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FOPA PARTNERS, LLC

3441 Olive Strest
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August 17, 2016

Mr. Otis Williams, Executive Director
St. Louis Development Corporation
1520 Market Street—Suite 2000

St. Louis, Missouri 63103

RE: Application for Redevelopment Area Designation & Tax Increment Financing:
CITY FOUNDRY ST. LOUIS AT CORTEX (Former Federal Mogul/Century Electric Site)

Dear Mr. Williams:

Thank you for this opportunity to submit this application requesting designation of the 16.7-acre area
described in this application as a Tax Increment Financing Redevelopment Area and designation of FoPa
Partners, LLC as the redeveloper for the area. The area is located immediately east of the Cortex TIF
redevelopment area, south of Saint Louis University’s main campus, east of Vandeventer Avenue and
south of Forest Park Avenue. Cortex and Saint Louis University support the proposed redevelopment.

We believe the size of the site and its adjacency to Cortex, Saint Louis University, the new IKEA store, I~
64 and Grand Avenue present an excellent opportunity for a unique mixed-use development featuring
retail concepts not yet present in the St. Louis region, new office space that will appeal to tenants and
owners now located in suburban St. Louis as well as outside the St. Louis region, and new high-quality
residences that will appeal to the burgeoning daytime population adjacent to the area. As described in the
attached application, we propose phased development of the site as four (4) Redevelopment Project Areas
(“RPAs”). We request approval of tax increment financing for RPA 1 at this time and will request tax
increment financing approval for the other RPAs when we are ready to commence their development,

This majority of the site was most recently occupied by the Federal Mogul corporation as a manufacturing
facility for automotive parts. Federal Mogul ended its use of the site in 2007. Other parcels in the
proposed redevelopment area are owned or controlled by the Missouri Department of Transportation and
the applicant is currently negotiating with the State of Missouri to acquire those parcels. We are not
requesting the use of eminent domain for any portion of the proposed redevelopment area. The proposed
redevelopment area is currently unoccupied except for a temporary use and an outdoor advertising device.

The proposed redevelopment area overlaps an area for which we understand that affiliates of Saint Louis
University are seeking Chapter 353 designation and associated tax abatement. In addition to TIF, we plan
to request tax abatement for the project, potentially through the University’s anticipated Chapter 353
structure. In addition, we are making application for federal and Missouri historic tax credits and
Missouri Brownfield tax credits to offset a portion of the project’s development costs. We also anticipate
the formation of a Community Improvement District and a Transportation Development District and
associated special assessments and sales taxes to assist in financing and operating the development.
Additional detail on our proposed financing plan, including the use of those incentives, is provided in the
attached application.

We would appreciate SLDC’s support for and the TIF Commission’s approval of this application and
look forward to discussing it with you. Feel free to contact me if you have any questions in the meantime.

Sincerely,

<Y 04T
Stephen A. Smith, Manager
FoPa Partners, LLC
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APPLICANT INFORMATION

FoPa Partners, LLC

(314) 231-5700

Applicant’s Name

3441 Olive Street

Telephone

St. Louis, MO 63103

Applicant’s Street Address

47-4718313

City/State/Zip

Applicant’s Federal Tax Identification Number

Stephen A. Smith, Manager

(314) 231-5700

Name and Title of Responsible Officer

steve.smith@thelawrencegroup.com

Telephone

(314) 231-0816

E-Mail

c/o Lawrence Group, 319 North 4th Street--Suite 1000

Fax

St. Louis, Missouri 63102

Street Address

William J. Kuehling, Thompson Coburn LLP

City/State/Zip

(314) 552-6394

Attorney for or Authorized Representative of Applicant

wkuehling@thompsoncoburn.com

Telephone

(314) 552-7000

E-Mail Fax
One US Bank Plaza St. Louis, MO 63101
Street Address City/State/Zip



APPLICATION FOR TAX INCREMENT FINANCING
CITY FOUNDRY SAINT LOUIS AT CORTEX

PROPOSED DEVELOPMENT TEAM

(1) Provide relevant information on the Applicant’s background and development
experience. Demonstrate that the Applicant possesses the technical ability to
complete and operate the project. Include resumes of key individuals assigned
to the project.

