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ORDINANCE #65441
Board Bill No. 140
Committee Substitute

AN ORDINANCE CONFIRMING AND UPDATING THE FINDING THAT
CERTAIN BLIGHTED AREAS AS DEFINED IN CHAPTER 11.06 OF THE
REVISED CODE OF THE CITY OF ST.LOUIS,MISSOURIEXIST INTHE CITY
OF ST. LOUIS AND THAT THE REDEVELOPMENT OF SUCH AREAS IS
NECESSARY AND INTHE PUBLIC INTEREST UNDER CHAPTER 3530F THE
REVISED STATUTES OF MISSOURI, 2000, ASAMENDED, AND UNDER SAID
ORDINANCE, AND ISINTHE INTEREST OF THE PUBLIC HEALTH, SAFETY,
MORALSAND GENERAL WELFARE OF THE PEOPLE OF THE CITY OF ST.
LOUIS;AND APPROVINGTHEDEVELOPMENT PLAN SUBMITTED FOR THE
REDEVELOPMENT OF THAT CERTAIN TRACT OF LAND IN THE MCREE
TOWN REDEVELOPMENT AREA, WHICH AREA HASBEEN FOUND TO BE
BLIGHTED BY THECITYAND WHICHAREA SHOULD BEREDEVELOPED IN
THE PUBLIC INTEREST, SAID TRACT BEING DESCRIBED IN EXHIBIT A;
FINDING THAT THE EXERCISE OF EMINENT DOMAIN BY THEDEVEL OPER
ISNECESSARYANDINTHEPUBLIC INTEREST; AUTHORIZINGTHEMAYOR
TO ENTER INTO AN AGREEMENT ON BEHALF OF THE CITY OF ST. LOUIS
WITH THE DEVELOPER; SETTING FORTH THE TERMS AND CONDITIONS
OF SAID AGREEMENT: INCORPORATING BY REFERENCE CHAPTER 353,
REVISED STATUTES OFMISSOURI2000,ASAMENDED, AND CONTAINING
A SEVERABILITY CLAUSE,

WHEREAS, The Redevelopment Areawas previously designated “blighted” under Chapter 353 of the Missouri Revised
Statutes, as amended, as part of the"Samuel McRee (1-44) Redevelopment” Area (Ordinance 58506), whichwas approved February
26, 1982 and the “Midtown Medica Center Redevelopment” Area (Ordinance 56717) which was approved April 25, 1974. In
addition, aroughly 2-acre portion of the Redevelopment Area near the intersection of Lafayette Avenue and Vandeventer Avenue
was blighted in 1989 under Chapter 99 (Ordinance 61681) and Chapter 100 (Ordinance61682). Finaly, in 1996 asingle lot located
at 4351 L afayette Avenue was blighted under Chapter 99 (Ordinance 64022); and

WHEREAS, a study updating the ongoing conditions of blight in the Redevelopment Areawas performed. Conclusive
evidence of physical, social, and economic conditions of blight clearly continuesto exist in the Redevelopment Area, as delineated
by Chapter 3563 RSM Oandinthe City of St. Louis Ordinance49583, as amended. Infact, in most respects, the Redevel opment Area
has declined further since its “blight” designationsin 1974 and 1982. Field research shows that the general structural conditions of
the buildings in the Redevel opment Area demonstrate physical blight. Nearly 56 percent of the buildings require extensive repair
or are beyond repair. The U.S. Census data and field research show substantial popul ation decline, low median family income, very
limited new or rehabilitated housing units. Within the Census tract, only 35 housing units remain owner-occupied. Therewas a
decline of 74 percent in the number of owner-occupied housing units from 1970 to 1990. The loss in owner occupancy negatively
impacts neighborhood stability and private residential investment; and

WHEREAS, McRee Town Redevelopment Corporation, did submit a Development Plan (the "Development Plan”) for
the redevelopment of the McRee Town Redevelopment Area, described in Exhibit A hereto, and referred to in hereinafter as
"Redevelopment Area" in accordance with the provisions of Ordinance No. , [Board Bill No. ]; and

WHEREAS, McRee Town Redevelopment Corporation (hereinafter "Devel oper”)is an urban redevel opment corporation
formed and existing under Chapter 353, R.S.Mo. 2000, having been incorporated on May 5, 1999; and

WHEREAS, the Development Plan has been presented to and recommended by the Planning Commission of the City of
St. Louisto this Board for review and approval; and

WHEREAS, ageneral plan has been prepared and is recognized and used as a guide for the general development of the
City and the Planning Commission has advised this Board that the Plan conforms to said general plan; and

WHEREAS, this Board has duly considered the recommendation of the Planning Commission; and

WHEREAS, the Plan does prescribe land use and street and traffic patterns which may require, among other things, the
vacation of public rights-of-way, the establishment of new street and sidewalk patterns or other public actions; and

WHEREAS, this Board is cognizant of the conditions which are imposed on the undertaking and carrying out of a
redevelopment project, including those relatingto prohibitionsagainst discrimination because of race, color, creed, national original,
sex, marital status, age, sexual orientation or physical handicap; and

WHEREAS, the PlanningCommission of the City of St.Louis did conduct an open meetingand public hearingon October
3, 2001; and

WHEREAS, the Planning Commission, at a meeting on November 3, 2001, did conduct an open meeting for the purpose
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of reviewing and evaluating the Development Plan so submitted, including certain modifications set forth in Appendix IV and did
duly transmit its positive recommendation on the Plan, as modified, to the Mayor and the Board of Alderman; and

WHEREAS, theBoard of Alderman findsthat the redevelopment of the Redevel opment Areaby Developer inaccordance
with its Development Plan (hereinafter "Development Plan™) isin the public interest and serves a public purpose; and

WHEREAS, the Board of Alderman finds that the Development Plan complies withall requirementsof Chapter 11.06 of
the Revised Code of the City of St. Louis; and

WHEREAS, Developer has complied with all the requirements imposed upon it by Chapter 353, R.S.Mo. 2000; and

WHEREAS, there have been no improvementsinthe Redevelopment Area since the passage and approval of Ordinance
No. , [Board Bill No. , to change the blighted character of the Redevelopment Area, as shown by the study entitled
"Updated Dataand Analysis on Conditions of Blight for McRee Town Redevelopment Area" submitted by Developer to the City
Planning Commission on June 18, 2001;

NOW, THEREFORE, BE IT ORDAINED BY THE BOARD OF ALDERMAN OF THE CITY OF ST. LOUIS,
MISSOURI ASFOLLOWS:

Section 1: There continues to exist within the City of St. Louis certain blighted areas as defined by Section
353.020 of the Revised Statutes of Missouri, 2000, as amended, and by Chapter 11.06 of the Revised Code of the City of St.Louis,
Missouri, described in Exhibit A attached hereto.

Section 2: Theredevelopment of such area, as provided by Chapter 353, Revised Statutes of Missouri, 2000, and
Chapter 11.06 of the Revised Codeof the City of St.Louis, Missouri, isnecessary and in the public interest under said Chapter 353,
asamended, and under said Chapter 11.06 of the Revised Code of the City of St. Louis, andis necessary intheinterest of the public
health, safety, morals and general welfare of the people of the City of St. Louis.

Section 3: It is hereby determined, found and declared that the Development Plan, attached hereto as Exhibit B
and incorporated herein by reference, submitted by McRee Town Redevelopment Corporation for the redevelopment of the
Redevelopment Areaisin the public interest and as such is approved in accordance with provisions of this ordinance.

Section 4: The Redevelopment Areaisthat certaintract of land being described in Exhibit A attached hereto and
incorporated herein by reference.

Section 5: The Board of Alderman has reviewed the previous designation of the Redevelopment Area as blighted
area and hereby finds and declares that said Redevelopment Area continuesto be and is now a blighted area as defined in Section
353.020, R.S.Mo. 2000, As Amended and as set forth in Ordinance No. , [Board Bill No. ].

Section 6: It is found, determined and declared that there exists a necessity for the granting of the power of
eminent domain to the Devel oper, that the granting of such power of eminent domain isin the public interest and serves the public
purposes expressed Ordinance No. , [Board Bill No. ], and Chapter 353, R.S.Mo. 2000, and that there is hereby
granted to the Devel oper a Certificate of Public Convenience and Necessity authorizing and empowering it to acquire by eminent
domain or otherwise, initsname, or inthe nameof and on behalf of the City, all or part of the real property, or any interest therein,
in the Redevel opment Area; provided, however, the Developer shall have the right to acquire by eminent domain only the parcels
as set forth in the Development Plan. The Developer shall have the authority and power of eminent domain as set forth in Section
353.130, R.S.Mo. 2000, as amended; provided, however, the Developer shall only have the right to acquire by eminent domain the
parcels as delineated in the Development Plan.

Section 7: The Mayor of the City of St. Louis shall be and is hereby authorized and directed to enter into and
perform on behalf of the City, an agreement by and between said City and the Devel oper, its successors and assigns, in substantially
the same form as set forthin Exhibit C. Intheevent of any conflicts or differences between the provisions of the Development Plan
and the Development Agreement hereinafter recited, the Development Agreement shall govern and said Development Plan shall be
deemed, to be amended accordingly.

Section 8: The Agreement attached heretoas Exhibit C denominated "Devel opment Agreement,” isincorporated
by reference and made a part of this ordinance asif fully set forth herein.

Section 9: The sections of this ordinance shadl be severable. In the event any section of this ordinance is found
by a court of competent jurisdictionto be invalid, the remaining sections of this ordinance are valid, unless the court finds the valid
Sections of this ordinanceare so essentially andinseparably connected with, and so dependent upon, thevoid sections, that it cannot
be presumed that the Board of Aldermanwould haveenacted the valid sectionswithout the void ones; or unless the court finds that
the valid sections, standing alone, are incomplete and are incapable of being executed in accordance with the legidative intent. If
any part of this ordinance regarding the rights of Developer are found invalid or unconstitutional, Developer shall thereafter at its
election have the right to be released from the Development Agreement herein contained,

Section 10: Theprovisionsof Chapter 353, R.S.Mo. 2000, and Ordinance No. [Board Bill No. ],
areincorporated herein by reference.



Apil 16, 2002 The City Journal 3A

Section 11: If the Redevelopment Area is not acquired within the period provided for in the Development
Agreement, the redevelopment rights, including eminent domain, shall automatically expire.

Section 12: This ordinance shall bein full force and effect from and after its passage and approval according to
law.

PASSED this day of , 2002.

MAYOR

Date of Approval

ATTEST:

CITY CLERK

EXHIBIT A

LEGAL DESCRIPTION

A tract of land containingapproximately 90 acres (includingrights-of-way) incorporatingthefollowing City Blockslocated
intheCity of St. Louis, Missouri, 4961, 4962, 4963, 4964, 4969, 4970, 4971, 4972, 4974, 5197, 5438, 5441, 5442, and 5445; and
specifically described as follows:

Beginning at the intersection of the centerline of 39" Street with the southern line of Lafayette Avenue, west along the
southern line of Lafayette Avenue to the centerline of Vandeventer Avenue, generaly northeast along the centerline of Vandeventer
Avenue to the centerline of Tower Grove Avenue, south along the centerline of Tower Grove Avenue to the centerline of Folsom
Avenue, east along the centerline of Folsom Avenue to the centerline of 39" Street, south aong the centerline of 39" Street to the
southern line of Lafayette Avenue, the point of origin.

EXHIBIT B
MCREE TOWN REDEVELOPMENT PLAN
Prepared for
MCREE TOWN
REDEVELOPMENT CORPORATION

Prepared for
CITY OF ST. LOUIS

SEPTEMBER 26, 2001
AS SUPPLEMENTED
NOVEMBER 7, 2001
June 18, 2001
Mr. Don Roe
Community Planning Administration
1015 Locust Street, 12" Floor
St. Louis, Missouri 63101

RE: McRee Town Redevelopment Plan (the "Plan™)
Dear Mr. Roe:

McRee Town Redevelopment Corporation is pleased to submit this Development Plan for the revitalization of aportion
of the McRee Town area. The McRee Town site is generally bounded by Folsom Avenue on the north, 39" Street on the east,
L afayette Avenue on the south, and VVandeventer Avenue on the west.

If you have any questions, or if thereis a need for further information, please fedl free to contact me.

Thank you.

Sincerely,
FOR THE BOARD OF DIRECTORS
Dell Breeland

Enclosure
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cC: Alderman: Stephen Conway
Alderman: Joseph Roddy
Barbara Geisman, Deputy Mayor for Economic Development, City of St. Louis

A. DESCRIPTION OF THE PROJECT
i INTRODUCTION

Thesubject of this submissionisaChapter 353 blighted area, which shall hereinafter bereferredto asthe McRee
Town 353 Redevelopment Area (the "Redevelopment Area").* This areais generaly bounded by Folsom Avenueon the north, 39
Street ontheeast, LafayetteAvenue on the south, and Vandeventer Avenue on the west. The Redevelopment Area represents one
of four neighborhoods that comprise alarger planning area known as the Garden District. The Redevel opment Area, which contains
approximately 90 acres of land (including street rights-of-way), has experienced significant disinvestment since 1970. During this
period, the popul ation within the Redevelopment Areais estimated to have decreased by more than 30% and the physical condition
of the housing stock has deteriorated significantly. The total number of residential units has decreased by 25% and the vacancy rate
has increased from 9%toover 32%. The Redevelopment Arearepresents animportant opportunity tofill asignificant devel opment
voidwhilebuildingon the strengths of therevitalized Grand Center to the east, and Forest Park Southeast Neighborhood to the north.

* An"Updateof Dataand Analysis on Conditionsof Blight for McRee Town Redevelopment Area" was preparedinthe Fall of 2000
and isincorporated herein by reference.

Redevelopment Area L ocation

Ongoing Planning Process for the Garden District—McRee Townisoneof four neighborhoodsthat comprise the
Garden District (seeExhibit 2). Over the past several years, residentsand key businessesand institutional stakeholders have engaged
in aplanning process for the neighborhoods which comprise the Garden District. This process has provided anew senseof energy
and direction for the stabilization and strengthening of the four neighborhoods and the attraction of private and public investment.

Therevitalization of the M cRee Town neighborhood, which coincides withthe Redevel opment Area, was identified as one
of the major goals of the plan that evolved from the planning process. Although the plan discussed the desire to encourage
conservation and renovation within McRee Town, it also recognized the importance to the entire Garden District of creating
significant new development opportunities within McRee Town, especially to the east of Thurman Avenue.

2. StableNeighboring Development— TheRedevel opment Areai ssurroundedby stableneighboringdevel opment.
To the west and north are well-established warehouse and manufacturing uses. To the east is the Tiffany neighborhood, where
significant rehabilitation has occurred as part of the Midtown Medical Center Redevelopment Area. To the south is 1-44 and the
balance of the Garden District.

3. Good Interstate and L ocal Access—I-44, which runs along the southern edge of the Redevelopment Area,
provides excdlent access to downtown St. Louis, as well the entire St. Louis region. The recent creation of a full diamond
interchange at V andeventer Avenuesignificantly enhances the attractiveness of the Redevel opment Areafor bothresidential and non-
residential development.

Vandeventer Avenue, which forms thewestern boundary of the Redevelopment Ares, isamajor north-southarterial in the
City of St. Louis. Also, Kingshighway Boulevard is only a short distance to the west of the Redevelopment Area and Grand
Boulevard a short distance to the east. Both Kingshighway Boulevard and Grand Boulevard are mgjor north-south arterials within
the City of St. Louis.

4. ProximitytoMajor Institutional and Employment Center s—The Redevel opment Areais closetoanumber
of major employment centers and institutions. Downtown is approximately 2 milesto thenortheast. The Washington University
Medica Center, which is the largest single employer in the City of St. Louis, is approximately 1 mile to the northwest. The Saint
Louis University Medical Center is located immediately to the northeast. Saint Louis University is|ocated approximately 1 mile
to the northeast. Finally, the Missouri Botanical Garden is located immediately south of the Redevelopment Area.

ii. OVERALL OBJECTIVESOF REDEVELOPMENT
The Developer has established the following goals for development in the Redevelopment Area:

1 Assemble land to create new opportunities for investment in the area.

2. Retain and reinforce existing owner-occupied residential units where feasible.

3. Create opportunities for new owner-occupied single-family residential units
(attached and detached).

4. Incorporate a component of affordable housing for existing and new residents.
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5. Provide an opportunity for new elderly housing.
6. Retain and reinforce existing viable businesses.
7. Create opportunities for the construction of new office and research & development facilities in the western

portion of the Redevelopment Area.
8. Enhance the visual image of the Redevelopment Area.
iii. IMPLEMENTATION

The McRee Town Redevel opment Corporation has formulated an implementation strategy suited both to itsrole and to
the objectives for the Redevelopment Area. The first component of this strategy is the promotion of the Redevelopment Areato
enhance itsimage.

A second mgjor dimension of the Redevel opment Corporation’s role is to solicit, review, select,and assist developersand
builders implement individual plan elements.

The third major role of the Redevelopment Corporation is to serve as an “umbrella’ Redevelopment Corporation and a
"projects pass through” for the abatement of real property taxes for individual development projects undertaken pursuant to this
Redevelopment Plan and in accordance withappropriateParcel Development Agreements, as required under Section F. Thisactivity
shall be coordinated and executed consistent with the requirements of the Office of the Assessor of the City of St. Louis. Tax
abatement may be used as anincentivefor attractingand making feasible the type and quality of private investment planned within
the Redevelopment Area

In addition to these roles, the Redevel opment Corporation will pursue and assess various opportunities for financial and
program assistance. Asan umbrellaredevel opment corporation, it will pursue and promote the use of federal and state tax incentives
and federd, state, and local financia assistanceprograms. It isnoted to date that the Federal Government has committed $2,850,000
of HUD funds. Also, the city has committed $3,000,000 in funds and “in-kind demolition services’ over afour year period.

Another activity central tothe operationswill beto acquireand/or assist inthe acquisition and holding of property for sale
to developers of strategic properties. This will be accomplished primarily through a pooling of private funds in a revolving
acquisition fund.

Finally, the Redevelopment Corporation will work closely withthecity in refiningand implementingan appropriatepublic
improvements program for the Redevelopment Area.

iv. DEVELOPMENT STRATEGY
To accomplish the preceding objectives, this Redevel opment Plan proposes the planning strategy outlined below:

1. Reinforce Existing Residential Owner Occupancy-There are several concentrations of owner-occupied
structures located in the Redevelopment Areabetween Thurman Avenueonthe east and Tower Grove Avenue on the west. These
structures should be retained and rehabilitated where economically feasible. If economically feasible, other non-owner occupied
residential structuresin this area could be acquired for rehabilitation for owner occupancy as well.

2. Create Opportunities for New Residential Owner-Occupied Development- Significant deterioration and
abandonment of existing residential structures has occurred within the Redevelopment Area. It is proposed that thesestructures be
removed and replaced with new single-family, owner-occupied units to the east of Thurman, where total clearance and all new
constructionis proposed. New owner-occupied single-family and duplexunitswill be constructed on an nfill basis between Thurman
Avenue and Tower Grove Avenue to complement viable owner-occupied structures to remain.

3. Create Opportunity for NewElderlyHousing-A sitewill beprepared andmadeavailablefor the construction
of anew rental multi-family residential project for occupancy by elderly households. The block bounded by Blaine Avenue, Klemm
Avenue, Folsom Avenue, and Thurman Avenue is the prime candidatefor the construction of this project for the elderly (see Exhibit
3). Alternatively, this new elderly housing may bedevelopedin the block bounded by L afayette Avenue, Klemm Avenue, McRee
Avenue, and Thurman Avenue. If adequate funds cannot be obtained for the construction of elderly housing, or if the project is not
financially feasible, the area considered for elderly housing can be developed for new housing that is consistent with the plan for
neighboring development.

4. Reinfor ce Existing ViableBusinesses Along Tower Grove Avenue-Providedit is economicaly viableand
willing to make necessary investments in improvements to its property, the Kasco Corporation could be retained.

