. PROCEDURES FOR ADOPTING TIF
The TIF Act
The TIF Act permits municipalities to undertake different redevelopment projects within a
redevelopment area pursuant to the same redevelopment plan. If a redevelopment plan has multiple
redevelopment projects, the municipality may designate different “redevelopment projects” and adopt tax
increment financing at different times for each redevelopment project. This structure enables municipalities
and developers to phase in projects and to derive additional benefits from the payments in lieu of taxes
created by the redevelopment projects.
Before a municipality may implement tax increment financing, (1) the municipality must create a
TIF commission as provided in the TIF Act, (2) a redevelopment plan, including a description of the
redevelopment area and the redevelopment projects therein, must be prepared, (3) the TIF commission must
hold a public hearing and make a recommendation to the municipality pertaining to the redevelopment plan,
the redevelopment projects and the designation of the redevelopment area, and (4) the municipality must
adopt an ordinance approving the redevelopment plan, the redevelopment projects and the designation of
the redevelopment area as discussed below. If a TIF commission makes a recommendation in opposition to
a proposed redevelopment plan, redevelopment project, or designation of a redevelopment area, or
amendments thereto, the governing body of the municipality may only approve such plan, project,
designation or amendment upon a two-thirds majority vote. Once the ordinance is adopted, tax increment
financing may be implemented for one or more redevelopment projects within a redevelopment area.
Because of various notice and hearing requirements, it usually takes 120 days or longer to establish a TIF
commission and adopt a TIF plan.
Role of the TIF Commission
Before adopting tax increment financing, a municipality must create a TIF commission by
ordinance of its governing body. In St. Louis County, the TIF Commission consists of 12 members.
The TIF commission conducts the public hearings required under the TIF Act, and makes
recommendations to the governing body of the municipality concerning the adoption of redevelopment
plans or redevelopment projects and the designation of redevelopment areas. A recommendation of
approval only occurs if a majority of the commissioners vote to approve a redevelopment plan,
redevelopment project, designation of a redevelopment area, or an amendment; a tie vote is considered a
recommendation in opposition. The redevelopment plans, redevelopment projects and the designation of
the redevelopment area must receive final approval of the governing body of the municipality.
Records of the TIF commission must be retained by the governing body of the municipality that
created the TIF Commission, and must be made available to the public under the Sunshine Law.
Designation of Redevelopment Area
The “redevelopment area” must contain property that may be classified as a “blighted area” or a
“conservation area” (described below), or any combination thereof. The entire redevelopment area need
not meet the criteria of one of these categories, but must include only “those parcels of real property and
improvements thereon directly and substantially benefited by the proposed redevelopment project
improvements.” Thus, a larger redevelopment area that includes property that is increasing in value can
enhance the feasibility of a TIF project, provided the larger area, on the whole, is a blighted area or a
conservation area and is “substantially benefited” by the redevelopment project.
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Although the TIF Act provides for redevelopment projects in an “economic development area,”
certain questions remain regarding the constitutionality of TIF financing in such an area that may require a
court case to resolve. It is unclear whether there are any instances under which a redevelopment project
may be undertaken in an economic development area. Therefore, this memorandum does not discuss TIF
financing within economic development areas.
The TIF Act defines a blighted area and a conservation area as follows:
“Blighted area” is defined as
an area which, by reason of the predominance, unsanitary 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.
“Conservation area” is defined as
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, morals, 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.
Blight must be evaluated on a parcel-by-parcel basis if any property in the redevelopment area will
be acquired through (or under the threat of) condemnation.
Effective August 28, 2021, all redevelopment plans and projects in a retail area (defined below)
approved after January 1, 2022 must meet the dilapidation factor to be found to be a conservation area.
Also effective August 28, 2021, the TIF Act prohibits new tax increment financing projects in any
“greenfield area.” A “greenfield area” is defined as “any vacant, unimproved, or agricultural property that
is located wholly outside the incorporated limits of a city, town, or village, or that is substantially
surrounded by contiguous properties with agricultural zoning classifications or uses unless said property
was annexed into the incorporated limits of a city, town, or village ten years prior to the adoption of the
ordinance approving the redevelopment plan for such greenfield area.”
Since 2007, the TIF Act has prohibited new tax increment financing projects in “Hunting Heritage
Protection Areas.” Such areas consist of all land within the 100 year flood plain of the Missouri and
Mississippi rivers, as designated by FEMA, but excluding (1) areas with a population of at least 50,000
persons and designated as an “urbanized area” by the United States Secretary of Commerce, (2) any land
ever used, operated or owned by an entity regulated by the Federal Energy Regulatory Commission, (3)
any land used for the operation of a physical port of commerc e, (4) any land within Kansas City or St. Louis
City, and (5) any land located within one half mile of any interstate highway. There are also several
exceptions to the general prohibition against new tax increment financing projects including (1) the ability
to expand existing tax increment financing projects located within a Hunting Heritage Protection Area,
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subject to certain limitations, (2) redevelopment projects for the purposes of flood and drainage protection,
and (3) redevelopment projects for the purposes of constructing or operating renewable fuel facilities.
Beginning January 1, 2022, the TIF Act prohibits new tax increment financing projects from being
authorized in a flood plain as designated by FEMA unless such projects are located in the following places:
1.
2.
3.
4.