The Applicant is an affiliate of Lawrence Group. Lawrence Group is a nationally
noted architectural and interior design firm, formed in 1983. Other affiliates of
Lawrence Group have significant experience in real estate development. Projects
completed by those affiliates include the redevelopment of the former Union
Pacific Building in downtown St. Louis and the development of the Triumph Grill
and Hotel Ignacio in midtown St. Louis. An affiliate of the Applicant is currently
in the process of developing 634 N. Grand Avenue as office, hotel and restaurant
space. See Lawrence Group resume and resumes of key Lawrence Group staff who
will be responsible for the development, attached as part of Exhibit 1. While
affiliates of the Applicant’s parent have significant development experience, the
Applicant recognizes that additional skills are needed to successfully finance,
develop, and operate the project. Therefore, the Applicant has engaged a team of
professionals, listed below, to complement the parent’s skills, abilities, and
experience. The Applicant or an affiliate is expected to develop RPA 1, described
below; the Applicant, an Applicant affiliate or other entities may develop RPAs 2,
3 and/or 4.

(2) Identify the Applicant’s consultants involved or proposed to be involved in the
project, noting relevant experience on similar projects (i.e., civil engineer, land
use planner, Applicant’s legal counsel, Applicant’s financial advisor). Provide
addresses and other contact information for each consultant.

The Applicant has engaged the consultants and other professionals listed in the
table below to assist in the development of the project. The SLDC and the TIF
Commission are familiar with many of the entities and individuals listed in the
table. Resumes for those entities and individuals are not attached but are available
upon request. Resumes for entities and individuals new to the City of St. Louis are
attached as part of Exhibit 1. Additional consultants and professionals may be
retained in the future.

Of particular importance, the Applicant has engaged Andrew Turf Senior Vice
President of High Street Retail Services for CBRE in Los Angeles, to market the
retail and restaurant components of the project to local and regional restauranteurs
and retailers new to the City and, in many cases, the region. Mr. Turf has an
extensive decade-long career in commercial real estate that includes high street
luxury retail tenant representation and landlord representation. Tenants with whom
Mr. Turf has relationships include retailers Apple, Bobbi Brown, Farfetch, Cutler &
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Gross, Linda Farrow, Soho House, Neuehouse, Alexander McQueen, Belstaff, Jo
Malone, Crate & Barrel, CB2, Williams-Sonoma, Saturdays Surf, Victoria’s Secret,
H&M, & Other Stories, and Suit Supply, and restaurant luminaires such as Nuno
Mendes (of the Chiltern Firehouse), Jason Atherton, Alan Yau, Jamie Oliver, and
Gordon Ramsay. Mr. Turf has successfully integrated such retailers and
restauranteurs in the rehabilitation of the historic 19th century Old Spitalfields
Market in East London as well as in other developments. Mr. Turf’s resume is
attached as part of Exhibit 1. The Applicant intends to intensively recruit retailers
located outside the City and the region to fill all of the development’s retail space
and believes that Mr. Turf’s expertise will allow the Applicant to achieve this goal
to the maximum possible extent.

In addition, Brad Beracha of B-Creative Concepts, a recognized restaurant creative
force, will provide his expertise for the redevelopment’s food and restaurant leasing
efforts as a member of REV Hospitality, LLC, an entity formed by an affiliate of
the Applicant to lease the retail and restaurant space from the developer and
sublease such space to retail and restaurant tenants. Mr. Beracha’s resume is
attached as part of Exhibit 1. Exhibit 1 also includes graphics showing the types
of retail and restaurant tenants targeted by the Applicant and the Applicant’s
brokers.

The Applicant has also engaged DCM Group to provide office leasing services for
the proposed redevelopment project. DCM has successfully developed and
attracted office tenants for a variety of properties in the St. Louis region. DCM’s
brochure is attached as part of Exhibit 1. DCM has engaged with Balke Brown
Transwestern, a broker who represents office tenants, to identify office tenants for
the proposed redevelopment. A letter from Balke confirming that letter of intent
negotiations are proceeding for a particular office tenant’s interest in the space is
attached as part of Exhibit 1.