5. Create Opportunitiesfor New Office,Manufacturing,and Resear chand Development Facilities-The
portion of the Redevelopment Area to the south of Kasco Corp. and west of Tower Grove Avenue should be cleared to make way
for new office, manufacturing, and technology based businesses andinstitutions. It isproposed that McRee Avenue could be vacated
between Tower Grove Avenue and Vandeventer Avenue to create a larger, consolidated site for this development. This site could
be expanded to the north if the Kasco Corp. decides to close or relocate. Likewise the sites occupied by businesses along the east
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side of Tower Grove Avenue should be consolidated and made available for new business opportunities (redevel opment or rehab),
if thisareaisnot utilized for the construction of acommunity center.

6. Create Recreation Opportunitiesfor Garden District Neighbor hoods-It is proposed that a small community
recreation center serving the Garden District be created within the Redevelopment Area. Two alternative locations are identified
for the possibleconstructionof acommunity center. Thefirstisthe portion of the block or blocksbounded by McRee Avenue, Tower
Grove Avenue, Folsom Avenue, and thealley totheeast of Tower Grove Avenue. An aternative location is the block bounded by
Thurman Avenue, Blaine Avenue, Klemm Avenue, and Folsom Avenue. Other sitesor locations may be studied asthisplan evolves.

V. OVERVIEW OF DEVELOPMENT PROJECTS

The Redevelopment Plan consists of a series of interrelated actions. The resulting series of development projects are
referenced to Exhibit 4, Project Areas. These, inturn, are briefly summarized below and in the accompanying Exhibit 3, (Land Use
Plan), and Exhibit 5, (Primary Action) in terms of their physical and functional interrelationships.

ProjectAreal-City Blocks4961,4962, 4963, 4964,5438,and5441: Theseblocksshall beassembled and cleared
primarily to accommodate the construction of new attached or detached single-family residences.

Project Area2-City Blocks4969,4970,4971 (easter nportion),4972(easter nportion),5442and 5445: Viableowna-
occupied residences are to be retained and rehabilitated. In addition, existing viable non-owner occupied single-family structures
and existing multi-family structures may be reconfigured and rehabilitated for owner-occupancy, if feasible. New elderly housing
is proposed for a portion of City Block 4969, with City Block 5442 servingas an alternativelocation, provided sufficient funds can
be secured for its construction and operation. The balance of structuresin the project area shall be cleared for the construction of
new attached or detached single-family residences.

ProjectArea3A-City Block 4972 (western portion): This areaof approximately 1acrecontainsvacantlandandvacant
structuresin fair to poor condition. The areashould be cleared of existing structures to allow for construction of a new community
center, provided sufficient funds can be secured for its construction and operation. If the community center is not constructed at this
location, new office and/or research & development facilities could be built.

ProjectArea3B-CityBlock 4971 (wester nportion): Thisareaof approximately 1acrecontainsamixtureof vacant land,
vacant buildings and a small hardware store. Thearea  should be cleared as part of a development of a new community center
or the construction of new office and/or research & development facilities. By vacating Blaine Avenue, between Project Area 3A
and 3B it would be possible to create one larger project area containing roughly 2.3 acres.

Project AreadA-CityBlocks5197and 4974 (souther nportion),includingM cReeAvenueright-of-way: Thisarea,
containing roughly 8 acres, could be acquired and cleared for the construction of new office and/or research facilities. Depending
on the specific devel opment proposed for this Project Area, the M cRee Avenueright-of-way could be vacated and incorporated into
the overall development.

Project Area4B-City Block 4974 (northern portion): Thefacilities of the Kasco Corporation currently occupy this
portion of the Redevelopment Area. It is assumed that Kascowill remainand continuetoimprovetheir facilities. However, if Kasco
closesor relocates, the 4 acres comprising this project area should be added to the developable land of Project Area4A to create a
redevel opment with a combined area of 12 acres.

B. LEGAL DESCRIPTION

A tract of land containingapproximately 90 acres (includingrights-of-way) incorporatingthefollowing City Blockslocated
in the City of St. Louis, Missouri, 4961, 4962, 4963, 4964, 4969, 4970, 4971, 4972, 4974, 5197, 5438, 5441, 5442, and 5445; and
specifically described as follows:

Beginning at the intersection of the centerline of 39" Street with the southern line of Lafayette Avenue, west along the
southernlineof Lafayette Avenue to the centerline of VVandeventer Avenue, generally northeast along the centerline of Vandeventer
Avenue to the centerline of Tower Grove Avenue, south along the centerline of Tower Grove Avenue to the centerline of Folsom
Avenue, east along the centerline of Folsom Avenue to the centerline of 39" Street, south along the centerline of 39" Street to the
southern line of Lafayette Avenue, the point of origin.

C. STAGING FOR REDEVELOPMENT

The implementation of the new development and rehabilitation proposed for all project areas will be initiated upon the
execution of a development agreement between the Redevelopment Corporation and the City of St. Louis (the “Agreement”). Itis
the intent to move ahead with all project areas at the same time as expeditiously as possible. To allow for potential fluctuationsin
market absorption, the proposed redevelopment of all project areas will be completed within ten years.
D. BUILDINGSAND IMPROVEMENTSTO BE DEMOLISHED

i PROPOSED BUILDINGSTO BE DEMOLISHED
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The Redevelopment Plan proposes the demolition of up to 310 structures to facilitate new investments in housing, business and
institutional uses within the Redevelopment Area. In addition, 64 structures have been identified for potential retention and
rehabilitation with the option that any oneor more such structures may also bedemolishedif retention and rehab prove economically
infeasible. The majority of the structures to be demolished are located in the blocks to the east of Thurman Avenue. All existing
buildings and improvements subject to demolition are listed by city block and lot number in Appendix | and are shown in Exhibit

5. These are also listed as follows:
Table 2

POTENTIAL BUILDINGSTO BE DEMOLISHED
McRee Town Redevelopment Area

City Block Proposal Optional
4961 36 1
4962 26 1
4963 29

4964 34 1
4969 21 7
4970 15 14
4971 9 6
4972 7 6
4974 14 9
5197 28

5438 36

5441 31

5442 12 16
5445 12 3
TOTAL 310 64

In addition, ten residential buildings facing Folsom Avenue between Thurman Avenue and Tower Grove Avenue are
designated for “interim retention.” These properties areto be gradually acquired asthey become availableto implement the “ Folsom
Avenue Buffer” discussed in | (ii).

il DEMOLITION VARIANCE

In addition to the buildings designated above as being subject to demoalition, other buildings and improvements in the
Redevelopment Area may be demolished if such structures are found by the Building Department of the City of St. Louis to be
structurally unsound or otherwise uninhabitable and said finding is agreed to by the Redevelopment Corporation in writing. In
addition to the buildings designated for demolition, the Redevelopment Corporation shall, after undertaking its best efforts to find
arehabilitation solution, have the right, notwithstanding other variance provisions herein, to demolish such other buildings which
prove to be structurally unsound because of fire, wind damage, tornado, or other natural causes, or if said buildings are, in the
Judgment of the Redevelopment Corporation, infeasible for restoration, or otherwise uninhabitable.

After the acquisition of structures and prior to the demolition thereof, the Redevelopment Corporation may utilize any
structure or structures as project office facilities or as demonstration projects for rehabilitation or any other lawful temporary use,
or may rent or lease said structures until the time scheduled demoalition is undertaken.

Likewise, the Redevelopment Corporation may chooseto retainfor rehabilitation certain buildings otherwise intended for
demolitionif such structures are found to be particularly suitable for such action. Notwithstanding anything tothe contrary relative
to the process for obtaining demolition approvals, it is not the intent of this paragraph to lessen or circumvent any of the standard
City procedures or regulations relating to the demolition of structures.

iii. SECURING BUILDINGS

During the time that structures owned by the Redevelopment Corporation and scheduled for demalition are vacant, the
Redevelopment Corporation shall not be obligated to maintain such vacant structures, but will secure such buildings until
commencement of demolition.

E. BUILDINGSNOT TO BE DEMOLISHED

All buildings not scheduled for demolition have been designated for conservation and/or rehabilitation and are shown on
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Exhibit 5 and are so listed by city block and lot number in Appendix I. All such buildings shall berehabilitated to the extent deemed
necessary or appropriateby the Redevelopment Corporation provided, however, that, if the Redevel opment Corporation determines
that rehabilitation of any such buildingis not commercially feasible, it may seek to obtain appropriate demolition permits and cause
the buildings to be demolished.

Owners of dl buildings that are scheduled for rehabilitation hereunder shall, prior to the commencement of such
rehabilitation, enter intoaParcel Development Agreement by and between such owner and the Redevel opment Corporation pursuant
to theterms of Section F hereof. After completion of rehabilitation pursuant to such Parcel Development Agreement, the exterior
building treatment(s), lighting, signage, landscaping, and use of the rehabilitated structure shall not be changed, without the prior
written approval of the Redevelopment Corporation, during the applicable period specified in the Parcel Development Agreement.

Owners of buildings that are scheduled to be conserved shall continue to maintain their buildings in good condition and
shall retain the current use. Should the current use be changed to a use, which is not compatible with the Plan, the Redevel opment
Corporation shall have the right to acquire the property by condemnation, if necessary, for an aternative use, which is compatible
with the Plan or for redevelopment. Should the building require rehabilitation, the owner shall enter a Parcel Development
Agreement by and between such owner and the Redevelopment Corporation pursuant to the terms of Section F hereof and subject
theproperty tothe Declaration and Restrictions of theRedevelopment Area. However, if the Redevel opment Corporation determines
that rehabilitation of the building is not economically feasible, it may seek to obtain appropriate demolition permits and cause the
buildings to be demolished.

F. PARCEL DEVELOPMENT AGREEMENT

Owners of properties located in each Project Area designated for conservation or rehabilitation action shall be encouraged
to improve their own properties in accordance with the Redevelopment Plan. In doing so, the procedure below shall be followed:

i INITIAL NOTICE TO RECORD OWNERS

Within ninety (90) days of the execution of the Agreement between the City and the Redevel opment Corporation, the
Corporation shall mail to each record owner in the Redevelopment Area whose name and address appear in thepublic land records
of the Recorder of Deeds of the City of St. Louis, a notice which shall specifically advise such owner of hisrightsto file plans and
to enter into contracts with the Redevelopment Corporation for the development or rehabilitation of his existingbuildingor for new
construction; the time limits within which such action may be taken by the owner; and where to address inquiries concerning the
Redevelopment Plan. A copy of the noticetogether with certification of the mailingshall befiled by the Redevelopment Corporation
with the Clerk of the Board of Alderman and with the President of the Board of Public Service. Failure of any owner to receive such
notice shall not change or alter any such owner's rights, duties, and obligations under Redevel opment Plan; extend or delay the time
within which the owner has aright to take or perform any act; or give such owner any defense to an action of the Redevelopment
Corporation.

ii. PROJECT NOTICE TO RECORD OWNERS

Thirty (30) days prior to theinitiation of any Project, the Redevelopment Corporation shall mail notice by certified mail
to each record owner in that Project Areawhose name and address appear in the public land records of the Office of the Recorder
of Deeds of the City of St. Louis. Said notice shall specifically advise each such owner of hisrightsto file plans and to enter into
contractswiththe Redevel opment Corporation for the devel opment or rehabilitation of his existingbuildingor for new construction,
and the time limits within which such action may be taken by the owner. A copy of the notice together with certification of the
mailingshall befiled by the Redevelopment Corporation with the Clerk of the Board of Aldermen and withthe President of the Board
of Public Service. Failure of any owner to receive such notice shall not change or ater any such owner's rights, duties, and
obligations under the Redevelopment Plan; extend or delay the time within which the owner has aright to take or perform any act;
or give such owner any defense to any action of the Redevelopment Corporation.

iii. SUBMISSION OF PRELIMINARY PLANS

Upon receivingnotice from the Redevel opment Corporation, as provided in subparagraphF (ii) hereof, or a any time prior
to receipt of such notice, an owner shall prepare and submit to the Redevelopment Corporation preliminary plans as described in
paragraphF (iv) hereof for the owner’s property and upon approval of such preliminary plansshall enter intoaParcel Devel opment
Agreement. Failure of any such owner to submit such preliminary plans on request of the Redevel opment Corporation within ninety
(90) daysfollowingnoticefromthe Redevel opment Corporation for such owner on approval of such preliminary plansto enter into
aParcel Development Agreement shall constitute an inability of the owner and the Redevelopment Corporation to agree and the
Redevelopment Corporation may proceed to acquire the property by negotiation or eminent domain. When the owner has
demonstrated to the Redevelopment Corporation that he or she has madeagood faith effort to prepare such preliminary plans, but
cannot compl etesuch planswithinthe said ninety (90) days period the Redevelopment Corporation may, inits solediscretion, grant
an additional thirty (30) days for the completion of such plans.

iv. CONTENTSOF PRELIMINARY PLANS
As provided in sub-paragraph F (iii) hereof, an owner desiring to rehabilitate an existing building or construct new

improvements on his property shall file with the Redevel opment Corporation preliminary plans for such proposed development
including a preliminary site plan, preliminary elevations, and a narrative statement or outline specifications of materials to be used
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in the rehabilitation or new construction together with an approximation of thety peof useaslisted on Exhibit 3 (Land Use Plan) of
the Redevelopment Plan. If said use is commercia in nature, the owner shall file a statement of the general classification of
commercial usethat will occupy the space. If said commercial spaceisto be occupied by arestaurant, bar, grill, entertainment use,
or any typeof retail sales, or any usewhich has contact with the public, the name of the proposed operator, if known, shall be filed
and any additional information available to show that such operator isaperson of good character. The preliminary plan submission
shall also include a statement of the owner's development experience and that of any and all persons associated with the owner in
the Project, a description of the financing plan for the Project, and atimetable which shall state the time for commencement and
completion of the construction or rehabilitation which shall conform to that of the stage in which the property is designated or of the
stage in which the Project is initiated pursuant to Section C (iii) hereof. All such submitted materials shall collectively be the
preliminary plans of such owner. The owner shall furnish such additional information as may be reasonably requested by the
Redevel opment Corporation to aid it inreachingadetermination under the Redevelopment Plan with respect to the appropriateness
of the preliminary plans.

V. REVIEW OF PRELIMINARY PLANS AND CURE PERIOD

The preliminary plans of an owner will be evaluated by the Redevelopment Corporation, and the Redevel opment
Corporationwill promptly givenoticetotheowner of itsapproval or disapproval of such preliminary plans. If the preliminary plans
are disapproved by the Redevelopment Corporation, it shall state with particularity the deficiencies inthepreliminary plansor the
objectionsthereto. The owner shall havethirty (30) days after notice of disapproval isgiven to submit supplements or amendments
thereto which are intended to cure all of such deficiencies and/or objections. Provided, however, under no circumstances shall any
owner be given more than one thirty (30) day opportunity to cure all of such deficiencies and/or objections. |If the Redevelopment
Corporation shall not have given notice to the owner of disapproval of the preliminary plans and any supplements or amendments
submitted uponinitia disapproval of such preliminary plans within thirty (30) daysof thefilingthereof, such preliminary plansand
any supplements or amendments thereto shall be deemed approved.

vi. EVALUATION OF PRELIMINARY PLANS

Inthe evaluation of thepreliminary plans, theRedevel opment Corporation will consider the plansfrom bothan architectural
and use criteriaand will assess the likelihood of the owner's successful completion of the project based upon the experience of the
development team and the financing plan submitted. Architectural plans shall be considered from an objective standard of visual
compatibility with other structures within the Redevel opment Areaand the following elements shall specifically be reviewed: use,
height, bulk, setbacks, lot coverage, scale and proportion, fenestration pattern, materials and textures, colors, decorative features,
expression of details, roof shapes, building identification, landscaping, overall scale, rhythm of closed and open space, orientation,
proportion, interior and exterior lighting, facade treatments, and the general spirit of the Redevelopment Area. The uses proposed
shdl beindependently evaluated to assure consistency with the Redevel opment Plan. Inthose caseswhereausewill involve contact
with the public, the experience, reputation, and integrity of the operator will also be considered.

vii. EXECUTION OF PARCEL DEVELOPMENT AGREEMENT

Withinthirty (30) daysafter the approval of preliminary plansof an owner by the Redevelopment Corporation, the owner
and the Redevel opment Corporation will enter into an agreement (which agreement hereinafter referredto asthe " Parcel Devel opment
Agreement") under the terms of which the owner will agree to construct the improvements substantially in accordance with the
approved preliminary plans and within the period of time provided therein pursuant to the terms of the Redevelopment Plan. The
owner shall agree with respect to his property to be bound by all the terms and conditions of the Redevelopment Plan for a period
of at least twenty-five (25) years and to be bound by the conditions and terms of the Parcel Development Agreement. Such
Agreement shall beinterms satisfactory tothe Redevel opment Corporation and shall beinrecordableform. TheParcel Development
Agreement may berecordedinthe Office of the Recorder of Deedsof the City of St. Louis either by the Redevelopment Corporation
or by the owner and shall recitethat it is for the benefit of the City of St. Louisin addition tothe parties theretoand may beenforced
by the City of St. Louis as a beneficiary thereof. It shall bebindingupon theheirs, successors, and assignsof theowner. The Parcel
Development Agreement will provide that the property may be acquired by the Redevel opment Corporation by eminent domainin
the event of breach thereof on the part of the owner, without limitation of any other remedy available to the Redevel opment
Corporation. The preliminary planswill be attached and incorporated in the Parcel Development Agreement. A copy of the Parcel
Development Agreement will be filed with the Board of Public Service and the St. Louis Development Corporation.

viii. REDEVELOPMENT CORPORATION APPROVAL

Each Parcel Devel opment Agreement shall provide that if the uses include such commercia uses as entertainment, dining,
sale of beverages, or the saleof any serviceor retail commodity, the Redevel opment Corporation reserves the right of approval over
the operator thereof and any lease or arrangement for such establishment's operation; which consent shall be not unreasonably
withheld by the Redevelopment Corporation.

iX. FAILURE TO REACH AGREEMENT

If preliminary plans have not been approved for new construction or rehabilitation and a Parcel Development Agreement
has not been executed, as provided above, between the owner and the Redevel opment Corporation within sixty (60) days after the
last submittal of such preliminary plans or any supplements or amendments thereto, it shall be concluded, unless thereby mutual
written agreement by the owner and the Redevelopment Corporation to the contrary, that the Redevelopment Corporation and the
owner are unable to reach agreement and the Redevelopment Corporation may proceed to acquire the property by negotiation or
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eminent domain.

X. NO REHABILITATION OR NEW CONSTRUCTION RECEIVES
BENEFITSWITHOUT PARCEL DEVELOPMENT AGREEMENT

No rehabilitation or new construction of any property or structure shall be undertaken by an owner within the
Redevelopment Area unless such owner shall have entered into a Parcel Development Agreement with preliminary plans attached
theretoas providedhereinabove. The Redevelopment Corporationis committed to not enteringintoaParcel Development Agreement
that isinconsistent with the intent and spirit of the Plan.

Xi. PERFORMANCE BONDING

If requested by the Redevel opment Corporation, each Parcel Devel opment Agreement shall providethat, before undertaking
development, each owner will either post bond or tender security in form and substance satisfactory to the Redevelopment
Corporation as required by Section F of the Redevelopment Plan with respect to the property to which such Parcel Development
Agreement applies. No performance bond shall berequired in connection with any rehabilitati on or construction undertaken pursuant
to the Redevelopment Plan unless the Redevelopment Corporation requires such bond in connection with a Parcel Development
Agreement and the provisions of ParagraphF (vii) of this Agreement with respect to performance bonds shall only apply when the
Redevelopment Corporation does require a performance bond pursuant to aParcel Development Agreement. A performance bond
will be required for any work done under this Parcel Development Agreement that could be considered as “ public work,” such as
streets, curbs, gutters, street lighting, etc.