Jackson, Platte, Clay or Cole counties;
The cities of Springfield, St. Joseph, Hannibal or Jefferson City;
In a port district, provided such financing is utilized for port infrastructure projects; or
In a levee or drainage district created prior to August 28, 2021.

Further, projects in flood plains shall not be authorized in St. Charles County unless the
redevelopment area “actually abuts a river or major waterway and is substantially surrounded by contiguous
properties with residential, industrial or commercial zoning classifications.”
Preparation of Redevelopment Plan
Before proceeding with a redevelopment project, the municipality must approve a redevelopment
plan that designates the redevelopment area, describes the redevelopment project and sets forth a
comprehensive program for redevelopment. The TIF Act requires the following information to be included
in the redevelopment plan:
1.
2.
3.
4.
5.
6.
7.
8.

Estimated redevelopment project costs;
The anticipated sources of funds to pay the costs;
Evidence of commitments to finance the project costs;
The anticipated type and term of the sources of funds to pay costs;
The anticipated type and term of the obligations to be issued;
The most recent equalized assessed valuation of the property w ithin the redevelopment
area that is to be subjected to payments in lieu of taxes and economic activity taxes;
An estimate of the equalized assessed valuation after redevelopment; and
The general use of the land in the redevelopment area.

Additional information not required by statute may be included in the plan, such as the total acreage
in the redevelopment area and the total payments in lieu of taxes and economic activity taxes estimated to
be generated over the period the plan is in effect.
Public Hearing Regarding Redevelopment Plan
Before adopting tax increment financing, the TIF commission must hold a public hearing on the
redevelopment plan and redevelopment project and the proposed redevelopment area. Notice of the hearing
must be published and must be mailed to affected taxing districts and property owners. The TIF commission
is required to vote on any proposed redevelopment plan, redevelopment project, or designation of a
redevelopment area within 30 days after the public hearing and to make recommendations to the governing
body of a municipality. A subsequent amendment to a redevelopment plan or project that changes the
boundaries or nature of the initial plan or project may require the TIF commission to hold another public
hearing and make additional recommendations to the governing body before the amendment can be
implemented.
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Adoption of Ordinances by Municipality
The redevelopment plan will become effective upon adoption of an ordinance by the municipality
that approves the redevelopment plan and the redevelopment project and designates the redevelopment
area. As discussed above, if the TIF Commission makes a recommendation in opposition to the
redevelopment plan, the redevelopment project or the designation of the redevelopment area, the governing
body of the municipality may only approve such plan, project or designation upon a two-thirds majority
vote. The TIF Act does not specify in detail what information must be included in the ordinance approving
the redevelopment plan. The TIF Act does state, however, that no redevelopment plan may be adopted
without findings that:
a.
The redevelopment area on the whole is a blighted area, a conservation area or an
economic development area, including, effective August 28, 2021, a study prepared by a land use
planner, urban planner, licensed architect, licensed commercial real estate appraiser or licensed
attorney, which includes a detailed description of the factors that qualify the redevelopment area.
b.
The redevelopment area has not been subject to growth and development through
investment by private enterprise and would not reasonably be anticipated to be developed without
the adoption of tax increment financing (this is sometimes referred to as the “but-for” test, as
discussed above, and must be supported by an affidavit of the developer submitted with the
redevelopment plan).
c.
The redevelopment plan conforms to the comprehensive plan for the development
of the municipality as a whole.
d.
The estimated dates, which shall not be more than 23 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.
e.
A plan has been developed for relocation assistance for businesses and residences.
The relocation plan must comply with the provisions of Sections 523.200 to 523.215 of the Revised
Statutes of Missouri, as amended.
f.
A cost-benefit analysis has been prepared showing the economic impact of the plan
on each taxing district that is at least partially within the boundaries of the redevelopment area.
g.
The redevelopment plan does not include the initial development or redevelopment
of any gambling establishment.
Further, effective August 28, 2021, the TIF Act prohibits the adoption of TIF in a retail area 1 in a
redevelopment area designated as an economic development area under the TIF Act unless the financing