The proposed development also includes an approximately 30,000 sq. ft. retail
space intended for a specialty retailer. DCM is working with L’ Corporation, a
broker who represents such tenants, to lease the specialty retail space. A letter
from L’ confirming that letter of intent negotiations are proceeding with a particular
retailer interested in the space is attached as part of Exhibit 1.
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BUSINESS ENTITIES ENGAGED
CITY FOUNDRY AT CORTEX

ROLE NAME/ADDRESS CONTACT/TELEPHONE/E-MAIL STATUS
Developer |FoPa Partners, LLC Stephen A. Smith & Amanda Auer Engaged
c/o The Lawrence Group (314) 231-5700 City Firm
319 N. 4" Street—Suite 1000 |steve.smith@thelawrencegroup.com
St. Louis, Missouri 63102 amanda.auer@thelawrencegroup.com
Architects The Lawrence Group Stephen A. Smith Engaged
& Interior | Architects of St. Louis, Inc. (314) 231-5700 City Firm
Designers 319 N. 4™ Street—Suite 1000  steve.smith@thelawrencegroup.com
St. Louis, Missouri 63102
Civil Grimes Consulting, Joe Grimes Engaged
Engineers 12300 Old Tesson Road (314)849-6100
Suite 300D joeg@grimesconsulting.com
St. Louis, Missouri 63128
TIF Thompson Coburn LLP William J. Kuehling Engaged
Counsel One US Bank Plaza (314) 552-6394 City Firm
St. Louis, Missouri 63101 wkuehling@thompsoncoburn.com
Planners  Development Strategies Larry Marks Engaged
10 S. Broadway—Suite 1500 (314) 421-2800 City Firm
St. Louis, Missouri 63102 LEM(@development-strategies.com
Lender Eagle Bank Trust Company William Springer Engaged
of Missouri (314)845-0278
5721 South Lindbergh Blvd.  wspringer@eaglebankandtrust.com
St. Louis, Missouri 63123
Account-  RubinBrown Dave Herdlick Engaged
ants One North Brentwood Blvd.  i(314) 290-3383
St. Louis, Missouri 63105 Dave.Herdlick(@rubinbrown.com
Pre-Const- S.M. Wilson and Co. Scott Wilson Engaged
ruction 2185 Hampton Avenue (314) 645-9598 City Firm
Services St. Louis, Missouri 63139 Scott.wilson@smwilson.com
Environ-  SCI Engineering, Inc. Benjamin K. Butterfield Engaged
mental 130 Point West Blvd. (636) 949-8200
Consultant :St. Charles, Missouri 63301 bbutterfield@sciengineering.com
Retail CBRE, Inc. Andrew Turf Engaged
Leasing 400 S. Hope St (424) 299-7395
Agent Los Angeles, California 90071
Office DCM Management Company Rob Goltermann Engaged
Leasing 8300 Eager Road, Suite 601 (314) 727-9300, ext 114
Agent Brentwood, Missouri 63144  rgoltermann@dcmstl.com
Food and REV Hospitality, LLC Brad Beracha Engaged
Restaurant 3441 Olive Street (314) 707-5882 City Firm
Tenant St. Louis, Missouri 63103 brad@bcreativeconcepts.com
Manager
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(3) Identify whether the Applicant or any consultant is (a) a St. Louis City
resident or firm, (b) a woman or a minority or (c) a disadvantaged business

enterprise.

As indicated in the chart above, six of the twelve participants engaged to date to
provide services for the project are businesses located in the City of St. Louis.

As the proposed development has not reached the bidding stage, the names of all
minority and women’s businesses associated with the project are not yet known.
S.M. Wilson and Co., the general contractor engaged to perform pre-construction
services for the redevelopment project, provided the following information
concerning levels of minority and women’s business and workforce participation
on the two recent projects listed below and has been recognized by SLATE’s
Executive Director for its success in minority, women’s, and City resident
workforce participation. S.M. Wilson is committed to supporting the utilization of
MBE, WBE and DBE enterprises. The developer and its general contractor will
comply with the Mayor’s Executive Order concerning MBE and WBE participation
and with the City’s workforce participation ordinance.

S.M. WILSON PARTICIPATION HISTORY

O’Fallon Park
Recreation Center IKEA
M/WBE: 54.5% 37%
Apprenticeship: 13.6% 14%
Minority Workforce: 33.4% 20%
Female Workforce: 3.7% 5%
City Resident Workforce: 16.7% 9%

Amanda Auer, General Counsel, Bridget Bogan Keitel, Senior Associate, and
Laura Conrad, Chief Financial Officer for Lawrence Group, and Barbara Geisman
of Thompson Coburn are women who are significantly involved in the project.
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PROJECT DESCRIPTION

(4) Describe the proposed project, including the size and scope and phasing of the
proposed project. Specifically outline residential development, if any, to be
included in the project.