Xii. PROPERTY ASSESSMENT

The Parcel Development Agreement (or a Declaration of Covenants and Restrictions recorded by the Redevelopment
Corporation and hereinafter referred to as the " Covenantsand Restrictions") may providefor an assessment or charge onthe property
subject to said Parce Development Agreement. The exact amount of the assessment or charge will be determined by the
Redevelopment Corporation. The assessments shal | be based upon the gross square footage of land or buildings a such amountswhen
taken with all other assessments levied asis reasonably necessary to maintain the administrative operations of the Redevel opment
Corporation and the Project. The Redevelopment Corporation shall determine the reasonable installments in which charges or
assessments shall be paid and whatever enforcement procedures are to be required. Such assessment or charges shall be used for the
purpose of administration of the development and the Redevel opment Plan, for enforcement of the Redevelopment Plan and Parcel
Development Agreements, for theacquisition of property, andfor the promotion of the Redevelopment Area, as the Redevel opment
Corporation shall determine.

Xiii. BUSINESS ASSOCIATION

The Redevel opment Corporation may form aBusiness Associ ation for the areaand may provideinthe Parcel Development
Agreement (or the Covenants and Restrictions) for the membership therein of all owners who have executed Parcel Devel opment
Agreements and their tenants and lessees. TheParcel Development Agreement (or the Covenants and Restrictions) may include the
schedule of dues, assessments, and regulations of such Business Association, including regulation of the business hours and the
conduct of businessin the area. The Parcel Development Agreement (or the Covenants and Restrictions) may aso authorize the
Redevelopment Corporation on behalf of and as an agent for all such owners, tenants, and lessees to petition the City to establish,
enlarge, or increase in area a Special Business District and a Community Improvement District in the Redevelopment Area in
accordance with the terms of Chapter 71 or Chapter 67.1401 respectively of the Revised Statutes of Missouri, 2000, as amended.

Xiv. NEIGHBORHOOD ASSOCIATION

The Redevelopment Corporation may form a Neighborhood Association for the area and may provide in the Parcel
Development Agreement (or the Covenants and Restrictions) for the membership therein of all owners who have executed Parcel
Development Agreements aswell as any tenants. The Parcel Development Agreement (or the Covenants and Restrictions) may
include the schedule of dues, assessments, and regulation of the Neighborhood Association, including the regulation of exterior
improvements.

XV. REPAIR AND MAINTENANCE OF PROPERTY

The Parcel Development Agreement (or the Covenants and Restrictions) shall provide that, during the period of the
Redevelopment Plan, each owner executing such Parcel Development Agreement shall maintain such property in good repair and
in clean, sanitary, and attractive condition for the uses herein provided. All such owners shall maintain all landscaping within their
property in the Redevelopment Area in aclean, sanitary, and attractive condition which shall include, but not be limited to, the
following: trimming of trees as needed, mowing of grass, removal of dead trees and shrubs, and removal of al grassand weedsfrom
driveways and sidewalks. Violators of the Parcel Development Agreement regarding property maintenance may be prosecuted by
the City or by the Redevel opment Corporation. The Redevelopment Corporation shall notify the BPS, BPDA, thelocal alderman,
and the property owner if it determines that it is not appropriate for an owner to rehabilitate his property or undertake new
construction.

XVi. ACQUISITION OF CERTAIN PROPERTIES
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Notwithstanding anything set forthinthis section or inthe Agreement or in the Redevel opment Plan, the Redevel opment
Corporation may determine that it is not appropriate for an owner to rehabilitate his property or undertake new constructiononhis
property in those instances where it is necessary either (i) to provide parking, pedestrian or vehicular access, or open space or other
space for the general benefit of the Redevelopment Area(or any portion thereof); or (ii) to combineindividual propertiesinto asingle
development. |If the Redevelopment Corporation makes such adetermination, the Redevel opment Corporation shall not be required
tofollowthe procedures for notices and Parcel Devel opment Agreementsset forthinthis section of the Development Plan. However,
notice of such determination, as described in this paragraph, shall be provided by the Redevelopment Corporation to the St. Louis
Development Corporation, theCity Aldermaninwhoseward the affected property lies, and the affected property owner not lessthan
sixty (60) daysin advance of the decision as described in this paragraph. A copy of the notice, together with certification of the
mailing, shall be filed by the Redevelopment Corporation with the Clerk of the Board of Alderman and the President of the Board
of Public Service. Upon compliance with the procedures set forth in this paragraph, the Redevel opment Corporation may proceed
to acquire such property by negotiation or eminent domain.

XVii. APPROVAL OF PLANSPRIOR TO AGENCY OR AUTHORITY ACTION

Without first receiving written certification from the Redevelopment Corporation that the preliminary plans for the
rehabilitation and/or new construction proposed for a Project have been approved by the Redevelopment Corporation pursuant to
the provisionsof SectionFhereof,theSt.LouisDevel opment Corporation, the Industrial Development Authority, the Land Clearance
for Redevelopment Authority,the Planned Industrial Expansion A uthority, or any other authority or agency of the City of St. Louis
shall not: (i) approve an application to provide financial assistance to a Project; (ii) agree to finance a Project through the issuance
of bonds of said authority or agency; (iii) submit a Board Bill to the Board of Aldermen requesting a “blight” designation for a
Project, pursuant to Chapter 99 or 100 RSMo and section 99.800 through 99.865 RSMo (Real Property Tax Increment
Redevelopment Act); or (iv) authorize the granting of tax abatement to a Project, pursuant to Chapter 99 or 100 RSMo.

G. STRUCTURESDESIGNATED FOR REHABILITATION

The structures which have been designated for rehabilitation in accordance with the provisions of Section E areshown on
Exhibit 5 and are listed by city block and lot number in Appendix |I. A general description of each Project (see Exhibit 3) is
summarized below:

Project Areal: Fourstructures, whicharecurrently used for manufacturing, commercial/residential, and institutional uses,
could be retained as part of the redevel opment program for this project area.

Project Area 2: It is estimated that between 53 and 103 of the structures in this project area can be retained and
rehabilitated for single-family or duplexowner occupancy. In addition, two structures, which are currently used for manufacturing
and public utility purposes, may be retained and rehabilitated.

Project Area 4B: Aslong as the Kasco Corporation remains at its present location, it isanticipated that its existing
facilities will be retained and rehabilitated. If Kasco is no longer in business at this location, the existing structures should be
demolished to provide for new development opportunities.

H. NEW DEVELOPMENT

The Redevelopment Plan proposes avariety of types of new construction to address the residential and business needs of
the Redevelopment Area. The sites that have been designated for new construction are shown on Exhibit 5 and are listed by city
block and lot number in Appendix I. A genera description of such Projects, as shown in Exhibit 3, is summarized below:

ProjectAreal: Itisproposed that this Project Areabe primarily redevel oped withnew detached and/or attached, single-
family residential units. The new residential area could incorporate a small passive recreation area and playground for use by the
residents of the entire Redevelopment Area, as well as a proposed buffer along the south side of Folsom Avenue.

It isassumed that the existing street pattern of development will primarily be retained for Project Areal. However, some
flexibility should be alowed, particularly for the portion of the Project Area between Blaine Avenue and Folsom Avenue, where
residential units facing Folsom Avenue should be avoided.

There are alittle over 25 acres of land within Project Area 1, exclusive of existing rights-of-way. Assuming that there is
abuffer created along the south side of Folsom Avenue inorder to mitigatepotential conflicts between the new residential uses and
existing industrial uses on the north side of Folsom, the available acreage for development would be reduced somewhat to between
21 and 23 acres.

If one to two acres are set aside for a passive neighborhood open space/park, the remaining 19 to 22 acres will support
roughly 120 to 175 new single-family units, assuming a density of approximately 6 to 8 units per acre.

ProjectArea2: Theconstructionof infill owner occupied attached and detached single-family residential unitsisproposed
for approximately half of the Redevelopment Area that is not scheduled for conservation and rehabilitation. It is estimated that
approximately 90 new single-family infill unitswill be constructed along Blaine Avenue, McRee Avenue, and L afayette Avenue.
This new infill development should be compatible with the massing and character of the existing single-family and two-family
residential unitsin the Project Area.
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New elderly housing is proposed for approximately half of the block bounded by Blaine Avenue, Klemm Avenue, Folsom
Avenue, and Thurman Avenue. This amount of land could support roughly 100to 150 elderly housingunitsinathreetofour-story
building. An aternative location for elderly housing is the block bounded by L afayette Avenue, Klemm Avenue, McRee Avenue,
and Thurman Avenue.

Project Area 3A and 3B: The property bounded by McRee Avenue to the south, Tower Grove Avenue to the west,
Folsom Avenue to the north, and thealley (approximately 175 feet east of Tower Grove), is proposed to be redevel oped for a new
community recreation center. Alternatively all or part of these Project Areas could be used for new office, manufacturing, and/or
research & development facilities.

Project Area4A and4B: Theproperty bounded by Tower Grove Avenue on the east, L afayette Avenue on the south,
Vandeventer Avenue on the west, and Kasco Corporation property on the north, should be redeveloped for new office,
manufacturing, and research & development facilities. This area encompasses approximately 8 acres, includingthe McRee Avenue
right-of-way. If Kasco would decide to relocate, the redevel oped area should be expanded by approximately 4 acres.

l. LANDSCAPING AND COMMUNITY FACILITY IMPROVEMENTS

The Redevel opment Corporation proposes the followingspecific community improvementsin order toimprovethegenera
attractiveness and appearance of the Redevelopment Area, as well as to enhance property value for residents, homeowners, and
businesses:

i. GENERAL STREETSCAPE IMPROVEMENTS

A series of improvements to the vehicular and pedestrian environment are contemplated for implementation within the
public rights-of-way of the Redevelopment Area. These improvements are to be paid for by the developer selected for the
Redevelopment Area, by the City, or a combination of the two, based on negotiations relative to overall project financing and
implementation. These improvements, subject to available funding, could include the replacement of or installation of new curbs
and gutters, sidewalks, street lighting, signage, landscaping, and tree planting. Specid attention isto be given to improvements in
the following locations:

Vandeventer Avenue between |-44 and Tower Grove Avenue
Tower Grove Avenue between 1-44 and Vandeventer Avenue
Thurman Avenue between 1-44 and Folsom Avenue

39t Street between 1-44 and Folsom Avenue

Lafayette Avenue between Vandeventer and 39" Street

ii. FOLSOM AVENUE BUFFER

A landscaped buffer may be provided between the manufacturing and warehouse facilities north of Folsom Avenue and
the existing and new residential to the south of Folsom Avenue. The intent of this buffer is to provide adequate distance and
screening to avoid potential conflicts between the appearance and operations of the businesses north of Folsom and the residences
tothesouth. Itistheresponsibility of the devel opers of the new residencesto south of Folsom Avenue to implement the design and
construction of this open space and landscaped buffer. The exact size and character of the open space buffer will bedetermined by
the type, orientation and siting of the new residences to the south of Folsom Avenue.

iii. INTERSTATE 44 LANDSCAPED BUFFER

It is desirable to provide additional landscaping between the south side of Lafayette Avenue and 1-44 to help screen and
buffer theresidences alongL af ayetteAvenuefrom theimpact of I-44. This should beextended by meansof apartnership of theCity,
The Missouri Department of Transportation, and the developers of properties on the north side of Lafayette and facing 1-44.

iv. NEIGHBORHOOD OPEN SPACE/PARK

It is proposed that apassive park andlow intensity recreation areaor playground be considered within Project Arealand/or
Area2 The park/playground would befor the use of all residents within the McRee Town Redevelopment Area. It isestimated that
this neighborhood amenity could require approximately one acre. The option should be maintained to have this park/open space
privately, but commonly, owned and maintained by the property owners and residents as part of the new residential devel opment
in the Redevel opment Area.

V. PROJECT LANDSCAPING

All preliminary and final plans approved in conjunction with Section F hereof shall provide for interna site landscaping,
perimeter landscaping (not within the public right-of-way), and buffering to be provided at the expense of the owner or developer
of such properties.

vi. COMMUNITY RECREATION CENTER

Provision is made for the potential development of a community recreation center to serve the residents of the larger
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Garden District. The programs and activities offered at the center could be coordinated with the programs and activities offered at
the community center, which is under constructioninthe Forest Park southeast neighborhood. It isanticipated that the Community
Center will be run by community residentsof anot-for-profit organization. Two alternative locations have been identified for this
facility- the western ends of City Blocks 4971 and 4972 in Project Areas 3A and 3B or City Block 4969 in Project Area 2. If
adeguate funding cannot be obtained to construct the community recreation center within three years of adoption of the Plan, the
anticipated sites can be used for expansion of the primary land use intended for these Project Areas, consistent with the
Redevelopment Plan.

Vii. APPROVAL BY BOARD OF PUBLIC SERVICE FOR PUBLIC IMPROVEMENTS

Any public improvements within the Redevelopment Area will be approved by the Board of Public Service. Any
improvements in the public right-of-way will be designed in accordance with good engineering practice, provide proper drainage,
provide adequate access for utilities, refuse and emergency vehicles.

J. DEDICATIONS OF PROPERTY FOR PUBLIC PURPOSES

No property in the Redevelopment Areais proposed to be sold, donated, exchanged, or leased to the City, the St. Louis
Board of Education, the Public Library Board, or any other public body.

The Redevel opment Corporation reserves the right to offer to the City of St.Louis, a no cost for devel opment, such other
areas within the Redevelopment Area as may in the future be developed as public park, open space, landscaped buffer areas or
recregtion facilities.

K. DESCRIPTION OF PROPOSED ZONING CHANGES

The Redevelopment Area contains arange of zoning designations whichinclude: “ C” Multiple-Family Dwelling District,
“D” Multiple-Family District,” F” Neighborhood Commercia District,” G” Local Commercia and Office District , and“ J” Industrial
District (See Exhibit 7 to the 353 Plan, Existing and Proposed Zoning).

It is proposed that the basic underlying zoning for Project Areas 1 and 2 be changed to a modified “A” Single-Family
District that would also accommodate attached single-family housing. Thiscould beaccomplished by making attached single-family
housing on deeded lots a conditional use of the “A” Single-Family District, or by creating a new attached single-family zoning
district.

The“C” Multiple-Family or “D” Multiple-Family zoning should be provided for the portion of the Redevel opment Area
where elderly housing is constructed. The exact limits of
this areawill be determined as the plans for the elderly housing are finalized.

Mixed use development with ground floor commercial and residential above should be considered for structures fronting
on 39" Street, Thurman Avenue, and Tower Grove Avenue on a case-by-case basis.

It is proposed that Project Areas 3A, 3B, 4A, and 4B bezoned“ J’ Industrial District. However, the usesin these Project
Areas should be restricted to office, research & development facilities, or light manufacturing typically found in a contemporary
“business park.” A community center should be allowed in Project Areas 3A and 3B.

In the event that individual variance requests become appropriate, applications shall be filed by individua developerson
a project-by-project basis as needed and by the Redevelopment Corporation as deemed appropriate in order to effectuate the
Redevelopment Plan.

The Redevelopment Corporation intendsto seek appropriaterezoningof certain areas consistent with City procedures and
regulations, once the Plan is approved and accepted.

L. STREET AND CIRCULATION CHANGES

The Redevel opment Plan anticipates the closingand vacation of M cRee Avenue between Tower Grove Avenue on the east
and Vandeventer Avenue on the west.

The Redevel opment Corporation reserves theright to request the closingor vacation of thestreetsand alleysin Project Area
1, depending on the final site plan for new housing in the Project Area.

Within Project Area 2 the Redevelopment Corporation reserves the right to request the closing of McRee Avenue and
Blaine Avenue at Thurman Avenue and/or Vandeventer Avenue, and Klemm Avenue at Folsom Avenue.

Thurman Avenueis currently closed to the southof LafayetteAvenue. The Redevelopment Corporation, at itsdiscretion,
reserves the right to reopen Thurman Avenue when there is adequate redevelopment and investment in the area between DeTonty
Avenue and Shaw Boulevard to provide an attractive, stable, and contemporary residential environment.

The Redevel opment Corporation also reserves theright to privatizethe streetswithin the Redevel opment Area, dependent



14A The City Journal April 16,2002

on the concurrence of the property owners on the street.
M. QUALITY AND CHARACTER OF EXISTING RESIDENTIAL DWELLINGS

There arecurrently 404 residential structures containingatotal of 1,009 residential units within the Redevelopment Area.
However, it is estimated that over 26% of the existingstructures and over 32% of the existing units are currently vacant. In addition,
nearly 56% of the structures and over 56% of the units are either dilapidated or in poor condition.

Within the Redevelopment Area, nearly 13% of the units are single-family, 26% of the units are in two-family duplexes,
with the remaining 61% of the units within multi-family units or mixed commercia and residential occupancy structures. Of the
multi-family units, nearly 77% are housed in 3 to 4 unit structures.

Roughly 14% of the units in the Redevel opment Areaareowner-occupied. Nearly 61% of the existing detached structures
areowner-occupied, whereas 34% of the unitsintwo-family structures are owner-occupied, and only 3% of the unitsin multi-family
structures are owner- occupied.

Finally, theextensivetransient and sub-standard nature of theresidential unitswithin the Redevelopment Areaiis reflected
in the fact that only 21% of the structures and 8% of the units are owner-occupied and classified as being in either fair or good
condition.

N. RELOCATION

Residential displacement is anticipated asaresult of the implementation of this Redevelopment Plan. The Redevel opment
Plan reflects recognition of the need to minimize such displacement, especially uprooting of long-term residents and homeowners.
It isalso an objective of the plan to encourage those likely to be affected by the plan to remain in the area and participate where
possible in the revitalization of the area. Where thisis not possible, every effort will be made to identify relocation opportunities
within the adjacent Shaw, Southwest Garden, and Tiffany neighborhoods. However, existing residents may choose to move
elsewhere, or it may not be possible to provide appropriate housing within the Garden District neighborhoods for every displaced
resident.

As aminimum, the Redevelopment Corporation will comply with the provisions of the federal Uniform Relocation Act
becauseof the useof federal fundsto carry out this project. The federal Uniform Relocation Act will supersedethe City Relocation
Policy (Ordinance 62481, approved 12/20/91) under this Redevelopment Plan. More specifically,the Redevelopment Corporation
will work in disseminating information to tenants within the Redevelopment Area regarding red estate activities and will provide
counseling services to residents regarding rehabilitation activities. Assistance regarding the possible availability of Section 8
subsidies for in-place tenants will further be provided by the Redevelopment Corporation. Additional relocation benefits may be
provided where specific circumstances or difficult relocations require such funds and maybe applied subject to a special relocation
plan to be adopted by the Redevelopment Corporation. In addition to the above, the Redevelopment Corporation agrees to the
following procedures:

1. The Redevelopment Corporation will make available relocation counseling and technical assistance.

2. The Redevelopment Corporation will provideareferral system utilizingthe housingresources within and around
the areafor the placement of families displaced within the Redevelopment Area. Every effort will beexpended toassist such residents
in relocating within or near the Redevelopment Area. Lists of properties for rent or sale in other areas of the City of St. Louiswill
also be provided.

In cases wheredisplacement is unavoidable in carrying out the Redevelopment Plan, the Redevel opment Corporation shall
fully comply with al of the requirements specified in the federal Uniform Relocation Act. The Redevelopment Corporation shall
review each displacement carefully to ascertain whether re-housing is possible within a rehabilitated structure or similar structure
within the Redevelopment Area. Each developer of residentia units, prior to approval of its proposal by the Redevelopment
Corporation and thereby the pass through of tax abatement, shall be required to submit a detailed relocation/re-housing plan to the
Redevelopment Corporation for its approval.

More specifically, as aresult of acquisitions;
1) The Redevelopment Corporation will notify residents of properties to be acquired by it (or its subsidiaries) of their

respective rights under this relocation plan and, where applicable, will issue preliminary notices regarding both continuation in
occupancy and/or displacement.

2) The Redevelopment Corporation will submit anannual report of its rel ocation/anti-displacement activities and shall outline
its efforts during the preceding year. Thisreport shall include, but not be limited to, the following:

a) Total structures and units acquired by the Redevelopment Corporation and/or its subsidiaries, or project devel opers.

b) Total displacements and/or re-housing by bedroom composition, size, and income level.