1

A proposed redevelopment building area for which more than 50% of the usable building square footage in the area
is projected to be used by retail businesses, which shall be businesses that primarily sell or offer to sell goods to a
buyer primarily for the buyer’s personal, family or household use and not primarily for business, commercial or
agricultural use.
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for the project is exclusively utilized to fund a retail infrastructure project2 . This does not apply to projects
in a retail area within a redevelopment area designated as a blighted area or a conservation area.
III. CAPTURE/USE OF TIF REVENUES
Determination of TIF Revenues
After the ordinance is passed, the county assessor must determine the total equalized assessed value
of all taxable real property within the redevelopment project area. Thereafter, the total equalized assessed
valuation of taxable real property in the redevelopment project area in excess of the initial equalized
assessed valuation is computed by the county assessor for each year that tax increment financing is in effect.
The payments in lieu of taxes are made by property owners in the redevelopment area on the increase in
current equalized assessed valuation of each taxable parcel of real property over and above the initial
equalized assessed valuation of each such parcel, and such payments are deposited into the special
allocation fund.
Effective August 28, 2018, ambulance districts, fire protection districts and counties operating a
911 center providing emergency or dispatch services imposing a property tax, and effective August 28,
2021, imposing an economic activity tax, can annually set a reimbursement rate between 50% and 100%
of the amount of their entities’ tax increment prior to the time the assessment is paid into the Special
Allocation Fund. If a redevelopment plan, area or project is amended, these entities have the right to
recalculate their reimbursement. If the voters in a taxing district approve a new tax levy or an increase to
a taxing district’s existing levy after August 28, 2014, then the additional revenues generated within an
existing redevelopment project area from the voter-approved tax levy or increase will not be subject to
capture without the taxing district’s consent.
In addition, 50% of the increase in total revenues of incremental sales and utility taxes (referred to
as “economic activity taxes”) are captured and deposited into the special allocation fund. Under the TIF
Act, economic activity taxes do not include taxes imposed on sales or charges for sleeping rooms paid by
transient guests of hotels and motels, licenses, fees, special assessments, personal property taxes, and,
effective August 28, 2016, sheltered workshop taxes. The TIF Act and certain sales tax statutes further
exclude some local sales taxes from capture and deposit into the special allocation fund, including, without
limitation, certain sales taxes imposed to fund a children’s services fund, emergency communication
systems, public transportation, parks and trails, and stadium improvements in Jackson County.
Other statutes may place limits on the ability to capture a local sales tax. For example, any
economic development sales tax imposed pursuant to Section 67.1305 of the Revised Statutes of Missouri
is not captured by tax increment financing unless recommended by the economic activity tax board and
approved by the governing body imposing the tax. Additionally, if the voters in a taxing district approve a
new sales tax after August 28, 2014 (including increases to existing sales taxes, but not including renewals
of expiring sales taxes), then the revenues generated within an existing redevelopment project area from
the new sales tax will not be subject to capture without the consent of the taxing district.
Further, effective August 28, 2016, for any plans, projects, designations, or amendments approved
by a governing body of a city in St. Louis, St. Charles or Jefferson Counties over a recommendation in
opposition by the TIF commission, the payments in lieu of taxes and economic activity taxes captured by
2