Generallp. The Applicant plans a unique mixed-use concept for the proposed
redevelopment area, as discussed below. The Applicant has worked closely with
Cortex and Saint Louis University leadership in planning the proposed
redevelopment project. The proposed name of the new complex will be “City
Foundry Saint Louis at Cortex” which the Applicant plans to trademark. The
Applicant plans to environmentally remediate the remaining historic foundry
structures in the redevelopment area and to historically and substantially
rehabilitate them. New construction is also planned for the redevelopment area, as
described below.

LT
! b

Architectural renderings and other drawings illustrating the proposed project are
included in Exhibit 2.

Proposed Redevelopment Area. The overall proposed Redevelopment Area
includes approximately 16.7 acres located in the area bounded by South
Vandeventer, Forest Park Avenue, Prospect Avenue, and 1-64, as shown on the
map below. Approximately 10.4 acres—approximately 63% of the overall
proposed redevelopment area—are owned or controlled by the Applicant.
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As discussed below, the Applicant proposes to develop the area in four (4) phases
or Redevelopment Project Areas (“RPAs”).

The Applicant owns or controls approximately 9.7 acres, or approximately 86%, of
the approximately 11.3 acres included in proposed RPA 1. The remainder of the
RPA 1 property, except for a small outdoor advertising parcel, is owned by the
State of Missouri on behalf of the Missouri Department of Transportation
(“MoDOT”), by SLCC Real Estate LLC, an affiliate of Cortex, and by the City and
its Land Reutilization Authority (“LRA”). The Applicant is currently negotiating
with MoDOT, Cortex and the City for control of that property. The Applicant has
an option on the LRA property. The Applicant has no plans to acquire the outdoor
advertising parcel.

The Applicant owns or controls all of the approximately 1.3 acres included in
proposed RPA 2.

SLCC Real Estate LLC, an affiliate of Cortex, and MoDOT own all of the
approximately 4.7 acres included in proposed RPAs 3 and 4. The Applicant is
currently negotiating with Cortex and MoDOT for control of that property.

Additional information on the ownership of the property in the proposed
redevelopment area and the status of acquisition initiatives is provided in Exhibit
3. The Applicant does not intend to use and does not request eminent domain
authority for the proposed project.

Proposed Redevelopment Phasing. The Applicant proposes to develop the area in
four (4) phases. The proposed phases, or RPAs, are shown on the map below.
RPA boundaries are approximate and subject to change based on survey.

PROPOSED REDEVELOPMENT AREA WITH RPAs
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Proposed Redevelopment Project. The Applicant intends to develop the proposed
redevelopment area with a unique mix of uses designed to complement and
enhance the Cortex development to the east and the Saint Louis University main
campus to the north.

Phase 1, or RPA 1, will include the Project’s centerpiece, rehabilitation of the
historic foundry buildings with a new concept that has been successful in several
other cities in the United States and abroad, but has not yet arrived in the St. Louis
region. That concept integrates unique retailers and restauranteurs with a “food
hall” environment described in the July 2016 article from Restaurant-
Hospitality.com included in Exhibit 2. According to the article, the large Ponce
City Market in Atlanta and the smaller Gotham West Market in New York City are
successful applications of the “food hall” concept. Sasha Levine chronicled “The
Food Hall Revolution” in Departures magazine in March 2014: “Forget what you
know about the food court; there’s a new definition on the rise. What once conjured
images of chain restaurants and fast food is being reinvented as the latest trend in
culinary culture: the food hall, a haven for artisanal and specialty purveyors, buzzy
food stalls and upscale restaurants.” That article is also included in Exhibit 2.

The Applicant’s concept for the Foundry will integrate the new generation of food
hall with unique new retail and unique stand-alone restaurants in the Foundry
project. An affiliate of the Applicant will manage the food hall portion of the
development, including curating the different food tenants and programming
events.
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To develop this retail and food hall concept, the Applicant has engaged Andrew
Turf Senior Vice President of High Street Retail Services for CBRE in Los
Angeles. Mr. Turf has an extensive decade-long career in commercial real estate
that includes high street luxury retail tenant representation and landlord
representation. Tenants with whom Mr. Turf has relationships include retailers
Apple, Bobbi Brown, Farfetch, Cutler & Gross, Linda Farrow, Soho House,
Neuehouse, Alexander McQueen, Belstaff, Jo Malone, Crate & Barrel, CB2,
Williams-Sonoma, Saturdays Surf, Victoria Secrets, H&M, & Other Stories, and
Suit Supply and restaurant luminaires such as Nuno Mendes (of the Chiltern
Firehouse), Jason Atherton, Alan Yau, Jamie Oliver, and Gordon Ramsay. Mr.
Turf has successfully integrated such retailers and restauranteurs in the
rehabilitation of the historic 19™ century Old Spitalfields Market in East London as
well as in other developments.