) Types and amounts of assistance provided each resident.
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d) Projected level of acquisitions and displacements for the ensuing year.
2) Any other information required by the City.
0. CHARACTER OF PROPOSED DWELLINGS

The Redevel opment Corporation plansthe continuation or introduction of residential uses within the Redevelopment Area
with respect to all or portions of Project Areas 1 and 2.

It is anticipated that approximately 215 new single-family unitswill be constructed in Project Areas 1 and 2. Thisisin
addition to the 150 single-family or duplex conversion units that are proposed for rehabilitation and conservation. The plan also
anticipates the construction of approximately 150 new residential units for the elderly. Thus, in total, approximately 540residential
units will be available for occupancy in the Redevelopment Area.

P. PROJECT FINANCE

The Redevelopment Corporationistooperateasthe” umbrelld’ Redevel opment Corporation for the Redevelopment Area,
that is, primarily as a development coordinator and facilitator. Thus, its financial goals and responsibilities shall be different than
those of some other redevelopment corporations

i FUNDING PROPERTY ACQUISITION, RELOCATION, AND DEMOLITION

Themagjor financid activity of the Redevelopment Corporation will be to acquire or assist in the acquisition and holding
(for sale to others for development) of strategic properties consistent with the Redevelopment Plan. Thiswould include privately
owned parcels, aswell as publicly owned parcels currently owned or controlled by the St. Louis Land Reutilization Authority and/or
other public entities.

The following table summarizes the anticipated costs for acquisition, relocation, and demalition (as indicated elsewhere
in this document) of those properties believed to be critical and strategic to the Redevelopment Plan.

Total

Acquisition $ 6,269,000
Relocation $ 4,357,000
Demoalition, Environmental and site preparation $ 4,573,000
Interest Expense Rate $ 638,193
Soft Cost (L egal, brokerage, etc.) $ 337,807
Contingency(unanticipated sitedevel opment costs) $ 5,000,000
TOTAL $21,175,000

Thus far, the Redevelopment Corporation has secured the following commitments for funds that would beused to cover
the above costs:

Total
Danforth Foundation $ 1,000,000
Missouri Botanical Garden $ 3,000,000
City Funds and In-kind services $ 3,000,000
Federal Government (HUD appropriation) $ 2,850,000
TOTAL $ 9,850,000

It isanticipated that the Redevelopment Corporationwill apply for tax credits from the following sources to help raisethe
balance of the private investor funds to enable demolition, relocation, and acquisition. These tax credits might come from Missouri
Development Finance Board (MDFB) tax credit contributions, Missouri Housing Devel opment Corporation Affordable Housing
Assistance Program contributions, and other sources.

No additional funds are anticipated to be available for demolition, relocation and acquisition associated with the
Redevelopment Plan.

The acquisition of the various properties will be strategically phased so as to best accomplish the objectives of the
Redevelopment Plan. Acquisition of properties has already begun as individual parcels have become available. Acquisition will
continuein accordance withthe objectives and specific provisions of the Redevelopment Plan. Propertiesacquired will betransferred
to an unaffiliated devel oper to implement the Redevel opment Plan.

ii. FINANCING INDIVIDUAL PROJECTS
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Under the Redevelopment Plan, the Redevel opment Corporation intends to act primarily as an umbrella Redevel opment
Corporation, thereby coordinating and facilitating the various activities necessary to further the success and objectives of the
Redevelopment Plan. Asindividual development phases are undertaken, short-term construction financingand long-term permanent
development financing will be the responsibility of the various developer entities selected by the Redevel opment Corporation to
implement improvements of the plan and the individual Project Areas. It isanticipated that financing the costs of construction will
typically be provided by local (or regional) conventional lenders such as commercial banks. Other than single family residences,
which would each be financed with mortgages obtained by individual owner-occupants, permanent financing for investor-owned or
commercial developmentswill likely be provided by loca banks or national financial institutions such as insurance companies, or
a combination of these two primary sources. Equity investment in such projects would be sought from individual investors or
collectively through the services of an investment banking organization. Furthermore, it is anticipated that the various devel opment
entities for individual Project Areas, acting either alone or in concert with the Redevelopment Corporation, will promote the
Redevelopment Plan, the Redevelopment Area, and individual development phases with individual lenders and equity investors.

1. New Single-FamilyHousing Developments - Construction of detached or attached single-family homes, or
condominium multi-family units, will be financed during the construction phase with conventional bank debt obtained by the
individua Project Areadeveloper or homebuilder. Permanent financing for these units will be by means of mortgages obtained by
individual unit owners. In addition, while no forma commitmentshave been received, the Redevel opment Corporation believes that
some subsidized, or less than market rate, mortgage financing can be made available to at least a portion of the purchasers of new
homes in the Redevelopment Area. Likewise, other options will be sought to finance the costs of new single-family residences in
order that they can be made available to the widest possible market of prospective homeowners.

2. Conservationof Existing Single-FamilyH ousing - Recognizingthat theinvolvement and commitment of the
present area residents, as well as that of individuals and families that might choose to live within the Redevelopment Areain the
future, are very important to the overall success of the Redevelopment Plan, the Redevelopment Corporation will make every
reasonable effort to assist residential property ownersin securing financing necessary to facilitate the improvement and upgrading
of their housing within the Area. It is anticipated that funding for such activities would come largely from conventional lenders.

3. Other Commer cial andl nstitutional Developments- TheRedevel opment Corporationwill assi st existingand
prospective new business and institutional uses to occupy appropriate facilities within the Redevelopment Area. Debt and equity
financingof bothfacilities and operations of such organizations will be the responsibility of theindividua ownership or management
group associated with each. Additional funding sources will be sought as appropriate and available.

iii. City Participation

The financial feasibility of this Redevelopment Plan is based upon obtaining City participation in the following areas of
project cost, consistent with the description made in other sections of this Redevelopment Plan:

1 At nominal or no cost, acquiring properties owned or controlled by the St. Louis Land Reutilization Authority or similar
entities;

2. Vacating certain streets and alleys as described within the Redevel opment Plan; and

3. $3,000,000 of funds and “in-kind demolition services’ over four years.

Q. PERSONSASSOCIATED WITH THE DEVELOPER

i REDEVELOPMENT CORPORATION OWNERSHIP AND BOARD OF DIRECTORS

The Redevelopment CorporationisaMissouri Corporation organized under and pursuant to the requirementsof the Urban
Redevel opment CorporationsLaw (Chapter 353 of the Missouri Revised Statutes of 2000, as amended) for the purpose of preparing
and implementing the development of the Redevelopment Area.

Stockholders:
Garden District Commission

Board of Directors:
Dell Bredland-President
4225 | afayette
St. Louis, MO 63110

George Robnett-Secretary and Treasurer
520 Barcia Drive
St. Louis, MO 63119

Alvin Darden John Noecker
4325 L afayette Avenue 3655 Flora Place
St. Louis, MO 63110 St. Louis, MO 63110
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Ernest Jackson Rev. ElImer Wilson
5440 Janet Drive 4174 McRee Avenue
St. Louis, MO 63136 St. Louis, MO 63110

Jonathan Kleinbard
3655 Flora Place
St. Louis, MO 63110

ii. CONSULTANTS

The following consultants have been or will beassociated withthe preparation and implementation of the Redevel opment
Plan:

Bryan Cave LLP

1 Metropolitan Square, Suite 3600
St. Louis, Missouri 63102

(Lega and organizational)

Christner, Inc.

7711 Bonhomme Ave., Suite 100
St. Louis, MO 63105

(Garden District Plan)

Community Program Devel opment Corp.
200 N. Broadway, Suite 1730

St. Louis, Missouri 63102

(Relocation Plan)

Development Strategies, Inc.
10 S. Broadway, Suite 1640
St. Louis, Missouri 63102
(Redevelopment Plan)

DFC Group, Inc.
7777 Bonhomme

St. Louis, MO 63105
(Financial Plan)

Grice Group Architects
4332 Lindell

St. Louis, MO 63102
(Garden District Plan)

R. PROPERTY OWNED, OPTIONED, OR TO BE ACQUIRED BY THE REDEVELOPMENT CORPORATION
i EXISTING OWNERSHIP

The Redevelopment Corporation controls 70 properties in the Redevelopment Area and is actively acquiring additional
properties. It is also plannedthat the 74 properties owned by LRA will beacquired. The Redevelopment Corporation or its affiliate
intends to acquire and/or to dispose of property within the Redevel opment Areaas necessary in order to effectuatethe objectives of
the Redevelopment Plan.

ii. PROPERTY ACQUISITION

After negotiating in good faithwithexistingproperty ownersinthe Redevelopment Area, the Redevelopment Corporation
shall have the right to acquire properties within the Redevelopment Areaby eminent domainwhere such acquisitionis necessary for
site development and/or consolidation in accordance with the Redevelopment Plan, or where owners of property scheduled for
rehabilitation or conservation are unwilling to maintain and upgradetheir property as required under the Redevelopment Plan, or in
accordance with the provisions of Section F. No owner-occupied single family, two family, or four family residential structure will
be acquired within Project Area2 by the useof eminent domain, provided the property is maintained by the owner-occupant ina safe
and sound condition in compliance with dl city codes, ordinances, and regulations, and in accordance with the procedures and
standards of the Parcel Devel opment Agreement (Section F) of the Redevelopment Plan.

iii. ACQUISITION PROCEDURES
The Redevelopment Corporation shall be granted by the Board of Aldermen a Certificate of Public Convenience and

Necessity, pursuant to Section 11.06.180 and 11.06.220 of the Revised Code of the City of St. Louis, authorizing and empowering
the Redevelopment Corporation to acquire by eminent domain dl or any part of or any interest in the real property in the
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Redevelopment Areafor the purposes expressed in the Redevel opment Plan.

Withrespect to property, which must be acquired by the Redevel opment Corporation, theRedevel opment Corporationwill
endeavor to negotiatevoluntary transfer of the property. However, in theevent that the Redevel opment Corporation and the owner
are unable to reach agreement, or if the owner cannot be located or shall have refused to negotiate an acquisition price with the
Redevelopment Corporation, then, in any such event, the Redevel opment Corporation may exercise theright of eminent domain as
provided in Chapter 353 R.S.Mo., 2000, as amended, in order to implement the Redevelopment Plan. With respect to all property
acquired by the Redevelopment Corporation, relocation benefitswill be provided according to the terms of Section N, (Relocation).

S. PROPOSED CITY ACTIONSAND PROPERTY TO BE ACQUIRED BY THE CITY
i ACQUISITION

The Redevel opment Corporation requeststhat the City undertakeandcompl etethetimely vacationof suchstreetsand alleys
as may benecessary toimplement the Redevel opment Plan. Withrespect totherest of the Redevel opment Area, the Redevelopment
Corporation requests that no property acquisition beundertaken by the City or an agent of the City other than ininstances where the
Redevelopment Corporation deems City acquisition to be the most expeditious and fiscally sound approach to implementing the
Redevelopment Plan.

ii. ZONING CHANGES

See Section K.

iii. LANDSCAPING

See Section 1.

iv. FINANCE

See Section P.

V. REDEVELOPMENT CORPORATION'SRIGHT TO CONTRACT

The Redevelopment Corporation reserves the right to enter into a contract with the Land Clearance for Redevel opment
Authority of the City of St. Louisto obtain the services of such Authority to act on behalf of the Redevelopment Corporation in
obtainingproperty by negotiation or condemnation within the Redevelopment Area. Intheevent of such acontract,al costsof such
negotiation or acquisition by condemnation of the Authority will be paid by the Redevelopment Corporation. The Redevelopment
Corporation reserves al rights, however, to acquire any and al properties in the Redevelopment Area directly by negotiation or
condemnation under Chapter 353 of Missouri Revised Statutes of 2000, as amended, without utilizing the services of the Land
Clearance for Redevel opment Authority or any other City agency.

T. CITY-OWNED PROPERTY

The Redevelopment Corporation anticipates the acquisition of dl City-owned property, includingproperty owned by the
Land Reutilization Authority within the Redevelopment Area. In addition, the Redevel opment Corporationwill acquireal street and
alley rights-of-way as described in Section L. However, the Redevelopment Corporation reserves theright to acquire any additional
City-owned property within the Redevelopment Areathrough negotiationif, in the future, any such property is deemed appropriate
to effectuate the objectives of the Redevelopment Plan.

u. EMPLOYMENT PRACTICES

The Redevel opment Corporation, for itself, its successors, and assigns, admits the language, intent, and purposeregarding
fair employment practices contained in Ordinance 51512 of the City of St. Louis and admits and agrees that said language, intent,
and purposeapply tothe Redevel opment Plan and that the Redevel opment Corporation will bebound thereby, and agrees that it will
comply with the terms and spirit of said Ordinance.

V. NON-DISCRIMINATION

The Redevelopment Corporation, for itself, its successors, and assigns, will at al times make all facilities in the
Redevelopment Area available to the general public without regard to race, color, disability, economicor social status, religion, sex,
marital status, sexual orientation, or national origin. This section shall not be construed as deprivingthe Redevelopment Corporation
or any owner of the customary rights incident to ownership,includingthe rights of management and the rights to establish rules and
regulations for the use of the property or charges or rents therefore, but the Redevelopment Corporation agrees for itself and
successorsand assignsthat there should be covenants to insure that there shall be no discrimination on the part of the Redevel opment
Corporation, its successorsor assignsupon the basis of race, color, creed, national origin, sex, marital status, age, sexual orientation
or physical handicap in the sale, lease, rental, use or occupancy of any property, or any improvementserected or to beerectedin the
Area, or any part thereof, and these covenants shall run with the land and shall be enforceable by the LCRA, PDA, City and United
States of America, as their interests may appear in the project. Parcel Development Agreements executed pursuant to Section F
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hereof shall expressly require each owner's compliance with this non-discrimination provision.

Inany contract forworkin connection withthe Redevelopment of any property intheArea, theRedevelopment Corporation
(whichterm shall include Redevelopment Corporation, any designees, successors and assignsthereof, any entity formed toimplement
theproject of which the Redevelopment Corporation is affiliated), its contractors and subcontractors shall comply with all federal,
state and local laws, ordinances, or regulations governing equal opportunity and non-discrimination (“Laws’). Moreover, the
Redevelopment Corporation shall contractually requireits contractorstocomply withsuch Laws. The Redevelopment Corporation
will not contract or subcontract with any party known to havebeenfound in violation of any such laws, ordinances, regulations or
these guidelines.

The Redevel opment Corporation shall fully comply with Executive Order #28, dated July 24, 1997, relating to minority
and women-owned business participation in city contracts.

The Redevelopment Corporation shall fully comply withthe provisionsof the St. Louis City Ordinance #60275 which is
codified at Chapter 3.09 of the Revised Ordinances of the City of St. Louis.

The Redevelopment Corporation shall follow al requirements as set forth under Executive Order 11246, the Standard
Federal Equa Opportunity Construction Contract Specification and the provisions of Executive Order #28 for the City of St. Louis
and any other relevant Executive Order as promulgated by the Mayor’ s Office for the City of St. Louis applicable to this section.

The Redevelopment Corporation shall be responsible for full and faithful compliance with al requirements as set forth
under the HOUSING AND URBAN DEVELOPMENT ACT OF 1968 and any regulations promulgated thereunder.

The Redevelopment Corporation shal follow al requirements and provisions as set forth under Required Federal Aid
Provisions and Federd Wage Rate, as amended.

The Redevel opment Corporation shall follow all requirements and provisions as set forth under Annual Wage Order #7
of the Missouri Division of Labor Standards, as amended. In the event of any such conflict, the Federal Wage Rate shall prevail.
W. TAXES

Real property acquired by the Redevelopment Corporation within the Redevel opment Area shall be taxed in the manner
provided in Section 353.110 of Missouri Revised Statutes of 2000, as amended.

i NECESSITY FOR TAX ABATEMENT

The tax abatement requested in this Redevelopment Plan is essential to make this project financially feasible. Tax
abatement will be specifically used:

1) To offset land costs and site clean-up costs.

2) To offset interest costs on financing, which may otherwise make projects unfeasible.

3) To improve security in the Redevelopment Area and to provide amenities which will spur development in the
Redevelopment Area.

4) To permit effective competition in sale prices with other developments.

5) To offset, in part, therisk of private investment in an area, which due to serious physical and economic blight
and decline is otherwise unattractive to such investment.

6) To provide incentives for new home ownership in the Redevelopment Area.

i TAX ABATEMENT

Pursuant to Section 353.110.2, RSMo. 2000 and upon compliance with the terms and conditions of Section 11.06.300 and
Section 11.06.310 of the Revised Code of the City of St. Louis, 1980, all real property within the Development Area, acquired by
the Redevelopment Corporation or conveyed to its successors and assigns as set forth in Subsection W(iv) hereof and used in
accordance with the Development Plan, shall be subject for aperiod of ten (10) yearsto assessment or payment of general ad valorem
property taxesimposed by the City or Stateor any political subdivision thereof inthe manner provided by Section353.110.1, RSMo.
2000, and said Section isincorporated herein by reference. Such tax abatement shall commenceupon the transfer of title of such real
property tothe Redevelopment Corporations. After aperiod totalingten years, such rea property shall be subject to assessment and
payment of all ad valorem taxes, based on the full true value of therea property at that time; provided, that after the completion of
the redevel opment project, as authorized by law or ordinance whenever any urban redevel opment corporation shall elect to pay full
taxes, or at the expiration of the period, such real property shal beowned and operated freefrom any of the conditions, restrictions
or provisions of this chapter, and of any ordinance, rule or regulation adopted pursuant hereto, any other law limiting the right of
domestic and foreign insurance companies to own and operate real estate to the contrary notwithstanding.
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iii. FORMERLY TAX EXEMPT PROPERTIES

In the event that any such red property is tax exempt immediately prior to its acquisition by the Redevelopment
Corporation, the Assessor of the City of St. Louis shall promptly assess such land, exclusive of improvements, at such valuation as
shdl conform to, but not exceed, the assessed valuation made during the preceding calendar year of other land, exclusve of
improvements, adjacent thereto. The amount of such assessed valuation so fixed by the City Assessor shall not be increased by the
City Assessor during the ten (10) year period next following the date upon which the Redevel opment Corporation acquired such
property so long as such real property is used in accordance with the Redevelopment Plan.

iv. CONVEYANCE OF TAX ABATEMENT

Without limiting the rights to tax benefits described in the other paragraphs of this Redevelopment Plan, any owner of
property withinthe Redevelopment Areamay, a itsoption, form a redevelopment corporation under Chapter 353, Revised Statutes
of Missouri, 2000, and upon approval of such redevelopment corporation's preliminary plans by the M cRee Town Redevel opment
Corporation (as provided herein) and the execution of a Parcel Development Agreement pursuant to which the redevelopment
corporation agrees to be bound by the terms, covenants and conditions of the Redevelopment Plan, the Parcel Development
Agreement and the Agreement between the Redevelopment Corporation and the City with respect to the property which it may
acquire within the Redevelopment Area, such redevelopment corporation shall be entitled to the benefits of The Urban
Redevel opment Corporations Act and the ad valorem tax benefitsthereof as provided herein without further action by the governing
body of the City so long as said redevel opment corporation continues to use said property in accordance with the Redevelopment
Plan and Chapter 353, Revised Statutes of Missouri, 2000, and the earnings of such redevelopment corporation from the property
and the improvements thereof do not exceed that permitted in Chapter 353, Revised Statutes of Missouri, 2000. Any such
redevelopment corporation may hold title for a partnership as a nominee or as a partner and the property so held shall continue to
enjoy thetax benefits of Chapter 353, Revised Statutes of Missouri, 2000, without further action of the governingbody of the City.