Includes highways, roads, streets, bridges, sewers, traffic control systems and devices, water distribution and supply
systems, curbing, sidewalks, storm water and drainage systems or any other similar public improvements, but shall
not include private structures.
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the TIF will be limited to paying only redevelopment costs for the demolition of buildings and for the
clearing and grading of land.
Reporting/Hearing Requirements
The governing body of each municipality must submit to the Missouri Department of Revenue
(“Department of Revenue”) an annual report concerning the status of each redevelopment plan and project
no later than November 15th of each year. If a municipality fails to provide an annual report, the
Department of Revenue must send a notice of the failure to the municipality, specifying required
corrections. If the municipality fails to comply with the notice within sixty days, it is prohibited from
adopting any new TIF plans for five years from the date of the failure notice provided by the Department
of Revenue.
The municipality must also publish in a newspaper of general circulation in the county a statement
showing the payments in lieu of taxes received and expended in that year, the status of the redevelopment
plan and projects, the amount of outstanding bonded indebtedness and any additional information the
municipality deems necessary.
Every five years, the governing body of the municipality must hold a public hearing to determine
if the redevelopment project is making satisfactory progress under the proposed time schedule contained in
the redevelopment plan. Notice of the public hearing must be given in a newspaper of general circulation
in the redevelopment area once each week for four weeks immediately prior to the hearing.
* * * * *
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Exhibit B
Presentation from SG Collaborative
to TIF Commission
8-18-21

DOUGLASS HILL MASTER PLAN

CONCEPTUAL SITE PLAN
This Site Plan is Conceptual in nature, it depicts the proposed
location of buildings and improvements, but it is not completely
accurate in all detail, please see the other notes for additional
information.

West View

East View

DOUGLASS HILL MASTER PLAN

CONCEPTUAL PLAZA / PARK PLAN
This Site Plan is Conceptual in nature, it depicts the proposed
location of buildings and improvements, but it is not completely
accurate in all detail, please see the other notes for additional
information.

Art Experience Typical

Any Modifications to the existing Sculpture Garden to be
coordinated with the Webster Groves Art Commission.
Connection to the Great Rivers Greenway system to be
coordinated with GRG and the City of Webster Groves.

final design to incorporate
interactive art & features.

Final design to incorporate interactive art & features.

Multipurpose Plaza

Typical Stage / Pavilion Location
(Portable)

Riverwalk

Terraced / Landscaped Seating

DOUGLASS HILL MASTER PLAN

PUBLIC ART PRECEDENT
(Experiential / Interactive)

DOUGLASS HILL MASTER PLAN

PLAZA / PARK EVENT PRECEDENT

DOUGLASS HILL MASTER PLAN

CONCEPTUAL - VIEW WEST FROM GORE

DOUGLASS HILL MASTER PLAN

CONCEPTUAL - VIEW EAST FROM ROCK HILL

DOUGLASS HILL MASTER PLAN

PEDESTRIAN STREET EXPERIENCE

DOUGLASS HILL MASTER PLAN

HISTORY TELLING

SHADOW IMAGES NAMES OF BLACK FAMILIES + RESIDENTS OF VINEGAR HILL
REFERENCE IMAGES
LEFT: https://www.gae rwelt.de/ en/gardens-architecture/themedgar- dens/christian-garden/
RIGHT:https://jonesstudioinc.com/ project/moving-memories-arizona-911-memorial
BELOW: https://segd.org/content/ northeastern-university-tributeportal
STRUCTURAL FRAME –
HISTORY OF VINEGAR HILL
(NOT DIGITAL)

POTENTIAL LOCAL BLACK ARTISTS/FABRICATORS:
MADAD (MONUMENT LAB)
CREATIVE REACTION LAB
DE NICHOLS
PAINTED BLACK STL
MWANZI CO.

Exhibit C
Presentation from Development Strategies
to TIF Commission
8-18-21

Douglass Hill TIF
TIF Commission
August 18, 2021

Agenda
• Redevelopment Plan
• Project Overview
• Findings
• Blight Analysis
• Blight Definition
• Blighting Factors
• Cost Benefit Analysis
• General Description
• Next Steps
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Agenda
• Redevelopment Plan
• Project Overview
• Findings
• Blight Analysis
• Blight Definition
• Blighting Factors
• Cost Benefit Analysis
• General Description
• Next Steps
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Redevelopment Area: Project Overview
Header
Redevelopment Area
• 18.8 acres, including ROW
•