Current plans for RPA 1 anticipate approximately 150,000 sq. ft. of leasable retail,
restaurant and food hall space in the former foundry complex, including a 20,000
sq. ft. of indoor common seating area conforming to the dynamic food hall
standard. In addition, the site plan for the RPA 1 area will include extensive
external public gateway spaces. Phase 1 is also expected to include a single-tenant
30,000 sq. ft. retail space in the Byco Building, an existing structure at the
northeast corner of the redevelopment area, intended for a specialty retailer. The
Applicant is in negotiations with a specialty retailer, a national company that would
be new to the City, for the Byco Building retail space.

RPA 1 is also expected to include approximately 78,000 sq. ft. of architecturally
unique contiguous office space in the former foundry complex and 30,000 sq. ft. of
additional non-contiguous office space in lower level of the Byco Building. The
Applicant is currently in negotiations with a national software developer, presently
located in Clayton and anticipating significant growth, for an estimated 35,000 sq.
ft. of the anticipated office space in the foundry complex and with an incubator
organization which is considering the location of a new innovation center in the
Foundry complex.

Equally important, Phase I will include significant portions of the extensive
infrastructure necessary to support the future phases of the development. Such
infrastructure is expected to include a new vehicular entry drive from Vandeventer
Avenue, a variety of pedestrian amenities, a new common area street-like
environment bisecting the former foundry site, improvements to the existing public
streets within and adjacent to the development, a new multi-level 175,000 sq. ft.
parking structure with approximately 500 spaces, other parking facilities, and
utility relocations and reconfigurations.

A “high-line” elevated railroad trestle also bisects the foundry site portion of the
development. The Applicant is in negotiations with the Norfolk Southern Railway
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Company, which controls portions of the rail right-of-way, and with Great Rivers
Greenway, and will attempt to improve that right-of-way as a unique pedestrian and
cycling feature that connects the development to other portions of the Great Rivers
Greenway trail system.

The concept plans below show the currently anticipated RPA 1 retail, restaurant,
food hall, office, parking structure and site improvement layouts. Architectural
renderings and drawings illustrating the proposed project are included in Exhibit 2.

RPA 1 CONCEPT PLANS
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Phase 2 is intended to consist of a residential tower on the northern edge of the
redevelopment area facing Forest Park Avenue. At this time, it is anticipated that
the tower will be an approximate 380,000 sq. ft., 24-story structure that offers
approximately 280 market rate studio, one-bedroom and two-bedroom residential
apartments. The building is also expected to include a community room, fitness
center, a pool and structured parking as amenities for its residents.

Phase 3 is expected to occupy a portion of the proposed redevelopment area
currently and primarily owned by a Cortex affiliate and to consist of a new multi-
story office tower and associated parking and retail/restaurant space fronting
Vandeventer Avenue.

Phase 4 is expected to occupy the remaining portion of the proposed
redevelopment area currently and primarily owned by a Cortex affiliate and to
consist of an additional new multi-story office tower and associated parking and
retail/restaurant space fronting Vandeventer Avenue.

In order to upgrade and rectify the current potential health hazards and obsolete
condition in the proposed redevelopment area, the Applicant plans to conduct a
thorough renovation that will include the abatement of environmental concerns and
the full replacement of the plumbing, mechanical, electrical, and fire-safety
systems.

The following graphic shows the conceptual plan for the overall proposed project.

(5) Define the boundaries of the proposed TIF area by address and locator
number(s). Include a map of the proposed TIF area.

A table showing all of the parcels in each proposed Redevelopment Project Area is
provided in Exhibit 3. The table provides locator numbers, owner names, property

-11 -
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addresses, and current assessed values for each parcel, as well as the status of
acquisition initiatives.

Several maps of the proposed redevelopment area and photographs of the existing
properties are also included in Exhibit 3.

(6) Identify the property which is currently in the control of the Applicant via
ownership or option. If under option, note the option expiration date.

The table provided in Exhibit 3 also shows the site control status for each parcel
within the proposed redevelopment area. The Applicant owns or is currently
negotiating for the acquisition of all of the parcels in the proposed redevelopment
area except for a small outdoor advertising parcel. This application does not
request and the Applicant does not intend to use eminent domain for the acquisition
of any parcels within the proposed redevelopment area.