The Redevelopment Corporation may sell or otherwise dispose of any or all of the real property, whether by foreclosure
of any mortgage or other lien, through bankruptcy proceedings, by order of any court of competent jurisdiction, by voluntary transfer
or otherwise, and the purchaser of such real property shall continue to use, operate and maintain such real property in accordance
withthe Development Plan, such real property shall continueto be entitled to tax abatement as described in Subsection W(ii) hereof;
and this shall continue following any subsequent sales or other dispositions of such property by the Redevelopment Corporation’s
successors and assigns until expiration of ten (10) year period set forth in Subsection W(ii) hereof.

V. BREACH OR WITHDRAWAL

If any portion of theredl property is not used, operated, and maintained in accordance with the Redevelopment Plan and
any amendmentsthereto, or inthe event that the transferee does not desire the property to continue under the Redevelopment Plan
and any amendments thereto, such portion of thered property shall beassessed for ad valorem taxes upon the full true value of the
real property and may be owned and operated free from any of the conditions, restrictions, or provisions of Chapter 353 of the
Revised Statutes of Missouri, 2000, Section 11.06 of the Revised Code of the City of St. Louis, 1980, and the ordinance approving
the Redevelopment Plan, but will not constitute awithdrawal of other parcels of property from the benefitsof Chapter 353 of the
Revised Statutes of Missouri, 2000, Section 11.06 of the Revised Code of the City of St. Louis, 1980, or said ordinance. A breach
of any covenant or obligation imposed by Chapter 353 of the Revised Statutes of Missouri, 2000, as amended, or Section 11.06 of
the Revised Codeof the City of St. Louis, 1980, by any owner will not constituteabreach by any other owner in the Redevelopment
Area, and each parcel of property will be treated separately for this purpose.

vi. PAYMENTSIN LIEU OF TAXES

Notwithstandingthetax abatement provisionsof Section 353.110, Revised Statutes of Missouri, 2000, the Redevel opment
Corporation agrees for itself and on behalf of any other redevelopment corporation or owner taxed pursuant to the provisions of
respect toeach such property which it owns in the Redevelopment Areain addition to the ad valorem taxes computed pursuant to
Section 353.110, Revised Statutes of Missouri, 2000, as above provided, any amount annually equal to the amount by which the
actual tax on such property computed pursuant to Section 353.110, Revised Statutes of Missouri, 2000, is less than the tax which
would have resulted in such taxable years on such property if the assessed value of such property and the improvements thereof
remained the same as the assessed value of such property and improvements thereon at January 1, 2001, thefirst day of theyear in
which the Ordinance approving this Plan became effective. The obligation to make the foregoing payments shall constitute alien
against each such parcel as to which such obligation applies, enforceable by the City inthe same manner as generd real estate taxes,
but neither the Redevelopment Corporation, nor any of suchurban redevel opment corporationsnor any of such successorsor assigns,
nor any individual persons associated with the Redevel opment Corporation, shall have any personal liability with respect thereto.

vii. OTHER TAXING DISTRICTS

Notwithstandinganythingcontained hereinto the contrary, any red estatetaxabatement granted hereunder shall not include
any Special Business District, Neighborhood Improvement District, Commercial Improvement District, or any other singlelocd
taxing district created in accordance with Missouri law, whether now existing or later created.

X. ANALYSISOF ECONOMIC BENEFITS
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The data in this section summarizes aseries of analyses of projected private investments within the Redevelopment Area
to illustrate the economic impact of the development on the City of St. Louis.

Theanticipated new investment pursuant to this Redevelopment Planisestimated to benearly $60 million. Public revenues
generated during the 15 years of the plan will total an estimated $18.4 million. Thisis $10.1 million more than the existing
development would generate during the same period (see Appendix I1).

In addition, it is estimated that the proposed development will create 235 one-year full time construction jobs at an
estimated average annual salary of $40,000.

Y. TERM OF PLAN

This Redevelopment Plan shall remain in full forceand effect and shall bebinding on the Redevelopment Corporation and
dl landowners in the Redevelopment Area from the effective date of the ordinance approving this Redevelopment Plan to a date
fifteen (15) yearsthereafter. Notwithstanding anything to the contrary in thisparagraph, the Redevel opment Corporation agreesthat
its redevelopment rights will terminate if significant progress in starting and completing the work contemplated under the Plan has
not been achieved in fifteen (15) years from the date hereof. These redevelopment rights include rights received from the City
regarding City property and loss of tax abatement.

Z. PROHIBITED USES

Because of the unique residential and business park setting which the Redevel opment Corporation desires to implement
within the Redevelopment Area, and because of the need to maintain an aura of security within such Area, the Redevel opment
Corporation has determined that the following uses (as well as uses similar thereto which in the judgment of the Redevel opment
Corporation will be harmful to development within the Redevelopment Areain accordance with the Redevelopment Plan because
of such factors as noise, traffic, odor, fire, or explosive hazard and hours of operation) shall not be permitted within the
Redevelopment Area. Accordingly, the Redevelopment Corporation will not condone or support, or otherwise approve any of the
following uses. However, this objection would not override standard City zoning procedures and regul ations otherwise applicable.

1) Adult bookstores.

2) Game arcades.

3) Auto dealers (new or used).

4) Automobile service or motor fuel pumping stations.

5) Auto parts stores and repair facilities.

6) Bottling plants.

7 Car wash facilities.

8) Dyeing and cleaningplants. (This prohibition does not include retail-cleaning establishments where the cleaning

is not done on the premises).

9) Drive-in or fast food restaurants, which shall include any establishment whose principal businessis the sale of
food or beveragesin ready-to-consume individual servings, for consumption where either (1) foods or beverages are usualy served
in edible containers or in paper, plastic, or other disposable containers, and where customers are not served their food or beverages
by arestaurant employee at the same table or counter where the items are consumed; or (2) the establishment includes a drive-up
or drive-through servicefacility or offerscurb service provided, however, that fast food restaurants, without drive-up or drive-through
service facilities and without curb service, shall be permitted only within buildings within the Redevel opment Area which have been
rehabilitated pursuant to a signed Parcel Development Agreement and upon written approval from the Redevel opment Corporation
regarding the use, operator, and all improvements associated with the establishment.

10) Fraternity Houses.
11) Ice plants.
12) Laundries — commercial.

13) Livery stables or riding academies.

14) Martia art instruction studios, schools, or associations.
15) Massage parlors.

16) Pawn shops.
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17) Pinball and video arcades.

18) Pool halls or billiard parlors.

19) Printing plants.

20) Second-hand shops or “flea markets’.
21) Junk shops.

22) Sorority houses.

23) Storage warehouses.

24) Tattoo or body piercing parlors.

25) Tinsmith or sheet metal shops.

26) Tire and muffler centers and auto body shops.
27) Tool, truck, or equipment rental.
28) X-rated or adult movie houses.
APPENDIX |

SEE ATTACHED DEVELOPMENT STRATEGIES 1-11 ON FILE IN THE REGISTER’S OFFICE
APPENDIX II
SEE TABLE 1 & 2 TAX REVENUE ON FILE IN THE REGISTER'S OFFICE
APPENDIX Il
APPENDIX IV

McRee Town Redevelopment Plan
Supplemental information

October 31, 2001

Response to Questions:

Q: Will any financial assistance be provided to existing homeowner s?

A: The Garden District Commission will be entering into a contract with Regional Housing Community Development Alliance
(RHCDA) to provide a number of services. One of these services will focus on providing financial assistance to existing
homeowners. Possible forms of assistance could entail ano-interest revolving loan program, small one-time forgivable grants and
assistance in procuring tax credits through the State's Neighborhood Preservation Act Legidation.

Q: Why does this plan propose zoning that will allow a “ J-Industrial” district adjacent to “ A-Single Family” district?
A: Dueto certain of preexisting uses, it was determined to maintain the current zoning for two sitesin Area 1.

Q:Why doesthisarearequire 25 year s of tax abatement?

A: Given the levd of disinvestment in this area, a substantial incentive will be necessary to help attract and stimulate new capital
for development. Among other benefits, tax abatement will help offset land costs, clean-up costs and help provide for new
infrastructure throughout the area. However, the plan now proposes to alter thetax abatement. Instead of a 25-year abatement, the
plan provides a 10-year abatement for new single-family homes and for renovated multi-family buildings.

The new single-family construction will be afull 10-year abatement. The multi-family abatement will be a 10-year full abatement.
Q: When would the abatement start?

A: For single-family new homes, tax abatement would begin the year the home was completed. For themulti-family properties, tax
abatement will begin the year the renovation was completed.
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Q:Wher eelsehasr edevel opment cor por ationsbeen granted redevel opmentrightsunder Chapter 3530f theRevised Statutes
of Missouri?

A: There are numerous redevel opment corporations functioning in the City that have been granted rightsunder Chapter 353. Some
include, Lacledes' Landing, Washington University Medical Center and Grand Center to name afew. The most recent corporation
receiving these rights was the Vandeventer — Spring Redevelopment Corporation (VSRC). VSRC received their 353 designation
alittle over ayear ago. Thisredevelopment corporation was established to assist with the development of Cardinal Ritter College
Prep and to stimulate a new market rate housing development on Olive west of Spring

Q:Whyisthenewelderlyhousing proposedin asection thatistrying toretain existing housing, rather (than)inthear ea
wherewholesale demolition is planned?

A: To ensure the success of the project, the residents of the McRee Town Redevelopment Corporation and the Jones Company
decided it was necessary to maximizethe amount of new construction single-family homes. Therefore, during the planning process,
the elderly housingcomponent was located in an area adjacent tothe new construction to free-up morebuildablelotsfor single-family
homes. Furthermore, it wasfelt that anewly constructed elderly facility could also hel p stimulateinvestment and renovationsaround
the facility.

Q:What isthe zoning of the surrounding area?

A: Tothenorthof McRee Town theareaisindustrial/commercial andiszoned “K”. East of 39" Street is the Tiffany Neighborhood.
This area is zoned similar as the McRee Town neighborhood with a number of classifications including “F’ Neighborhood
Commercid, “D” & “C” Multiple—Family. South of McRee Town is the Shaw Neighborhood, which has a variety of zoning,
including “F” Neighborhood Commercia, “C” Multiple-Family and “B” Two-Family. Finally, west of Vandeventer are more
commercial and industrial activitiesand is zoned “K” Unrestricted.

Q: Have sound walls been considered along the highway?

A: Early on in the planning process of the McRee Town Redevelopment Plan, the Missouri Department of Transportation was
contacted and engaged in discussions pertaining to a possible sound wall alongHighway 44 at McRee Town. However, themajority
of residents found the sound walls to be unattractive and not desirable for the area.

Additional Comments:

4309 L afayette:
It has been brought to our attention that the property located at 4309 L af ayettewas improperly identified in the Neighborhood Plan.

The owners of the property state that significant work has been undertaken on this 4-family building and therefore should be
identified asaproperty in“ Good” condition. Given that aninterior inspection has not been done, it would be difficult to concur with
the owners. However, subject to ainterior inspection, the Plan will acknowledge that this property isin “Good” condition.

Additional Modifications to the Redevelopment Plan as required by the Plan Commission

1 Detailed design guidelines and conceptual building elevations pertaining to new single-family and renovated multi-family
residentia buildings in the McRee Town Redevelopment Area only are to be submitted for review and approval of the Planning
Commission.

2. Work with the Planning and Urban Design Agency staff to develop an appropriate zoning scheme for the McRee Town
Redevelopment Areawhich is consistent with the Redevelopment Plan, for review and approval of the Planning Commission.
3. Allow property inspections on annual or “as needed” basis, as approved by the Planning and Urban Design Agency and
the City Counselor’s office.
EXHIBITC
DEVELOPMENT AGREEMENT
AN AGREEMENT, enteredintothis day of , 2001 (hereinafter referred to as "Agreement"”), between

the CITY OF ST. LOUIS, MISSOURI, (hereinafter referred to as "City") and MCREE TOWN REDEVELOPMENT
CORPORATION, anditssuccessors and assigns (hereinafter referredto as"Developer”), for the execution of the Devel opment Plan
submitted by Developer for the area set forth in Exhibit A, attached hereto and incorporated hereby by reference.

WHEREAS, the Board of Aldermen of the City of St. Louis has enacted into law Ordinance No. of which this
Agreement is apart, approving the Development Plan, submitted by Developer, attached thereto as Exhibit B (hereinafter referred
to asthe "Development Plan"), and has determined that the clearance, redevelopment, replanning, rehabilitation and reconstruction
provided for herein are necessary for the public convenience and necessity and that the approval of the Development Plan and the
activities related thereto are necessary for the preservation of the public peace, health, safety, morals and welfare;

WHEREAS, the ordinance of which this Agreement is a part requires the undertaking and performance on the part of
Developer and of the City of various obligations;
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WHEREAS, said ordinance directs the Mayor of the City to enter into an Agreement with Developer providing for the
execution of said Development Plan; and

WHEREAS, MCREE TOWN REDEVELOPMENT CORPORATION, the Developer, is a corporation formed under
Chapter 353 of the Revised Statutes of Missouri, 2000, as amended, and is now in good standing in the State of Missouri.

NOW, THEREFORE, the City and Developer, for the consideration and mutual covenants hereinafter contained and
described under the conditions hereinafter set forth, do hereby agree as follows:

1 Items| ncorporatedintothis Agreement. The provisions of Chapter 353 of the Revised Statutes of Missouri, 2000,
as amended (the "Urban Redevelopment Corporations Law"), up to and including the date of the passage and approval of the
ordinance of whichthis Agreement is a part, the provisions of St. Louis Ordinance No. 56717 and the Development Plan arehereby
incorporated by reference and made in whole a part of this Agreement.

2. Legal Description. The development area (hereinafter referred to as the "Redevelopment Ared') is as set forth
in Exhibit A attached hereto and incorporated herein by reference.

3. Developer Control. Developer shall have complete and exclusive control over the construction of the
Development and the management and operation of the Development; provided, however, al construction shall be in accordance
with the City’ s approved review process and the Municipal Code for the City of St. Louis, Missouri.

4, Development Stages. The Development shall consist of stages as set forthin Section C of the Development Plan.
5. Development Timing. The timing of Development shall have certain milestones and beimplemented as follows:
Schedule* Milestones
Six Months Commence site assembly for Areal
Three Years Substantially complete site assembly for Areall
Three Years Construct first display homesin Areall
TenYears Substantially complete construction of new homes on the lotsin Areal

* - refersto number of months or years after the execution of this Redevelopment Agreement.

6. Delays/Extensions. Notwithstanding anything to the contrary contained herein, in the Development Plan or in
the ordinance approvingthe Development Planand of which this Agreement is a part, thetimes within which devel opment activities
are to commence or be completed will automatically beextended appropriately as aresult of occurrences, events, actionsor inactions
not within thereasonable control of Developer, including without limitation construction delays, delays caused by competent legal
authority, strikes, lock-outs, labor disputes, riots, fire, act of terrorism, or other casualties, tornadoes, acts of God, acts of public
enemy, accidents, governmental restrictions, unanticipated or unusua site conditions, priority regarding acquisition of or use of
materials, litigation challenging the rights of Developer and/or the City, or other litigation involving the exercise by Developer of
eminent domain to acquire the Redevelopment Area or in connection with any condemnation suit by Developer for acquisition of
the Development Area or any part thereof, delayscaused by the City, County, Stateor Federal governments or any failure to obtain
requisite permits and/or approvals of City Boards, departments and commissions within the projected time frame.

7. Noticeof Delay . Developer shall providewritten notice to the City of such delay prior to the end of the period,
or extension thereof, inwhich such action was to have been taken or completed. Said notice shall explain in detail the reason for such
delay and the estimated date by which such action will be performed or commenced.

8. Extensions. Inadditionto any extension pursuant to Section 6 of this Agreement, and upon written request, from
Developer, the City may grant extensions to time periods in which certain performances are to be undertaken by Developer.

9. Performance for Benefit of City. In the event Developer shall fail to meet any time limits, as extended, for
commencement or completion of any activity, or performance of other obligations, the City, and only the City, may taketheactions
set forth in Section 10 and Section 19 of this Agreement, and no third parties shall have any rights or clams with respect to such
failure.

10. Breach and Compliance. Inthe event of substantial noncompliancewiththis Agreement or the Development Plan,
written notice of same may be delivered to Developer by the Mayor, and if Developer, after receipt of such notice, shall not have
corrected such substantial noncompliancewithinforty-five (45) days after receipt of said notice, (unlessthetimefor such correction
is further extended by the Board of Public Service upon written petition of Developer), or, in the case of alleged substantial
noncompliance which cannot reasonably be corrected within forty-five (45) days, if Devel oper after receipt of such notice shall have
not commenced and continued to diligently pursue the correction of such noncompliance then the Mayor may, in his discretion,
petition the Board of Public Serviceto cancel, void and terminate this Agreement and all rights of the Developer hereunder in whole
or in part.
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If theM ayor does so petition the Board of Public Service, notice of said petition shall be given to Developer by the City.
No sooner than fifteen (15) days after notice of said petition is given to the Developer, the Board of Public Service shall hold a
hearing onthe petition, followingwhichit may, at its option, but only if it finds that there was such substantial noncompliance and
failureto timely cure same, or to timely commence and diligently pursue a cure of same, as the case may be, by Developer within
the period provided above, cancel, void, and terminate this Agreement and all rights of Developer hereunder in whole or in part.

11 Building Maintenance. After acquisition of any portion of the Redevelopment Area, Developer shall maintain
or cause the maintenance of the acquired buildings and public areas in the Redevelopment Area in a good state of repair
commensurate with the building code and Ordinances of the City. After acquisition of any portion of the Redevelopment Area,
Developer shall be obligated to secure the acquired buildings until commencement of rehabilitation or reconstruction.

12. Developer's Compliance with City Procedures. Developer shall obtain al necessary permits and approvals as
prescribed by law and be subject to all lawful inspections and perform such necessary acts as are required under the ordinances of
the City, including the ordinance of which this Agreement is a part. Approval of necessary permits by the City shall not be
unreasonably withheld.

13. City Access to Development Project. Following acquisition of the Redevelopment Area, Developer shall
cooperatewithand permit access to the Redevelopment Area and the Devel opment for the agents, representatives, or other officias
of the City during business hours and upon reasonable notice.

14. City Actions. The City agrees to cooperate with Developer in carrying out the Development Plan and this
Agreement and with due diligence will perform each and every act required of it under the Development Plan and this Agreement.

15. Tax Abatement.

@ Pursuant to Section 353.110.2, RSMo. 2000 and upon compliance with the terms and conditions of Section
11.06.300 and Section 11.06.310 of the Revised Codeof the City of St.Louis, 1980, dl real property within the Development Area,
acquired by the Developer or conveyed to its successors and assigns as set forth in Subsection 15(c) hereof and usedin accordance
with the Development Plan, shall besubject for aperiod of ten (10) yearsto assessment or payment of general ad valorem property
taxes imposed by the City or State or any political subdivisionthereof inthe manner provided by Section 353.110.1, RSMo. 2000,
and said Section is incorporated herein by reference. Such tax abatement shall commence upon the transfer of title of such real
property to the Developer.

(b) Formerly Tax Exempt Properties. In the event that any such red property istaxexemptimmediately prior toits
acquisition by the Developer, the Assessor of the City of St.Louis shall promptly assess such land, exclusive of improvements, at
such valuation as shall conform, to but not exceed, the assessed valuation made during the preceding calendar year of other land,
exclusive of improvements, adjacent thereto. The amount of such assessed valuation so fixed by the City Assessor shall not be
increased by the City Assessor during the ten (10) year period next following the date upon which the Developer acquired such
property so long as such real property is used in accordance with the Development Plan.

(o) Conveyance Of Tax Abatement. The Devel oper may sell or otherwise dispose of any or all of thereal property
acquired by it for the purposes of this project. In the event of the sale or other disposition of such property, whether by foreclosure
of any mortgage or other lien, through bankruptcy proceedings, by order of any court of competent jurisdiction, by voluntary transfer
or otherwise, and the purchaser of such real property shall continue to use, operate and maintain such real property in accordance
withthe Development Plan, such real property shall continue tobeentitled to tax abatement as described in Subsection 15(a) hereof;
and this shall continue following any subsequent sales or other dispositions of such property by the Developer's successors and
assigns until expiration of the ten (10) year period set forth in Subsection 15(a) hereof.