Mix of warehousing,
industrial, commercial,
institutional, and
residential uses

The Honorable Andrew Young
Fmr. U.S. Congressma

Redevelopment Area: Boundaries
Header
Redevelopment Project
Areas (“RPAs”)
•

RPA 1: 13.75 acres

•

RPA 2: 1.7 acres

•

RPA 3: 3.39 acres

The Honorable Andrew Young
Fmr. U.S. Congressma

Redevelopment Area: Program and Phasing

DEVELOPMENT PROGRAM
Office (SF)
Restaurant (SF)
Retail (SF)
Apartments (Units)
Condos (Units)
Townhomes (Units)

RPA 1
4,225
4,225
418
48
16

Projected Commencement
Projected Completion

2021
2023

RPA 2
117,700
3,000
3,000
108
2023
2024

RPA 3
3,000
3,000
88
48
2024
2025

TOTAL
117,700
10,225
10,225
614
96
16

Redevelopment Area: Estimated Costs

Delcrest Plaza
• 29,130 gross sq. ft. of retail
DOUGLASS HILL REDEVELOPMENT PROJECT AREAS
and service
ESTIMATED PROJECT COSTS (Millions)
• 28,400 gross sq. ft. of
office space
Property
Site
New
• 2,570
gross sq. TOTAL
ft. of freeInfrastructure
Financing
Contingency
Acquisition
Preparation
Building
standing retail

RPA

Studies &
Professional
Services

1

$20.3

$9.9

$0.0

$0.0

$99.0

$5.3

$11.0

$145.5

2

4.3

6.9

0.0

0.0

21.9

1.5

2.4

37.0

3

8.3

3.4

0.0

0.0

41.0

2.2

4.5

59.4

AreaWide

0.0

0.0

9.0

19.4

0.0

0.0

5.4

33.8

The Honorable Andrew Young
Fmr. U.S. Congressma

Total

$32.9

$20.2

$9.0

$19.4

$161.8

$9.0

$23.38

$275.7

Redevelopment Area: Findings
Header

•

Redevelopment Area is a
blighted area and not
subject to growth
• Development of the
area by Private
Enterprise is not
reasonably
anticipated to occur
without TIF.
• Furthermore,
significant
development has not
occurred in the Area
since the late 1980s.

•

Redevelopment Plan
conforms to the city’s
comprehensive plan
• The plan conforms
with the
The 1978
Honorable Andrew Young
Fmr. U.S. Congressma
Comprehensive
Plan
and 2006 Webster
Groves Development
Foundation Plan

Redevelopment Plan: Findings, cont’d.

•

Completion of redevelopment project and retirement of obligations
in 23 years for each RPA
• RPA 1 Start 2021, with construction completion in 2023
• RPA 2 Start in 2022, with construction completion in 2024
• RPA 3 Start in 2023, with construction completion in 2025

•

A plan is being developed for relocation assistance

•

Cost-Benefit Analysis completed showing impact on each taxing
district if project is built and not built and financial feasibility

•

Plan does not include “gambling establishment”

Agenda
• Redevelopment Plan
• Project Overview
• Findings
• Blight Analysis
• Blight Definition
• Blighting Factors
• Cost Benefit Analysis
• General Description
• Next Steps
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Blight Analysis: Definition
Definition of Blight
Section 99.805(1) defines a “blighted area” as:
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.

Blight Analysis: Blight Map

Delcrest Plaza
• 29,130 gross sq. ft. of retail
and service
• 28,400 gross sq. ft. of
office space
• 2,570 gross sq. ft. of freestanding retail

Blight Analysis: Insanitary/Unsafe Conditions
Logs covering Shady Creek present pedestrian and
vehicular hazard

The City has 108 parks
covering almost 3,000
acres.16
The City’s largest park—
Forest Park— is 1,300
acres and attracts 13
million visitors each
year, making it the sixth
most-visited urban park
in the United States.17

Blight Analysis: Insanitary/Unsafe Conditions
Example of improperly stored and/or dumped
materials found in various locations

The City has 108 parks
covering almost 3,000
acres.16
The City’s largest park—
Forest Park— is 1,300
acres and attracts 13
million visitors each
year, making it the sixth
most-visited urban park
in the United States.17

Blight Analysis: Insanitary/Unsafe Conditions
Damaged van stored and/or abandoned at 325 W.
Pacific

The City has 108 parks
covering almost 3,000
acres.16
The City’s largest park—
Forest Park— is 1,300
acres and attracts 13
million visitors each
year, making it the sixth
most-visited urban park
in the United States.17

Blight Analysis: Insanitary/Unsafe Conditions
Example of overgrown vegetation observed in
multiple areas