(7) Is the property currently zoned for the proposed use? If not, what zoning
change will be required?

The entire proposed redevelopment area is currently zoned “K” Unrestricted. This
zoning designation allows general and professional offices, retail stores, wholesale
distribution, parking facilities, wholesale businesses, manufacturing, and
warehousing. A zoning variance or zoning change will be required for the
residential tower planned for Phase 2.

We have been advised by the City’s Planning and Urban Design staff that all of
proposed redevelopment area is designated in the City’s Strategic Land Use Plan as
a “Specialty Mixed Use” area, defined in the Plan as “Areas like Downtown St.
Louis where it is intended that a unique mix of uses be preserved and developed.”
The proposed redevelopment clearly fits within this designation.

(8) Will the proposed project result in the relocation of residential, commercial or
industrial facilities? If so, discuss the nature of any anticipated relocations.

All of the property in the proposed redevelopment area is vacant, except for the
RPA 3 and 4 parcels currently owned by Cortex and the outdoor advertising parcel.
The Cortex parcels are currently being used by Spire, formerly the Laclede Gas
company, for storage and construction staging—Spire understands that its use of
the parcels is temporary and will end when development is ready to commence,
whether such development is by the Applicant or by others. The Applicant does
not at this time intend to acquire the outdoor advertising parcel. Therefore, it is not
anticipated that any permanent location will be required for any of the development
proposed.

-12-
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(9) Specifically describe the public benefit to the City resulting from the
development of this project.

The proposed redevelopment project will provide several important public benefits
to the City of St. Louis.

First, the majority of the proposed redevelopment area is vacant and a very
unattractive eyesore, in a highly visible corridor adjacent to both a major City
arterial and Interstate 64. The blighted condition of the property, as described in
the blighting study attached as Exhibit 6, detracts from the appeal of the City of St.
Louis, Saint Louis University, and the emerging Cortex district. The attractive
redevelopment and adaptive reuse proposed for the area through completion of the
proposed project will eliminate the eyesore and enhance the viability of the
surrounding area by establishing this property as a unique and important retail and
commercial destination in Midtown St. Louis.

Second, it is anticipated that the project can create or attract approximately nearly
1,800 full time-equivalent permanent jobs, as detailed in the chart attached as
Exhibit 4.

Third, the project is expected to create a significant amount of desirable new and
attractively rehabilitated office space that will attract occupants not currently
located in the City. The new office space will be architecturally unique consistent
with the “creative environment” that high-tech innovative companies seek—as a
result, it is expected that most of the occupants of the office space will be new to
the City. Even with an approved TIF, those new occupants are expected to
generate significant amounts of new earnings and payroll tax revenue for the City,
as detailed in Exhibit 5.

Fourth, even with TIF, the proposed project will create a significant amount of new
destination retail that is expected to generate significant amounts of new sales and
other tax revenue for the City, as detailed in Exhibit S5, without creating a
disproportionate new demand for City services. As discussed above, targeted
tenants for the project’s retail areas are vendors new to the region and new to the
City.

Fifth, construction of the proposed new residential tower will provide opportunities
for new residents to locate in the City, particularly for employees of Cortex
businesses, Saint Louis University, and the Washington University Medical Center
complex, enhancing the likelihood that such employees will spend more of their
disposable income in the City.

Finally, the redevelopment project’s adaptive reuse of unique historic structures
will help preserve the City’s architectural heritage and an historic building complex
that is a Midtown landmark.
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STATUTORY ELIGIBILITY REQUIREMENTS

(10) State the need and justification for TIF assistance. Explain how the Applicant
intends to demonstrate compliance with the “but for” test. Discuss methods
taken to explore alternative methods of financing.

As indicated in the development and operating proforma included in Exhibit 5, the
proposed redevelopment is not feasible without TIF assistance. As further
evidence that TIF is necessary to enable this development to proceed, at least one
other developer previously attempted to redevelop this site without success. That
developer planned to demolish the entire site and construct suburban retail shops.

In addition, the magnitude of the proposed project involves significant construction
of costly infrastructure that will produce little or no operating revenue. Those
infrastructure improvements include replacement of outdated and inappropriately
located utilities, new pedestrian and vehicular rights-of-way, upgrades to existing
streets, new public gateway spaces, parking facilities, and extensive work to
connect the Great Rivers Greenway trail through the development.