(d) Breach Or Withdrawal. If any portion of the real property receiving tax abatement is not used, operated, and
maintained in accordance with the Development Plan and any amendmentsthereto, or inthe event that thetransferee does not desire
the property tocontinueunder the Development Plan and any amendmentsthereto, such portion of thered property shall beassessed
for ad valorem taxes upon the full true value of the real property and may be owned and operated free from any of the conditions,
restrictions, or provisions of Chapter 353 of the Revised Statutes of Missouri, 2000, Section 11.06 of the Revised Code of the City
of St. Louis, 1980, and the ordinance approving the Development Plan, but will not constitute awithdrawal of other parcels of
property from the benefits of Chapter 353 of the Revised Statutes of Missouri, 2000, Section 11.06 of the Revised Code of the City
of St. Louis, 1980, or said ordinance. A breach of any covenant or obligation imposed by Chapter 353 of the Revised Statutes of
Missouri, 1978, as amended, or Section 11.06 of the Revised Code of the City of St. Louis, 2000, by any owner will not constitute
abreach by any other owner in the Development Area, and each parcel of property will be treated separately for this purpose.

(e Currently Exempt Property. Any real property within the Development Areawhich is otherwiseexempt from
property taxes pursuant to Section 137.100(5), RSMo. 2000, shall not be affected by Section 15 hereof.

16. Earnings Limitation on Development. The net earnings of Developer from the Development shall be limited as
providedin Section 353.030 of the Revised Statutes of Missouri, 2000, as amended, and Developer shall comply inall respectswith
the provisions of Section 353.030 of the Revised Statutes of Missouri, 2000, as amended. In addition to all other applicable laws,
no dividend shall be distributed to the shareholders of the Developer unless and until a Certificate of Completion has been issued
by the City.
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17. Developer’s Right to Transfer Property. Developer reserves theright to sell, assign, transfer, lease, mortgage and
convey any property or any part thereof or interest therein which it may acquire within the Redevelopment Area, to any person,
corporation, partnership, public authority, joint venture or other entity, including, without limitation, any affiliateof Devel oper, either
before or after compl etion of the devel opment activities as hereinprovided. In the event of the conveyance, by sale or otherwise, of
al or apart of the Redevelopment Area, or the Development thereon, within five (5) years of the effective date of the Ordinance
approving the Development Plan and of whichthis Agreement isapart, Developer, itssuccessorsand assigns, covenants that it shall
notify the City at least fifteen (15) days in advance of the closing of such saleor conveyance. All suchtransfersprior to completion
of the acquisition, construction and completion of improvements to the Redevelopment Area, however, shall be subject to the
requirements of the Development Plan, OrdinanceNo. blight ordinance], this Agreement and the ordinance of which this
Agreement is apart, to complete the development activities called for in the Development Plan with respect to such property. All
s;]Jch transfers, before or after completion of the development activities, shall be subject to the covenants set forth in Section 23 of
this Agreement.

18. Performance Bonding. Developer has demonstrated its financia capability to undertake and complete the
acquisition of the Redevelopment Area. The covenants of Developer contained herein are therefore deemed sufficient to assure
acquisition of the Redevelopment Area and there shall beno requirement for performance bond or other surety respectingacquisition
of the Redevelopment Area or performances required by this Agreement.

19. Liquidated Damages. NotwithstandingtheCity'sright toterminatefor substantial non-compliance consistent with
Paragraph 10 hereof, liquidated damages in the amount of Five Hundred Dollars ($500.00) for each month of delay may be assessed
in favor of the City upon failure of Developer to complete the Development within the time agreed after acquisition of the
Redevelopment Area, except as said time may be extended automatically hereunder or by the Board of Aldermenfor good causeand
except as provided for in Section 6 and Section 25 of this Agreement, or upon failure of Developer to comply with the other
requirements, covenants and conditions herein. Periods of |ess than one (1) month shall be assessed upon a basis proportionate to
the number of days in the period. The City shall be entitled to enforce the terms of this provision by civil action.

20. Certificateof Completion. Developer shall request, in writing, after completion of any phaseor any part thereof,
in accordance with the approved Devel opment Plan, that the City issueaCertificateof Completion on any part of the Devel opment.
Upon receipt of such request by the City, and after the President of the Board of Public Service conducts an investigation and makes
recommendations, the Board of Aldermen shall consider the matter then before it and if Developer has substantially completed the
Development in accordancewiththe Devel opment Plan, shall grant theissuanceof aCertificateof Completion. However, inthe event
the Board of Aldermen determinesthat any part of the Development has not been substantially completed in accordance with the
approved Development Plan, the Mayor shall forthwith transmit notice by certified or registered mail, return receipt requested, to
Developer, stating the reasons for the finding that there has not been substantial compliance with the approved Devel opment Plan.
Failureto so notify Developer withinthirty (30) daysafter receipt of said written request shall be deemed aCertificateof Compl etion.
Developer shall have one hundred and eighty (180) days after thetransmission of such noticeby the Mayor withinwhich to correct
any such failure to substantially complete the Development in accordance with the Development Plan.

21. Relocation Benefits. As a minimum, the Developer will comply with the provisions of the federal Uniform
Relocation Act because of the useof federal fundsto carry out this project. The federal Uniform Relocation Act will supersede the
City Relocation Policy (Ordinance 62481, approved 12/20/91) under the Redevel opment Plan.

22. Madifications. The terms, conditions and provisions of this Agreement of the Development Plan can beneither
substantially modified nor eliminated except by mutual agreement in writing between the City and Developer; provided, however,
that this Agreement shall not be construed as an enlargement of the authority conferred upon the City by Chapter 353 of the Revised
Statutes of Missouri, 2000, as amended.

23. Termof UseL imitation. Developer, for and on behalf of itself and its successorsand assigns, covenantsthat the
uses inthe Redevelopment Area shall be limited to the uses described inthe Development Planfor aperiod of fifteen (15) yearsfrom
the effective date of the ordinance approving the Development Plan and of which this Agreement is a part.

24, Term of Agreement. This agreement shall remain in full force and effect for fifteen (15) years whereupon this
Agreement shall terminate and become null and void, provided that al development as herein described has been completed and so
certified by the Board of Aldermen. Theright and privileges given to Developer by this Agreement and the duties and obligations
imposed on Developer shall apply only to the development project describedin the Development Plan. Notwithstanding anything
herein to the contrary, any liability of either party hereto to the other accruing prior to the termination of this Agreement and
remaining unsatisfied at the time of such termination, shall continue and remain actionable beyond such date of termination subject
to applicable statutes of limitations.

25. Invalidation or Cancellation of Agreement by Developer. In the event that Developer shall be prohibited from
performing the covenants and agreements herein contained, or contained inthe Development Plan by the order of any governmental
agency or other authority of competent jurisdiction, or Court, or intheevent that Chapter 353 of the Revised Statutes of Missouri,
2000, as amended, or Ordinance No. 56717, or the ordinance of which this Agreement is a part, shal be declared invalid in whole
or in part, or shall be amended in wholeor inpart, and Developer is denied exercise of eminent domain available to Devel oper under
said laws, or if Developer determines, in its sole discretion, that the acquisition costs of the Redevelopment Area will render the
Redevelopment Plan economicaly infeasible, then and in any such event, Developer may cancel or terminate this Agreement by
giving written notice of its intention to do so to the City within the sixty (60) day period after the event giving rise to such right.
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26. Hold Harmless. Developer hereby agrees that, anything to the contrary herein notwithstanding, it will hold
harmless and defend the City against any and dl claims, loss, damage, injury and liability however caused, resulting from, arising
out of or in any way connected with the matters set forth in the Development Plan, this Agreement, or the ordinance of which this
Agreement is a part, other than claims, | oss, damage, injury and liability caused by or contributed to, or resultingfrom any intentional
acts or alleged intentional sets or negligence or aleged negligence on the part of any officer, employee or agent of the City.

27. Notice. Whenever notice or other communication is called for herein to be given or is otherwise given pursuant
hereto, it shall be in writing and shall be personally delivered or sent by registered or certified mail, return receipt requested,
addressed as follows:

if to the City:

Mayor, City of St. Louis
City Hall

1200 Market St.

St. Louis, MO 63103

with a copy to:

City Counselor

City of St. Louis
City Hall

1200 Market St.

St. Louis, MO 63103

if to Developer;

McRee Town Redevelopment Corporation
4069 Shenandoah
St. Louis, MO 63110

with a copy to:
Linda Martinez

Bryan Cave LLP
One Metropolitan Square, Suite 3600
St. Louis, MO 63110

All said notices by mail shall bedeemed givenupon receipt. A change or addition of designated officers or addresses may be effected
by providing written notice of such change or addition to the other party.

28. Severability. Theprovisionsof this Agreement shall bedeemed severable. In the event that any provision of this
Agreement isfound by a court of competent jurisdiction to be invalid, the remaining provisions of this Agreement shall remainvalid
unless the court finds that the valid provisions are so essentially andinseparably connected withand so dependent upon the invalid
provision that it cannot be presumed that the parties hereto would have agreed to the valid provisions of this Agreement; or unless
the Court finds the vdid provisions, standing done, are incomplete and incapable of being executed in accordance with the
contracting parties' intent. If any part of this Agreement regarding the rights or duties hereunder of Developer are found invalid,
Developer shall thereafter at its election have the right to be released from this Agreement.

29. Headings. The headings and captions of this Agreement are for convenience and reference only, and in no way
define, limit, or describe the scope or intent of the Agreement of any provision hereof.

IN WITNESS WHEREOF, the parties have set their hands and seals as of the day and year first above written.

APPROVED ASTO FORM: CITY OF ST.LOUIS
By:

CITY COUNSELOR MAYOR

ATTEST:

CITY CLERK

MCREE TOWN REDEVELOPMENT CORPORATION
By:
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Title:
ATTEST:
Secretary
STATE OF MISSOURI )
) SS
CITY OF ST. LOUIS )

Francis G. Slay, of lawful age, and after first beingduly sworn upon his oath, states that he is the Mayor of the City of St.
Louis and that he executed the foregoing Devel opment Agreement on behalf of the City of St. Louis.

Subscribed and sworn to before me this day of , 2002.

NOTARY PUBLIC
My Commission Expires:
STATE OF MISSOURI )
)SS
CITY OF ST. LOUIS )
, of lawful age, and after first being duly swornupon his oath, states that s’/he isthe of

M cRee Town Redevel opment Corporation and that §he executed the foregoingDevelopment Agreement on behalf of McRee Town
Redevelopment Corporation.

Subscribed and sworn to before me this day of , 2002.

NOTARY PUBLIC

My Commission Expires:
See attached Exhibits 1 thru 8
Approved: March 18, 2002
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ORDINANCE #65442
Board Bill No. 187

An Ordinance pertainingto asbestosinspectors and asbestos abatement contractors; requiringbothashestosinspectorsand
asbestos abatement contractorsto obtain apermit fromthe Air Pollution Control Division, providingfor suspensionsand revocations
of said permits, providing for appeals from suspensions and revocations and containing a penalty clause and an emergency clause.

BE IT ORDAINED BY THECITY OF ST. LOUISASFOLLOWS:

SECTION ONE. No person, firm or corporation shall conduct any asbestos inspection or abatement without obtaining
apermit from the Air Pollution Control Division of the City of St. Louis. There shall be no charge for the permit.

SECTION TWO. No permit shall be issued pursuant tothis ordinancetoany person, firmor corporation that does not
have avalid certification as an asbestos inspector or asbestos abatement contractor issued by the state and a city business license.

SECTION THREE. All asbestos contractors shall provide a notification to, by means of guidelines established by, the
Air Pollution Control Division of any amount of regulated asbestos containing material (RACM) of at least 160 square feet or 260
linear feet or 35 cubic feet not less than 10 days prior to abatement. Each notification shall be based upon an inspection by an
ashestos inspector.

SECTION FOUR: All asbestos abatement contractors prior to engaging in asbestos abatement projects shall:

Q) Use only those individuals that have been certified or trained in accordance with sections 643.225 to 643.250
of the Revised Statutes of Missouri, and

2 Comply with Asbestos, NESHAP, and AHERA rulesin (Code of Federal Regulations) 29 CFR 1926.1101, 40
CFR PART 61, and 40 CFR PART 763; the standards for worker protection promulgated by the United States Occupational and
Health Administration in 29 CFR 1910.1001, 1910.1200, and 1926.58; the provisions of sections 643.225 to 643.250, RSMO (as
amended); the ordinance of the City; rules and regulations and orders of the Commissioner of Air Pollution as authorized by and for
the implementation of this Ordinance.

SECTION FIVE: Inadditiontoany other penalty prescribed herein, the Commissioner of Air Pollution may revoke or
suspend, for up to 180 days, any permit issued hereunder for the violation of this ordinance or any orders of the Commissioner.

SECTION SIX. Any person aggrieved by a decision of the Commissioner may appeal to the Board of Air Pollution
Control Appeals and Variance Review per the procedure and time frame as provided in Section 11.34.090 of the Revised Code of
the City of St. Louis

SECTION SEVEN. Inadditionto any action taken by the Commissioner, any person convicted of violating thisordinance
shall be punished by afineof not less than one ($1.00) dollar, nor more than five hundred ($500.00) dollars, or by imprisonment for
not more than ninety (90) days, or by both such fine and imprisonment.

SECTION EIGHT. Emergency Clause. Thisbeing an Ordinance for the immediate preservation of public peace, health
and safety, it is hereby declared to be an immediate measure within the meaning of Sections 19 and 20 of Article IV of the Charter
of the City of St. Louis and thereforethis Ordinance shall become effectiveimmediately upon its passage and approval by theMayor.

Approved: March 18, 2002

ORDINANCE #65443
Board Bill No. 301
Committee Substitute

AN ORDINANCE DESIGNATING A PORTION OF THE CITY OF ST. LOUIS,
MISSOURI,A REDEVELOPMENTAREA; ADOPTING A REDEVELOPMENT PLAN
AND APPROVING A REDEVELOPMENT PROJECT THEREIN; ADOPTING TAX
INCREMENT ALLOCATION FINANCING; AND ESTABLISHING A SPECIAL
ALLOCATION FUND ALL PURSUANT TO THE REAL PROPERTY TAX
INCREMENT ALLOCATION REDEVELOPMENT ACT; MAKING FINDINGS
RELATED THERETO; AND AUTHORIZING CERTAIN ACTIONS BY CITY
OFFICIALS.

WHEREAS, the City of St. Louis, Missouri (the “ City”), is abody corporate and a political subdivision of the State of
Missouri, duly created, organized and existingunder and by virtue of its charter, the Constitution and laws of the State of Missouri;
and

WHEREAS, on December 20, 1991, pursuant to Ordinance No. 62477, the City created the Tax Increment Financing
Commission of the City of St. Louis, Missouri (the “ TIF Commission™); and
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WHEREA S the TIFCommissionisduly constitutedaccordingtotheReal Property Tax | ncrement All ocationRedevel opment
Act,Sections99.800t099.865of theRevised Statutes of Missouri, asamended(the” TIFAct”), andisauthorizedtoholdpublichearings
with respect to proposed redevel opment areas and redevelopment plans and to make recommendations thereon to the City; and

WHEREAS, at thedirection of the Board of Aldermen, staff and consultants haveprepared a plan for redevel opment titled
“MLK PlazaT axIncrement FinancingRedevel opment Plan,” dated November 2, 2001 (the” Redevel opment Plan™), for City Blocks1862
and 1864, which blocksaregenerally bounded by NorthGrand Boulevard on the east, North Spring Avenue on the west, Dr. Martin
Luther KingDrive onthe north, andPageBoulevardonthesouth(the” Redevel opment Ared” ), which Redevel opment Areais morefully
described in the Redevelopment Plan; and

WHEREAS, theRedevel opment Planenvisionstheconstructionof anapproximately 40,000sguarefeet retail center (theertire
proposal for redevel opment asdescribed inthe Redevel opment Plan beinghereinafter referred to as the Redevel opment Project”); and

WHEREAS, MoundCity Group,LLC,andMLK Development,L.L.C.,inresponsetotheCity’ ssolicitationof proposalsfrom
developers, submitted its development proposal dated September 24,2001 (the" Redevel opment Proposal™), for redevel opment of the
Redevelopment Area; and

WHEREAS, on December 19, 2001, after all proper notice was given, the TIF Commission held a public hearing in
conformancewiththeTIF Act andreceivedcommentsfromallinterested personsandtaxingdistrictsrel ativet otheRedevel opment Area,
the Redevelopment Plan, the Redevel opment Project and the Redevel opment Proposal; and

WHEREAS, theBoardof Aldermen has received the recommendati ons of the T1F Commission regardingthe Redevel opment
AreaandtheRedevelopment Planand findsthat it is desirableand inthe best interests of the City to designatethe Redevel opment Area
as a “redevelopment ared’ as provided in the TIF Act and adopt the Redevelopment Plan and Redevelopment Project in order to
encourage and facilitate the redevelopment of the Redevelopment Area; and

WHEREAS, the Board of Aldermen has determined that the Redevelopment Area qualifies for the use of tax increment
allocationfinancingtoalleviatethe conditionsthat qualify it as a“redevelopment ared’ asprovidedintheTIFAct andthat itisnecessary
and desirable and in the best interest of the City to adopt taxincrement allocation financingwithin and to establish aspecial allocation
fund for the Redevelopment Area.

NOW THEREFORE, BE IT ORDAINED BY THE BOARD OF ALDERMEN OF THE CITY OF ST. LOUIS,
MISSOURI, ASFOLLOWS:

Section One. The Board of Aldermen hereby makes the following findings:

1 The Redevelopment Areaonthewholeisa“blighted area’” as defined in Section 99.805(1) of the TIF Act, and has
not beensubjectedtogrowthanddevel opment through investment by privateenterpriseand would not reasonably beanticipated tobe
developed without the adoption of tax increment allocation financing and the Redevelopment Plan. This finding includes and the
Redevelopment Plan setsforthand theBoardof Aldermenhereby findsandadoptsby reference: (a) adetailed description of thefactors
that qualify the Redevelopment Area as a “blighted area’ and (b) an affidavit, signed by Mound City Group, LLC, and MLK
Development,L.L.C.,andsubmittedwiththeRedevel opment Planattestingthat theprovisionsof Section99.810.1(1) of theTIFActhave
been met, which description and affidavit are incorporated herein asif set forth herein full.

2. The Redevelopment Plan conforms to the City’s comprehensive plan for the development of the City as awhole.

3. In accordance with the TIF Act, the Redevelopment Plan states the estimated dates of completion of the
Redevel opment Project andretirement of thefinancial obllgatl onsissuedto pay for certain Redevel opment Project costsandthesedates
are twenty three (23) years or less from the date of approval of the Redevelopment Project.

4. A plan has been devel oped for relocation assistance for businessand residences in Ordinance No. 62481 adopted
December 20, 1991.

5. TheRedevel opment Planincludesacost-benefit analysis showingthe economicimpact of theRedevel opment Plan
on eachtaxingdistrict whichisat least partially within the boundaries of the Redevelopment Area, which cost-benefit analysis shows
theimpact ontheeconomy if theproject isnot built andisbuilt pursuant to the Redevelopment Plan andisincorporated herein asif fully
set forth herein full.

6. The Redevelopment Plan does not include the initial development of any gaming establishment.

7. The Redevelopment Areaincludes only those parcels of rea property and improvements thereon substantially
benefitted by the proposed Redevelopment Project and improvements.

Section Two. TheRedevelopment AreadescribedintheRedevel opment Planishereby designatedasa'“ redevel opment area”
as defined in Section 99.805(11) of the TIF Act.

Section T hr ee. TheRedevel opment Plan, asreviewed and approved by the TIF Commissionon December 19, 2001, andthe
Redevel opment Project describedin the Redevel opment Plan arehereby approved and adopted. A copy of the Redevelopment Planis
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set forth as Exhibit A, attached hereto and incorporated herein by reference.