The City has 108 parks
covering almost 3,000
acres.16
The City’s largest park—
Forest Park— is 1,300
acres and attracts 13
million visitors each
year, making it the sixth
most-visited urban park
in the United States.17

Blight Analysis: Deterioration of Site Improvements
Deteriorating gravel parking area/public right of
way at 201 Sherman Place

Blight Analysis: Deterioration of Site Improvements
Deteriorating retaining wall between 341 W. Pacific
and 40 N. Rock Hill Road

The City has 108 parks
covering almost 3,000
acres.16
The City’s largest park—
Forest Park— is 1,300
acres and attracts 13
million visitors each
year, making it the sixth
most-visited urban park
in the United States.17

Blight Analysis: Deterioration of Site Improvements
Evidence of structural damage to building at 69 N.
Gore Avenue

The City has 108 parks
covering almost 3,000
acres.16
The City’s largest park—
Forest Park— is 1,300
acres and attracts 13
million visitors each
year, making it the sixth
most-visited urban park
in the United States.17

Blight Analysis: Deterioration of Site Improvements
Deteriorating asphalt parking area at 40 N. Rock
Hill Road

The City has 108 parks
covering almost 3,000
acres.16
The City’s largest park—
Forest Park— is 1,300
acres and attracts 13
million visitors each
year, making it the sixth
most-visited urban park
in the United States.17

Blight Analysis: Conditions Which Endanger Life or Property
Lack of turn-around for emergency vehicles at
Sherman Place

The City has 108 parks
covering almost 3,000
acres.16
The City’s largest park—
Forest Park— is 1,300
acres and attracts 13
million visitors each
year, making it the sixth
most-visited urban park
in the United States.17

Blight Analysis: Conditions Which Endanger Life or Property
Flood Zone runs through northern portion of
Redevelopment Area

The City has 108 parks
covering almost 3,000
acres.16
The City’s largest park—
Forest Park— is 1,300
acres and attracts 13
million visitors each
year, making it the sixth
most-visited urban park
in the United States.17

Blight Analysis: Economic or Social Liability
Assessments in the Redevelopment Area have
grown at a much slower rate than the City of
Webster Groves as a whole, despite its prime
location. Thus, the Redevelopment Area produces
less tax revenue than it should.

Change in Assessed Values
City of Webster Groves

Development S ite

Taxable (Code A - Taxable) Only - All Property
Land
Improvement
2010 $
141,862,460 $ 317,807,330
2020 $

298,580,560

$

323,490,710

%
Change
$

Total
459,669,790

$

622,071,270

35%

%

The City has 108 parksChange
covering almost 3,000
acres.

Assessments of Taxable (Code A) Property Only - All Property
Land
Improvement
Total
2010 $
649,140 $ 16 820,360 $ 1,469,500
2020 $

592,410

$

1,254,140

$ 1,846,550

The City’s largest park—
Forest Park— is 1,300
acres and attracts 13
million visitors each
year, making it the sixth
most-visited urban park
in the United States.17

26%

Blight Analysis: Economic or Social Liability
Lack of ADA-accessible entrance noted in multiple
buildings throughout the Redevelopment Area

The City has 108 parks
covering almost 3,000
acres.16
The City’s largest park—
Forest Park— is 1,300
acres and attracts 13
million visitors each
year, making it the sixth
most-visited urban park
in the United States.17

Blight Analysis: Economic or Social Liability
No sidewalks are available on Lincoln Avenue or
Sherman Place

The City has 108 parks
covering almost 3,000
acres.16
The City’s largest park—
Forest Park— is 1,300
acres and attracts 13
million visitors each
year, making it the sixth
most-visited urban park
in the United States.17

Agenda
• Redevelopment Plan
• Project Overview
• Findings
• Blight Analysis
• Blight Definition
• Blighting Factors
• Cost Benefit Analysis
• General Description
• Next Steps
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Cost-Benefit Analysis: Sources & Uses
• Estimate of the future revenues that
could be generated for each taxing
jurisdiction in both the ‘as-is’ and ‘asdeveloped’ scenarios, over the
lifetime of the TIF
• Net impact of the proposed new
development on each taxing
jurisdiction, over the lifetime of the
TIF
• Estimate of the total revenues
available for capture by the TIF