In addition to tax increment financing, the Applicant is seeking Missouri
Brownfield tax credits to offset a portion of the cost of environmentally
remediating the site and federal and Missouri historic tax credits to offset a portion
of the costs of historically rehabilitating the remaining structures in the area. The
Applicant also intends to form a Transportation Development District to assist in
financing a portion of the transportation-related infrastructure costs as well as a
Community Improvement District to assist in financing the development costs and
provide funds for enhanced management of the completed project. The estimated
impacts of all of these additional incentives on the project’s estimated development
budget are illustrated in Exhibit 5. However, as Exhibit 5 demonstrates, the costs
developing the unique proposed project cannot be supported by the above
incentives and the income-producing uses proposed for the redevelopment area
alone.

Therefore, but for the approval of tax increment financing for the project, the
redevelopment project will not proceed.

(11) Discuss the condition(s) that would qualify the proposed TIF District as a
“blighted area” or “conservation area,” as defined under Mo. Rev. Stat.
99.805.

The Applicant has retained Development Strategies to prepare a formal blighting
study for the proposed redevelopment area. That study is attached as Exhibit 6.
As noted in the study, the majority of the property within the proposed
redevelopment area is currently vacant and in poor condition and has been
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abandoned for nearly a decade. The majority of the property is also
environmentally contaminated with of asbestos, manufacturing material/waste,
heavy metal-impacted masonry, foundry sand, and impacted soil and fill materials.

In addition, the proposed redevelopment area in its current condition suffers from
poor security, and inadequate lighting, and outdated fire safety mechanisms. These
conditions pose risks to public safety responders and trespassers—the site’s
prominent vacancy makes it a constant target for vagrancy. The site’s current
condition is also conducive to breeding a variety of vermin.

The combination of these factors result in this site constituting a menace to the
public health, safety and welfare and the Applicant is confident that the proposed
redevelopment area qualifies as a “blighted area” as defined in Section 99.805
RSMo.

(12) Attach a letter from a financial institution indicating (a) that the Applicant has
sufficient financial resources to obtain the private financing for the project
and (b) that the financial institution is committed to provide such private
financing, subject to normal underwriting criteria.

See Exhibit 5.
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PROJECT COSTS/FINANCING

(13) Identify sources, amounts, and status of all debt financing and/or equity
funding available to complete the project. Does the Applicant anticipate the
debt to be privately financed by the construction lender or developer or
publicly sold? With respect to each source of funds, identify a contact person
who can verify such source.

See Exhibit 5 for a detailed project budget including estimated sources and uses of
funds. As indicated in the Exhibit, the Applicant anticipates financing the project
with a combination of private debt and equity, federal and Missouri tax credit
equity and sales proceeds, Community Improvement District (“CID”) and
Transportation Development District (“TDD”’) debt and TIF debt.

The Applicant anticipates that the Missouri tax credits will be sold to Missouri
taxpayers and the sales proceeds invested in the project and that a federal investor
will become a partner in the development entity and contribute federal historic tax
credit-based equity. The Exhibit estimates the credit values; actual credit values
will depend on definitive tax credit purchase terms and investment structures. If
actual value of the credits is less than anticipated, the Applicant will value-engineer
the project and adjust the budget to accommodate the reduction.

The Applicant anticipates that private bridge financing will provide a portion of the
required construction period funding based on the anticipated amount of TIF
financing and monetized CID and TDD revenues, and the anticipated amounts of
federal and Missouri tax credits. A construction lender is expected to provide
interim first mortgage debt financing for the project based on the debt that can be
supported by the completed project. The Applicant also anticipates that a portion
of the development fee associated with the project will be deferred because sources
of funds available will not support payment of the full fee.

The Applicant anticipates that the City will issue a tax increment financing note
(“TIF Note”) in an agreed-upon amount for each RPA after each phase is complete
and that debt service will be paid on such notes with TIF revenues and CID and
TDD revenues. The Applicant will work with the City to structure the TIF Notes in
a manner acceptable to the City. The Applicant anticipates using the TIF Notes and
associated TIF, TDD and CID revenues as collateral for interim bank or investor
loans until permanent financing instruments can be issued to refinance the Notes.