Section Four . Taxincrementallocationfinancingishereby adoptedwithintheRedevel opment Area. Afterthetotal equalized
assessed valuation of thetaxablereal property intheRedevel opment Areaexceedsthecertifiedtotal initial equalized assessed valuation
of thetaxablereal property intheRedevel opment Area, theadval oremtaxes, and paymentsinlieu of taxes, if any, arisingfromthelevies
upon taxablerea property inthe Redevelopment Areaby taxingdistrictsand tax rates determined in the manner provided in Section
]?9”855.2 of theTIF Act eachyear after the effectivedateof this Ordinance until redevel opment costshavebeen paid shall bedivided as

ollows:

1 That portion of taxes levied upon each taxablel ot, block, tract,or parcel of redl property whichisattributabletothe
initial equalized assessed val ue of each suchtaxablelot, block, tract,or parcel of rea property intheareasel ected for the Redevel opment
Project shall beallocatedtoand, whencollected, shall be paid by the City Collector of Revenuetothe respective affected taxingdistricts
in the manner required by law in the absence of the adoption of tax increment allocation financing;

2. Paymentsin lieu of taxes attributabletotheincreasein the current equalized assessedval uationof eachtaxablelot,
block, tract, or parcel of red property inthe areasel ected for the Redevel opment Project over and above the initia equalized assessed
vaueof each such unit of property inthe areasel ected for the Redevel opment Project shall beallocated to and, when collected, shall be
paidtothe City Treasurer, who shall deposit such paymentsinlieuof taxesintoaspecia fund caledthe” City of St.Louis, Missouri,
Specia Allocation Fund for the MLK Plaza Redevelopment Project” (the “Special Allocation Fund”) for the purpose of paying
Redevelopment Project Costs and obligationsincurred inthepayment thereof. Paymentsinlieu of taxeswhich aredueand owing shall
constitute alien against the real estate of the redevel opment project from which they are derived.

Section Five. Inadditiontothe paymentsinlieu of taxes described in paragraph (2) of Section Four of thisOrdinance, fifty
percent of the total additional revenue from taxes which are imposed by the City or other taxingdistrictsand which aregenerated by
economicactivitieswithinthe areaof the Redevel opment Project over the amount of such taxes generated by economicactivitieswithin
the areaof the Redevelopment Project inthe calendar year prior tothe adoption of the Redevel opment Project by ordinance, whiletax
increment financingremainsin effect, but excludingpersonal property taxes, taxes imposed on sales or charges for sleepingrooms paid
by transient guestsof hotel sandmotel s, taxeslevied pursuant to Section 70.500 of the Revised Statutes of Missouri, asamended, or taxes
leviedforthepurposeof publictransportation pursuant toSection94.6600f theRevised Statutes of Missouri, asamended, licenses, fees
or special assessmentsother than paymentsinlieuof taxesandpenaltiesandinterest thereon, in accordance wi th Section 99.845.3 of the
TIF Act,asmay beamended fromtimetotime, shall beallocated to, and paid by the City License Collector and the City Collector of
Revenue to the City Treasurer or other designated financial officer of the City, who shall deposit such funds in a separate segregated
account within the Special Allocation Fund.

Section Six. Inadditiontotheamountsdescribed above, subject toannual appropriation, twenty-fivepercent (25%) of the
total additional revenues from thefollowingeconomic activity taxes (as that termisdefinedinSection 99.805(4) of the TIF Act), which
revenues arenot otherwisesubject to allocation pursuant to Section 99.845.3 of the TIF A ct,shall bepaidby theCity LicenseCollector
and the City Collector of Revenuetothe City Treasurer or other designated financingofficer of the City, who shall deposit such funds
inasegregated account withintheSpecial Allocation Fund: (&) the general municipal salestax levied pursuant to Ordinance No. 62884,
or any successor thereto(currently 0.375%), (b) the genera muni cipal salestaxleviedpursuant toOrdinanceNo. 55497, as amended by
OrdinanceNo0s.57179and57979, or any successor thereto (currently 1.00%), (¢) thetransportati onsal estax | evied pursuanttoOrdinance
No.56553, or any successor thereto(currently 50%), and(d) the capital improvements salestaxlevied pursuant toOrdinanceNo. 62885,
orany successor thereto(currently 0.50%),ineachcaselessthecostsof collectionthereof (“ M unicipal Revenues’). Municipal Revenues
exclude (i) any amount pai dunder protest until theprotestis withdrawn or resolved against the taxpayer, or (ii) any sum receivedby the
City whichisthesubject of asuit or other claim communicated to the City which suit or claim challengesthecollectionof suchsum, shall
be allocated to and paid by the City License Collector and the City Collector of Revenue to the City Treasurer or other designated
financial officer of the City, who shall deposit such fundsin a separate segregated account within the Special Allocation Fund.

Section Seven. TheSpecia AllocationFundof theCityishereby established. Totheextent permittedby law, theCity hereby
pledges certainfunds on deposit fromtimetotimeintheSpecia AllocationFundforthe payment of Redevelopment Project Costsand
obligations incurred in the payment thereof.

Section Eight. TheCity Register ishereby directed to submit acertified copy of thisOrdinancetothe City Assessor, who
shall determine the total equalized assessed value of all taxable rea property within the Redevelopment Areaas of the date of this
Ordinance, by adding together the most recently ascertained equalized assessed value of eachtaxablel ot, block, tract or parcel of red
property withinthe Redevel opment Areaand shall certify such amount asthetotal initial equalized assessed value of the taxable real
property within the Redevelopment Area.

Section Nine. TheComptroller of theCityishereby authori zedtoenter intoagreementsor contractswithother taxingdistricts
asisnecessary toensurethe allocation and collection of the taxes and paymentsin lieu of taxes described in Sections4, 5 and 6 of this
Ordinanceand the deposit of said taxes or paymentsin lieu of taxes intothe Special AllocationFundforthe payment of redevel opment
project costs and obligations incurred in the payment thereof, all in accordance with the TIF Act.

Section Ten. TheMayor andComptroller of theCity anddl other officers, agents, representatives andempl oyees of theCity
arehereby authorized totakeany and al actionsas may bedeemed necessary, desirable, convenient or proper to carry out and comply
with the intent of this Ordinance with regard to theimplementation of the Redevel opment Plan and to executeand deliver for and on
behalf of the City dl certificates,instrumentsor other documentsas may benecessary, desirable, convenient or proper tocarry out the
matters herein authorized.
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Section Eleven. Itishereby declared to be the intention of the Board of Aldermenthat eachand every part, section and
subsection of this Ordinance shall be separateand severablefrom each and every other part, section and subsecti on hereof andthat the
Board of Aldermenintendsto adopt eachsaidpart, section and subsection separately andindependently of any other part, section and
subsection. In the event that any part, section or subsection of this Ordinance shall be determinedto beor to have been unlawful or
unconstitutional, the remainingparts, sectionsand subsections shall beandremaininfull force and effect, unlessthe court makingsuch
finding shall determine that the valid portions standing alone are incomplete and are incapable of being executed in accord with the
legislative intent.

Section Twelve. Beitfurther ordainedthat all ordinancesor partsof ordinancesin conflict with provisionsof thisordinance
are hereby repealed.

Clerk, Board of Aldermen

Approved:

I1.
V.

Date: , 2002

Vice President, Board of Aldermen

Mayor
Truly Engrossed and Enrolled

Chairman

EXHIBIT A
Redevelopment Plan

(Attached hereto.)

MLK PLAZA
TIF REDEVELOPMENT PLAN

Presented to
City of St. Louis
Tax Increment Financing Commission
November 2, 2001
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l. INTRODUCTION

Thefollowingisaplanpreparedby MoundCity Group,LLCand MLK Development,L.L.C. (hereinafter collectively called
the “Developer”) for redevelopment of the arealocated at theintersection of North Grand Boulevard, Martin Luther King and Page
AvenueintheCovenant Blue/Grand Center nel ghborhoodinnorth St. L ouis, Missouri (the* Redevel opment Ared’). TheRedevel opment
Areaincludes forty-four parcels of land which are for the most part vacant or contain dilapidated, abandoned structures which are
overgrown with vegetation and surrounded by refuse. The Redevelopment Area as well as the surrounding area contains several
residential lotsmany of which suffer from severeneglect and arein need of substantial repair. Theareaa soincludesseveral abandoned
commercia buildings or buildings which are either boarded or gated up and littered with old tires, cars or car parts, or other refuse.
Indeed, it appearsthat withinthe entire Redevel opment Area, only two functional businessexists, that of London& Sonsrestaurant and
acar repair shop. A legal description of the Redevelopment Areais contained herein as Appendix 1.

The proposed Redevel opment Area qualifies as ablighted areaunder Missouri’s Real Property Tax Increment Allocation
Redevelopment Act (R.S.Mo. § 99-800 et. seq.) (the “TIF Act”).

Thisplanproposestoconstruct approximately 40,000-42,000squarefeet of new retail space(the” Redevel opment Project”).
The project will be anchored by anew Save-A-L ot grocery storeto servethe surrounding community. The project will also provide
necessary publicimprovements, suchasuitility andstreet rel ocation, new curbs, sidewal ks, gutters, |andscaping, irrigation, and other street
improvements. The total cost of the Redevelopment Project is estimated to be approximately $6,913,000.00 (the “Project Costs’).

This Redevelopment Plan proposes that aTax Increment FinancingNote(“ TIFNote”) beauthorized and issued by the City
intheamount of $2,250,000.00to fund aportion of the Project Costs. Fifty percent of Economic Activity Taxes, asdefinedinthe TIF
Act,includingsales taxes, restaurant gross receipt taxes, utility taxes, earning and payroll taxes but excludingthe Desegregation Sdes
Tax (“EATS’) generated within the designated Redevelopment Areawill beallocatedtoretirethe TIF Note. Paymentsin lieu of real
estate taxes within the Redevelopment Area (“PILOTS”) will also be allocated to retire the TIF Note.

Further, this Redevelopment Plancallsforamortizationof theT1FNotefor aperiodof upto23yearsafter PILOTSand EATS
areinitially generated. Other financing aspects of the Redevelopment Project are discussed in more detail in Section V.

1. OVERVIEW OF TAX INCREMENT FINANCING (TIF)

In order to promotethe redevel opment of adecliningarea, or toinducenew activity inan areathat has beenlackingingrowth
anddevel opment,theStateof Missouri has provided statutory tools to counties and municipalities to assist private, andinitiatepublic,
investment. One such tool isthe TIF Act.

The TIF Act alows cities and counties to: (1) identify and designate redevel opment areas that qualify as Blighted Areas,
ConservationAreas, or EconomicDevelopment Areas aseacharedefined inthe TIF Act; (2) adopt aredevel opment planthat designates
theredevel opment areaand states the objectives to be attainedandtheprogramtobeundertaken; (3) approvearedevel opment project(s)
for implementation of the redevelopment plan; and (4) utilizethetools set forthinthe TIF Act to assistinreducingor eliminatingthose
conditionsthat causethe areato qualify as aredevelopment area. Generally, the TIF Act allowsmunicipalitiesto foster economic and
physical improvementsinaredevelopment or project areaand to enhancethetax baseof al taxingdistrictsthat levy taxesinsuch area.
Within redevel opment areas, municipalities may use the power of eminent domain toprovide necessary property acquisitionfor the
implementation of a redevelopment plan and redevel opment project.

The concept of tax increment financing is outlined as follows: implementation of a redevelopment project within the
redevel opment areawill produceincreased rea estateassessments attributableto the redevelopment withinthearea. Theproject then
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makes PIL OT Sontheincreased assessed val ueof theimprovedproperty . Theprojecta sogeneratesnew EAT Sresultingfromoperations
within theredevelopment or project area. The TIF Act authorizes the capture of certain PILOTS and EATS in the redevel opment or
project areaover and above such levels withinthat areaintheyear priortotheapproval of theredevel opment proj ect. New devel opment
1s made possible within the redevel opment area through the municipality's use of incremental revenues to finance certain costs of
developing or redeveloping the area.

Typically bonds or other financial obligations are issued by the municipality to finance certain costs of the redevel opment
project. Thesefinancial obligationsarethenretired usingtheincremental revenuesgenerated by theredevel opment project(s) withinthe
redevel opment or project area. Themunicipality segregatestheseincremental revenuesinto aspecia account, the" Specia Allocation
Fund," duringthe period of timeinwhich the incremental revenues arededicated to the purposes identified in the redevel opment plan.
The municipality is further authorized to pledge additional net new revenues from the project to the purposes identified in the
redevelopment plan. All taxing districtsthat levy taxes on property within the redevel opment or project area continue to receive tax
revenues based upon property vaues which existed priortotheadoption of ordinances establishingthe redevelopment or project area.
Taxingdistrictsa so benefit from theincreasein certain other taxes resultingfrom theincreased economic activity intheredevel opment
or project area. Thesetaxesresulting from development of the redevel opment project arenot depositedin the Special Allocation Fund
pursuant to the provisions of the TIF Act, but are distributed to the affected taxing districts.

TheTIFActrequires that, prior to establishingaredevelopment areaor approvingor amendingT | Fredevel opment plansand
projects,amunicipality must createaT | F Commission. A TIFCommissioniscomprised of sixindividual sappointed by thechief el ected
officia of themunicipality, withthe consent of itsgoverningbody,andthreeindividua swho are appointed by the other taxingdistricts
withintheproposedredevelopment area. Two of thesethreemembersaretorepresent theschool district(s) that tax property withinthe
proposed redevel opment area; the other member is appointed by all the remaining taxing districts. The TIF Commission'sroleisto
review, consider, and make recommendationsto the municipality's governingbody concerningtheadoption of redevel opment plansand
redevel opment projectsandthedesignation of redevel opment areas; and to exercisesuch other powersasareavailabletoit undertheTIF
Act.

1. BLIGHTING ANALYSIS
The Redevelopment Areaas awholeisblighted. Asdefined inthe TIF Act, a“blighted area’ is:

[A]ln areawhich, by reason of the predominance of defective or inadequate street layout,
unsanitary or unsafe conditions, deterioration of siteimprovements, improper subdivisionor
obsolete platting, or the existence of conditions which endanger lifeor property by fire and
other causes, or any combination of such factors, retards the provision of housing
accommodeationsor constitutes aneconomicor socia liability oramenacetothe public health,
safety, morals, or welfare in its present condition and use.

The Redevelopment Areais a blighted area based upon the fact that it exhibits the factors enumerated above.

Indeterminingif the proposed Redevel opment Areameetsthe dligibility requirementsfor T1Fper thestatutory provisions,a
number of sources of informationwereutilized. Theseinclude field investigations; records and datafrom local sources, including the
St. Louis City Assessor; interviews with local officials knowledgeable as to the Area’ s conditions and history; information on site
improvements, building conditions (including independent consultant studies); and data on market conditions.

i. Defectiveor |nadequateStreet L ayout. TheRedevelopment Areaasawholeinitspresent conditionisdivided by
Evans Avenueintotwo blocksof land. Inturn, thesetwo blocks are divided by small aleys. Neither block of land islarge enough to
makedevelopment for acommercial useeconomically feasible or structurally practical. The block whichisnorthof EvansAvenueis
triangular in shape, and thus presentsafurther difficulty for viabledevelopment. The alleyways which divide the land prevent any
cohesive use or comprehensive revitalization of the Redevelopment Area.

ii. Unsanitary or Unsafe Conditions. TheRedevelopment Areaasawhol esuffersfrom severeneglect and misuse, and
isbothunsanitary andunsafe. Many of thel otsareovergrownwithvegetationand arelittered with abandoned cars, car parts, usedtires,
or other refusesuch as appliances, discarded wood, fencing, signage, glass, andeveryday garbage. Many of thetreeshavegrown upinto
theutility lines, through windowsof houses or other abandoned or dilapidated structures, and several treeroots havebrokenthroughthe
sidewalks and pavement. Severa of the boards or fences used to close off or board up certain abandoned structures within the
Redevel opment Areahaveeitherfallendown completely or arein severedisrepair. Broken glassand other wasteisstrewn about within
the Redevelopment Area. Thereareno street lightsor other lighting withinthe Redevel opment Area, making walking or driving at night
near the Redevelopment Area unsafe.

iii. Deterioration of Sitelmprovements. Thebuildingsor other improvementswithin the Redevel opment Areahave,
for themost part, deteriorated or suffer from dilapidation. Thebuildingsonthecorner of Martin Luther King Driveand Spring Avenue
areboarded up and fencedin, and have open holes intheir roofs, exterior walls, contain broken out windows or doors, and have broken
treelimbsor utility lineslyingonthem. The sameistruefor the buildings along the corner of Spring Avenue and Page Boulevard. In
addition, each of thesel ots contain garbage as mentioned in Section 111(ii) above. Other buildings along Page Boulevard have missing
roof tiles, boarded up windows, fallen down fencing, broken doors, or other signs of neglect and deterioration.

iv. ObsoletePlatting. TheRedevel opment Areaasawhol econsistsof forty-four lots, whicharegenerally only twenty-
five feet wide. The narrow width of these parcels does not lend itself to commercial or modern residential redevel opment.
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V. Exigtence of Conditions Which Endanger Life or Property by Fire or Other Causes. The condition of the
Redevelopment Areahas deteriorated suchthat it is nolonger considered to be safefor occupancy. Limitedresourcesprevent adequate
security toassurethat individuals will not gainaccesst othedilapidated structureswithintheRedevel opment Area, or occupy the vacant
parcels. The Redevelopment Areasuffersfrom deterioration, and the structures are prone to fire or collapse. The condition of the
structures withinthe Redevel opment Areaarepotentially lifethreatening. Thereisastrong likelihood that the structures contain lead-
based paint, asbestos, or other hazardous materials.

Vi. Constitutes an Economic or Socia Liability. Thefourteen parcelsof land within the Redevel opment Areawhich
areowned by the Land Reutilization Authority (“LRA”™) represent an economic liability through continued drain of thelimited public
resourcestomaintaintheproperties. Additionally, thecontinueddeterioration of thesepropertiesincreasesL RA’ srisk of causinginjury
to partieswhomay comeincontact withthem. Aslong asthese propertiesremain undeveloped andin theownership of LRA, they will
continuet ogeneratenotaxes, representingaliability intheformof | ost revenues. Continued|ack of redevel opmentintheRedevel opment
Areawill resultindecliningproperty valuesandl ost tax revenuefrom the privately owned properties as well. Theamount of tax revenue
generatedfromtheseparcels is currently minimal dueto their uses and deterioratingsiteconditions. Assuming the property conditions
and uses remain as they exist, tax revenues will likely decline or, a best, remain constant. This condition represents an additional
economic liability.

Vii. MenacetothePublicHealth, Safety,Moralsor Wefareinits Present Condition andUse TheRedevelopmentArea
exhibits many factors, which constitute a menace to the public health, safety, morals, or welfarein its present condition and use.
Deteriorating and unsafe site conditions illustrated above represent a menace to the public health and safety; the economic liability
illustrated above represents a menace to the public welfare.

Theabovefactors, whether consideredal one or as combined, not only retard theprovisionof housingaccommodationswithin
the surroundingareaand community, but also constitutean economic and social liability, and constitute a menace tothe public health,
saf ety, and welfare. AslongassuchconditionsarepresentintheCovenant Blue/Grand Center neighborhood, therewill belittleincentive
for privateinvestment and devel opment, commercial or residential, to benefit thearea. Such disuse of property asis evidenced by the
current condition of the area retards growth, lowers the morale of citizens, encourages abuseand socia harm, and furthers the social
stigmawhich currently plagues that and other areas of the City of St. Louis.

V. REDEVELOPMENT PLAN INCLUDING NECESSARY FINDINGS

1. Description of the Redevelopment Area

The Redevelopment Areaisa4.23 acresiteand is comprised of 44 parcels of land plusaninterveningstreet and alleystobe
vacated, andis bounded between North Grand Boulevard on the east, Page Boulevard onthe south, Martin Luther KingDriveonthe
north, and North Spring Avenue on the west. A legal description of the Redevelopment Areaisincluded herein as Appendix 1.