27

Agenda
• Redevelopment Plan
• Project Overview
• Findings
• Blight Analysis
• Blight Definition
• Blighting Factors
• Cost Benefit Analysis
• General Description
• Next Steps
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Exhibit D
City Staff Process Materials
Presented for Discussion
to TIF Commission
8-18-21

TAX INCREMENT FINANCING (TIF) COMMISSION
PROCESS PLAN FOR THE DOUGLASS HILL
REDEVELOPMENT
MEETINGS: All meetings of the TIF Commission shall be on a Wednesday or Thursday
evening at 6 P.M. on the dates determined. Meetings shall be in hybrid format; both
held in person at the Webster Groves City Hall and simultaneously on Zoom for
members and the public.
MATERIALS AND INFORMATION: All TIF Commission materials and information can be
found at the TIF Commission website, https://www.webstergroves.org/83/WebsterGroves-TIF-Commission.
AGENDAS AND MINUTES: All TIF Commission agendas and minutes shall be posted on
the City Agenda Center, accessible through the TIF Commission website,
https://www.webstergroves.org/83/Webster-Groves-TIF-Commission
SPEAKING AT THE PUBLIC HEARING: The Public Hearing will allow for presentation(s)
from staff and the project representative. The Commission may ask questions of the
staff or project representative during those presentations. Following the presentations,
the Chair will call for persons to address the Commission. The Chair reserves the right to
limit public comment as deemed necessary by the Chair to ensure the Commission may
conduct its business. Unless otherwise directed by the Chairperson, individuals may
speak for three minutes.
SUBMITTED PUBLIC COMMENT FOR THE PUBLIC HEARING: Written materials
submitted to the TIF Commission for the statutory Public Hearing will be provided to the
Commission, but not read aloud. Written comments can be submitted in person at the
Public Hearing or via email by 4 P.M. on the date of the Public Hearing at
tifcommission@webstergroves.org.
ADA ACCOMODATION: Individuals who require an accommodation (sign language,
interpreter, listening devices, etc.) to participate in the meeting should contact the
Webster Groves City Clerk at 314-963-5318 or Relay Missouri at 1-800-735-2966 (TDD)
at least two working days prior to the meeting.
NOTE: This process plan is informational to provide the public an understanding of the
Commission’s work. The Commission reserves the right to alter its process in
accordance with state law as necessary to complete its work.

-over-

TAX INCREMENT FINANCING (TIF) COMMISSION CALENDAR

DATE

Wednesday,
August 18

TIF COMMISSION CALENDAR OF MEETINGS
MEETING & TOPICS

Wednesday,
September 15
Wednesday,
October 6
Wednesday,
October 20

TIF Commission Organizational Meeting
• Elect Officers
• Review Duties & Redevelopment Plans
TIF Commission Meeting
• Discuss Douglass Hill Redevelopment & Cost/Benefit Analysis
• Set Public Hearing Date
TIF Commission Meeting (OPTIONAL)
• Discuss Douglass Hill Redevelopment & Cost/Benefit Analysis
TIF Commission Meeting (OPTIONAL)
• Discuss Douglass Hill Redevelopment & Cost/Benefit Analysis
TIF Commission Meeting
• Public Hearing on Douglass Hill Redevelopment (pending Commission

Thursday,
October 28

• Potential Action on Recommendation to City Council
TIF Commission Meeting (OPTIONAL)
• Continuation of Public Hearing on Douglass Hill Redevelopment (if not

Wednesday,
September 1

action)

•

closed on Oct. 20)

Potential Action on Recommendation to City Council (if not made
previously)

Thursday,
TIF Commission Meeting (OPTIONAL)
November 11
• Recommendation to City Council (if not made previously)
• The Commission will determine if an optional meeting shall be held at the meeting prior to
the listed date. The TIF Commission website will clearly indicate if meetings are to be held or
have been cancelled.
• Should the Commission close the public hearing and make a recommendation prior to
November 11, all meetings listed after the issuance of the recommendation shall be
cancelled as the Commission’s duties are fulfilled.

TIF COMMISSION INFORMATION
https://www.webstergroves.org/83/Webster-Groves-TIF-Commission
Comments and testimony to the Commission can be submitted to:
tifcommission@webstergroves.org
For more information, contact:
Eric Peterson, Assistant City Manager/Director of Finance & Administration
petersone@webstergroves.org
314-963-5323
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