2. Redevelopment Plan Objectives

Developer has established the following objectives for the MLK Plaza TIF Redevelopment Plan:

. To cure the conditions and factors which designate the Redevelopment Areaas a“blighted area” as defined by
Section 99.805(1) of the TIF Act and as describedin Section 111 of this Redevelopment Plan, and to prevent the
expansion of the conditions that will induce blight to the surrounding areas.

. To enhance the public hedth, safety, morale and welfare of the community by improving the infrastructure,
mitigating blighting conditions, and encouraging other public improvements necessary for insuring the area’s
stability and existing and future redevel opment.

. To create approximately one hundred new, permanent, full-time and part-time employment opportunities.

. To secure a new grocery store anchored shopping center in the north St. Louis City area on along-term basis.

. To provide necessary everyday services and conveniences to members of the community and neighborhoods
surrounding the Redevel opment Area.

. Toprovidenecessary andsignificant publicinfrastructure, includingutility and street improvements, to servethe
Redevelopment Area and surrounding areas.

. T oprovideafundingmechanismwhichwill pay for aporti onof thepublicimprovementsneededtostimul ateprivate
development and redevel opment in the area surrounding the Redevelopment Area.

. To increase the tax base and the resulting tax revenues for the City and al other taxing districts within the
Redevelopment Area.

. T oserveasacatalyst for commercia devel opment andprivatei nvestment,includingneeded retail development and

servicesin the north St. Louis City area.
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3. Redevelopment Project Activities

Specifically, the above objectives will be satisfied by implementing each of the following, which together comprise the
Redevel opment Project:

. Save-A-L ot Acquire the necessary land, vacate certain public alleys and streets, relocate and/or repair
grocery Store  certainutilities, providefor street relocation, new curbs, sidewalks, gutters, paving, parking,
lighting, and other street or publicimprovements. Construct agrocery storeto serve asthe
anchor for retail space and shopping center.

. Retail Space Acquire the necessary land, vacate certain public alleys and streets, relocate and/or repair
certainutilities, providefor street re-location, new curbs, sidewalks, gutters, paving, parking,
lighting, and other street or publicimprovements. Construct approximately 40,000-42,000
square feet of new commercial retail space to be anchored by Save-A-Lot grocery store.

. Landscaping Provide for certain landscapingincluding specified green areas and irrigation to enhance and
increase the aesthetic value of the Redevelopment Area as awhole.

. Vacateaportion In order to make the Redevelopment Project cohesive and to ensure the safety of the public,
of EvansAvenue Citywill vacatethat portionof EvansAvenuewhichrunsthrough theRedevel opment Area and
andcreationof  resurfaceitto includeaparking areaand an open community areafor hosting public eventsand
Community Areacelebrations. Thiswill also require vacating certain aleysthat lie within the Redevel opment

Area.

The Redevelopment Project Activities aregeneralizedtoleaveroom for design creativity andaccommodationsasneeded, and
so that Developer can respond to prospective tenant and end-user needs as compl etion of the Redevelopment Project progresses.
Redevelopment of anareaof thisty pemust takei ntoconsiderationtheuniqueneedsof amixof retail tenantsand end-userswith specific
space needs and requirements including the provision of adequate parking and store frontage.

It is expected that the Redevel opment Project will inturnencourageand foster continued privateas well as publicinvestment
inthesurroundingaress. Inaddition, thesafety of theareawill improveduetothesi dewalksand streetscapelighting and other amenities
providedby theRedevel opment Project. Thenew grocery storeandretail spacewill benefitthecommunity notonly intermsof providing
asafe, convenient place for shopping, but will also serve as a stabilizer for residents of the surrounding community.

4. General Land Usesto Apply

The Redevelopment Areacurrently includes 44 parcels of land. These parcels are amixof bothresidential and commercial
lots. Ingeneral, theselotsareunderutilized, abandoned, inseveredisrepair, or aresimply vacant withnoimprovementswhatsoever. The
proposed landusefortheRedevel opment Areaiscommercid. Theproposed SitePlan and an el evation of the proposed Redevel opment
Project for the Redevelopment Areaisincluded herein as Appendix 2.

5. Redevelopment Schedule

Estimated datesforimplementati onof this Redevel opment Planareset forthinA ppendix3. Theestimated datefor completion
of the TIF Projectsand retirement of obligationsincurred to finance the TIF Projects shall not be morethan 23 yearsfrom approval of
the TIF Projects, or by 2025.

6. Most Recent Equalized Assessed Value

A list of the current (2001) Equalized Assessed Vaues of al property intheRedevelopment Areaisattachedas A ppendix4.
Thesevauesareestablishedby the Assessor of the City of St. Louis. Thetotal assessedval ueof taxableproperty intheRedevel opment
Areais currently $126,840.00.

7. Estimated Equalized Assessed Value After Redevel opment

The total estimated Equalized Assessed value of all taxable property in the Redevelopment Area after redevelopment is
$1,284,128.00 as set forth in greater detail in Appendix 5.

8. Acquisition

It isanticipated that Devel oper will be able to acquire, from the Land Reutilization Authority (“LRA"), or through private
contracts, at |east 90% of the land neededfortheRedevel opment Project. Any propertiesnot acquired through contractswill havetobe
acquired through eminent domain. Inaddition, thereareseveral alleysand aportion of EvansAvenuethat will needtobevacatedinorder
tocompl etethe Redevel opment Project as planned. AttachedheretoasAppendix 6isalist of thepropertiesneededfor theproject, their
ownership status, and their occupancy status as of thedateof this Redevelopment Plan. Itisnot theintent of Devel oper at thistimeto
acquireLondon& Sons, theproperty which comprises the remainingportion of the Redevelopment Area. Inorder toensurethesuccess
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of theRedevel opment Project,however, such property may beacquiredeitherthrough anegotiated purchaseor eminent domain a alater
date.

9. Blighted Area

Asdiscussedin greater detail in Section 111, the Redevelopment Areaas awholeis blighted, andhasnot beensubject togrowth
and development through investment by privateenterpriseand will not reasonably beexpectedtobedevel opedwithout theadoptionof
taxincrement financing. The Redevel opment Ared’ sseverelack of maintenanceand care coupled with thedilapi dated condition of the
ared sstructures presentsamenacetothepublic’ shealth, saf ety,and morals. In addition, the Redevelopment Areaclearly hasnot been
subject toredevelopment and will not reasonably beanticipatedtobedevel opedbecauseof thedefectivel ayout,deteriorationof utilities
and other improvements, and obsolete platting for commercial use of the area. Developer has executed an affidavit attesting to the
existence of these conditions which isincluded herein as Appendix 7.

10. _Conforms with Comprehensive Plan of the City of St. Louis

This Redevelopment Plan conforms to the City’ s comprehensive plan for the City of St. Louis.

11. Cost-Benefit Analysis

A cost-benefit analysis showingthe economicimpact of the Planon eachtaxingdistrict,whichis at least partially withinthe
boundaries of the Redevelopment Area, has been prepared and isincluded herein as A ppendix 8. Theanalysisshowstheimpact onthe
economy if theRedevel opment Project isnot built compared to theimpact ontheeconomy if theRedevel opment Project isbuilt pursuant
to this Redevelopment Plan under consideration. The cost-benefit analysisincludes afiscal impact study on every affected political
subdivision,andsufficient informationfromtheDevel oper forthe TI FCommi ssiontoeval uatewhether theproject proposedisfinancialy
feasible.

12. Plan for Relocation Assistance

Theprovisionsof Section99.810(4) of the TIF Act requires that a relocation plan be developed for the assistance of every
resident and/or business which is to be displaced in conjunction with the implementation of the Redevelopment Plan and any
Redevelopment Project. Inaddition, the provisionsof Sections523.200and 523.215 R.S.Mo., asamended, and itsvarioussubsections
requirethat relocation plans have certain minimum requirementsas contained therein. By OrdinanceNo. 62481, the City of St. Louis
has adopted aRelocation Policy that incorporates therequired provisionsof Sections523.200t0523.205asminimum requirements of
arelocation planfor any T1F Redevelopment Plan approved by the City. Totheextent rel ocation of any resident or businesswouldbe
necessary, this Redevelopment Plan adopts the Rel ocation Assistance Plan incorporatingthe provisions of OrdinanceNo. 62481 and
incorporates the same herein by this reference.

13. Does Not Include Gambling Establishment

The Redevelopment Plan does not include the initial development or redevelopment of any gambling establishment.

14. Reportsto DED

Asrequiredby the Statute, the TIF Commission shall report tothe Department of Economic Development by thelastday of
February eachyear, thename, phonenumber, andprimary lineof busi nessof any businesswhichlocateswithintheRedevelopment Area.

V. FINANCING PLAN
1. Estimated Redevel opment Project Costs

Theestimated Redevel opment Project Coststobeincurredinconnectionwiththe T FProjectsareapproximately $6,913,000,
andareset forthin Appendix 9. Morespecifically,theTIFActallowstheCity and/oritsdesignated devel oper(s) toincur redevel opment
costsassociatedwithimplementation of an approved Redevelopment Plan and approved Redevel opment Project. Thesecostsinclude
all reasonable or necessary costs incurred, and any costs incidental to a Redevelopment Project. Thus, this Redevelopment Plan
anticipates that a portion of the sources of fundsused to pay the Project Costswill comefromthe T1F revenues, which, inaccordance
with the TIF Act, may include but are not limited to:

. Cost of studies, surveys, plans and specifications;
. Professional service costs including, but not limited to, architectural, engineering, legal marketing, financial,

planning or special services;

. Property assembly costsincluding, but notlimitedto, acquisitionof landandother property real or personal orrights,
or interests therein, demolition of buildings, and the clearing and grading of land;

. Costs of rehabilitation, reconstruction, or repair or remodeling of existing buildings and fixtures;
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. Costs of construction of public works or improvements;

. Financing costs including, but not limited to, al necessary and incidental expenses related to the issuance of
obligations, and which may includethe payment of interest onany obligationsissued under the provisions of this
Redevelopment Plan accruingduringthe estimated period of constructionof any redevel opment Project for which
such obligations are issued and for not more than eighteen months thereafter, and including reasonable reserves
related thereto; and

. Alloraportion of ataxingdistrict’ scapital costsresultingfrom the Redevelopment Project necessarily incurred or
to beincurred in furtherance of the objectives of the Redevel opment Plan and Project, tothe extent the City, by
written agreement, accepts and approves such costs.

Thecostsasshownon Appendix 9 represent thetotal approximatecost of theproject regardlessof thesourceof funding. This
tabledoesnot includethe cost of tenant finishes over and above Devel oper supplied finishes, which areunknown at thistime. Typical
planimplementation and financingcosts are based on the experience of the Devel oper. It should benoted that these costsareestimated
based ontheknowledge of theproj ect at thistimeandthat theactual redevel opment costitemsfor implementingthe Redevelopment Plan
and the Redevel opment Project may vary from these estimates.

It isnot theintent of Appendix9or this Redevelopment Plantorestrict the City or the Devel oper to the cost amountsor cost
items as outlined. Duringthelifeof theRedevel opment Area, Plan and Project, other costsmay beincurred or adjustmentsmay bemade
within and among the line items specified in Appendix 9, if necessary and reasonable to accomplish the program objectives of the
Redevelopment Plan.

2. Anticipated Sources of Funds to Pay Costs

Therearetwo principal sourcesof fundsthat areantici pated to beused to pay thecostsof i mplementati on of theRedevel opment
Plan and the Redevel opment Project previously described. These sources are:

. Capital which isavailable to the Developer through its own cash reserves or financing entities;

. Funds availablethrough theissuance of Tax Increment FinancingNotes (“ TIF Note”), bonds, loans, certificates or
other certificates of indebtedness (herein collectively referred to as “ TIF Note or other financial obligations”).

Inadditiontothesetwosources, it is anticipated that the City may createan escrow fundtoassureadebt servicecoverageratio
of 1.25t01.0onthe TIF Noteor other financia obligation (“ T1F Escrow Fund”). Morespecifically, Devel oper and City acknowledge
and agree that in order to attract sufficient interest of investors to purchase the TIF Note and toassurethat thePILOTSand EATS
generatedby the Redevel opment Project aresubstantial enough tocovertimely repayment of theT1 FNoteor other financial obligations,
the City may put in place the TIF Escrow Fund tofund any difference in amount which is due and owing under the TIF Note debt
servicing schedule but which is not available, for whatever reason, fromthe Special Allocation Fund. The TIF Escrow Fund may be
funded by fifty percent of thetotal additional revenuefrom taxes, penalties, and interest imposed by the City, which aregenerated by
economic activities within Redevelopment Area over the amount of such taxes generated by economic activities within the
Redevelopment Areain the calendar year prior to adoption of the Redevelopment Project and Plan by Ordinanceandwhich are not
deposited as EAT Sintothe Specia AllocationFund pursuant to §99.840 of the TIF Act (“ Additional Incremental Economic Activity
Revenug’).

3. TIF Note Funding

Asillustratedby Appendix8,itisanticipatedthat theCity willissueTIFNotesor other types of TIF obligationsin anamount
of $2,250,000 inthe aggregate of al such issues, exclusive of the costsof financingor refinancingcosts as described above, and witha
termof retirement for al suchissues of not morethan23years. The TIFNotesor other financial obligationswill beissued only tofinance
the Redevelopment Planandproject costsaspreviously outlinedinA ppendix8whicharedigiblecostsasspecifiedinSection 99.805(11)
of theTIFAct,includingthefundingof adebt servicereservefund, capitalizedandaccruedinterestandany costsof issuingthe TIFNotes
or other financial obligations.

The Notes may beissued in one or more series and may includenotes, temporary notesor other financia obligationsto be redeemed by
T1FNotesuponcompletionof theRedevel opment Proj ect. Inaddition, theseNotesor other financial obligationsmay beprivately placed.
Itisthe City’ sintent topay for the principal andinterest ontheseNotes or other financia obligations, inany year, solely withmoney
legally available for such purpose within the City’s Special Allocation Fund or the TIF Escrow Fund.

4, Evidence of Commitment to Finance Project Costs

Appendix10 containsaletter providedby Bank of Americawhichhasmadeapreliminary review of thedevel opment proposal
and hasexpressedaninteresttofinancetheProject Costs. Itiscertainthatthemajority of theProject Costsof thesel ected Redevel opment
Project will befinanced usingconventional fundingprovided by Developer. It should benoted, however, that as expressed in Bank of
America sletter, it doesnot appear that theRedevel opment Proj ect cangenerateacceptabl ereturnswithout significant publicinvestment.
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APPENDIX 1

MLK PLAZA

LEGAL DESCRIPTION OF REDEVELOPMENT AREA

Beginningat the point of intersection of thewest lineof North SpringAvenue, 56 feet wide, andthenorthlineof Dr. Martin
Luther KingDrive, 80 feet wide, thence southeastward alongthe northlineof Dr. Martin Luther KingDrivetotheintersectionwiththe
eastlineof North Grand Blvd., thence southward alongthe east lineof North Grand Blvd., 80feet wide, acrossall interveningstreetsand
alleystotheintersection withsouthlineof Page Blvd., thence eastward alongthe south line of Page Blvd. acrossdl interveningalleys
totheintersection withthewest lineof North SpringAvenue, thence northward alongthewest lineof North SpringAvenue, acrossall
intervening streets and aleys, to the point of beginning.

Also being described as City Blocks 1862 and 1864, including all adjacent and intervening streets and alleys.

APPENDIX 2

MLK PLAZA

CONCEPTUAL SITE PLAN AND PROPOSED ELEVATION FOR REDEVELOPMENT AREA

APPENDIX 3

MLK PLAZA

TIF REDEVELOPMENT PROGRAM SCHEDULE

Taxing Districts
(not less than 45 days prior to hearing)

(RSMo. §99.830.3)

MLK PLAZA
Anticipated TIF Program Schedule
October November | December January February

Date
(City) TIF Review Committee M eetd 10/19/01
Sets TIF Commission agenda
Notice of formation of proposed T1H 10/23/01
District to taxing districts and
school districts to appoint memberg
to TIF Commission * This date
assumes that the relevant taxing
districts have appointed members to
the TIF Commission before 10/10/01.
(RSMo. §99.820.2(7))
Advertise RFP for TIF 10/22/01-
Redevelopment Projects 11/06/01
Preparation of TIF Plan and Blight| 10/25/01-
Analysis 11/2/01
TIF Commission Meeting to 10/31/01
review proposal(s) and approve
Resolution 00-TIF-XX which sets g
time and place for Public Hearing
Mailing of Notice of TIF 10/31/01
Commission Public Hearing to —11/3/01
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First Publication of Notice of TIF
Commission Public Hearing
(not more than 30 days prior to
hearing)

(RSMo. §99.830.1)

11/20/01

Second Publication of Notice of TI1F|
Commission Public Hearing

(not more than 10 days prior to public
hearing)

(RSMo. §99.830.1)

12/10/01

Noticeto Taxing Districts of chang
to plan, project or area (if
necessary)

(not less than 7 days prior to
conclusion of public hearing)
(RSMo. §99.825.1)

£42/11/01

Public Hearing by TIF Commission
(RSMo. §99.825)

12/19/01

TIF Commission Recommendation
to Board of Aldermen

(within 90 days of TIF Public
Hearing)

(RSMo. § 99.820.3)

12/20/01-
1/9/02

Draft Redevelopment Agreement

10/22/01-
11/12/01

TIF Ordinances Introduced
adopting plan, approving project,
establishing district, establishing
special allocation fund, approving
redevelopment agreement and
authorizing I ssuance of TIF Note
(no sooner than 14 days after and not
more than 90 days after the hearing)
(RSMo. §99.820.1(1))

* First meeting of 2002

1/11/01*

HUDZ Committee Hearingon TIF
Ordinances

1/15/02

Second Reading of TIF Ordinances

1/18/02

Perfection of Board Bill(s)

1/25/02

ThirdReading and Final Reading of]
TIF Ordinances

2/01/02

Mayor Sign Bills 2/15/02
Construction of 3/15/02
Redevelopment Project begins

Construction completed 9/30/02
TIF Note paid off 12/31/16

SEE ATTACHED EQUALIZED ASSESSED VALUESBY PARCEL

APPENDIX 4

ON FILE IN THE REGISTER'SOFFICE



April 16, 2002 The City Journal

APPENDIX 5

SEE ATTACHED PROJECTED TIF REVENUES
ON FILE IN THE REGISTER’S OFFICE

APPENDIX 6

SEE ATTACHED LIST OF PROPERTIESAND ACQUISITION STATUS

ON FILE IN THE REGISTER’'S OFFICE
APPENDIX 7

SEE ATTACHED DEVELOPER AFFIDAVIT
ON FILE IN THE REGISTER'SOFFICE

APPENDIX 8

SEE ATTACHED COST BENEFIT ANALYSIS
ON FILE IN THE REGISTER’S OFFICE

APPENDIX 9
ESTIMATED REDEVELOPMENT COSTS
MLK PLAZA TIF Redevelopment Plan

Estimated Redevelopment Costs

Land Acquisition Costs

Asbestos Removal, Abatement, Demolition, Site Preparation,
Site Work and Off-Site Improvements, Signage

Building Construction Costs
Soft Costs

Capitalized Interest, Conventional Financing
and Closing Costs

Contingency Costs @ 5%

TIF Financing Costs
Total Gross Project Cost Estimate:

APPENDIX 11
EVIDENCE OF COMMITMENT TO FINANCE PROJECT COSTS
See attached Exhibits MLK PLAZA (1-2)
Approved: March 18, 2002

$1,266,000.00

$1,695,000.00

$2,347,000.00
$ 770,000.00

$ 325,000.00

$ 450,000.00

_$ 6000000

$6,913,000.00
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ORDINANCE NO. 65443 - EXHIBIT MLK PLAZA (1)
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ORDINANCE NO. 65443 - EXHIBIT MLK PLAZA (2)
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