The Applicant has invested significant effort in estimating the costs of developing
RPA 1 and that effort is reflected in the budget included in Exhibit 5.
Nevertheless, those estimates are a work in progress and are subject to change. The
Applicant will provide a definitive TIF request and budgets for each of RPAs 2, 3,
and 4 when the applicant requests TIF approval for each remaining RPA.
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(14) Provide an outline of the costs associated with the development of the
proposed project(s) and related parcel or parcels located within the TIF area.
Identify in the outline those costs you would propose to fund with TIF and the
proposed payback time frame. Also show:

a. What percent the proposed TIF would be of the total overall anticipated
development budget.

b. Schedules demonstrating that projected PILOTS and EATS will cover the
projected TIF debt service in each year after completion.

c. Percent of the overall TIF budget to be invested in public infrastructure.

Exhibit 5 provides an estimated project budget for RPA 1. All of the estimates
included in Exhibit 5 are preliminary only and are subject to change.

The Applicant anticipates that costs funded with the proceeds of TIF financing may
include, but are not limited to, architectural, engineering, legal, marketing,
financing, property assembly, site grading, building reconstruction, and
infrastructure. Tax increment financing may also be used to offset a portion of the
costs of rehabilitating the existing structures within the proposed area.

It is anticipated that “statutory” tax increment financing proceeds in the requested
amount of $19.4 million will cover approximately 14.5% of the estimated $134.2
million RPA 1 development costs.

As detailed in Exhibit 5, infrastructure costs are estimated at approximately $37.8
million, or 28% of RPA 1’s $134.2 million total estimated costs. Because a large
multi-parcel area must be reconfigured and made development-ready, infrastructure
serving the entire development must be constructed as part of the RPA 1 project.

The Applicant will provide projections of TIF PILOTs and EATs anticipated to be
available to service RPA 1’s requested TIF debt as part of Exhibit 5 prior to the
TIF public hearing.

(15) List other public incentives, if any, which are being sought by the Applicant in
furtherance of this project.

As indicated in Exhibit 5, the Applicant is seeking federal, state and City
incentives in furtherance of its proposed redevelopment project, in addition to TIF.

City assistance to be requested for the project includes real property tax abatement
as well as TIF. As indicated in the Applicant’s cover letter, the proposed
redevelopment area overlaps an area for which it is believed that affiliates of Saint
Louis University are considering Chapter 353 designation and associated tax
abatement. The Applicant intends to request tax abatement either through the
University’s Chapter 353 structure or through an independent redevelopment
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structure that will provide ten (10) years of full real property tax abatement and an
additional fifteen (15) years of 50% abatement.

The Applicant is also seeking Missouri Brownfield tax credits to offset a portion of
the site’s environmental remediation costs and federal and Missouri historic tax
credits to offset a portion of the costs of rehabilitating the areas historic structures.

The anticipated CID and TDD are expected to assist in financing a portion of the
development’s infrastructure and other costs. The Applicant anticipates monetizing
100% of an anticipated 1% TDD sales tax and 50% of an anticipated 1% CID sales
tax for those purposes, as well as monetizing a CID special assessment on retail and
restaurant uses equal to approximately 50% of what would have been paid with
respect to those uses if tax abatement were not in place. It is estimated that the
monetized CID and TDD revenues will debt service $18.1 million, or
approximately 13.5% of RPA 1’s estimated cost. The remaining 50% of the CID
sales tax will be used to provide special services, in addition to customary services
included in operating expenses, such as security and programming within the
proposed redevelopment area to enhance the development’s success. Enhanced
success will benefit the City with enhanced tax revenues and an improved image.

The estimated impact of all of the above incentives on the project’s estimated
development budget is illustrated in Exhibit 5.

(16) Provide a pro forma financial statement, showing the projected capitalization
rate if the project is built without TIF assistance, and the projected
capitalization rate if the project is built with TIF assistance.

To be provided as part of Exhibit 5 prior to the TIF public hearing.

(17) In one page or less, discuss and document information used to describe the
market feasibility of each element of the proposed project. If a formal
feasibility or comparable studies have been prepared, attach such reports as
an appendix to this application.

See Exhibit 7. Development Strategies is preparing a market assessment which
will be provided prior to the TIF public hearing.

(18) On a revenue worksheet, estimate the incremental property taxes and
economic activity taxes to be generated by the project.

To be provided as part of Exhibit S prior to the TIF public hearing.

(19) Provide an estimate of the market value of all fixtures and equipment to be
used by all owners and tenants that will be taxed as personal property.

To be provided as part of Exhibit 5 prior to the TIF public hearing. The value of
the personal property will vary over time due to depreciation and replacement.
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ECONOMIC IMPACT

(20) Who will own the developed property?

It is anticipated that the Applicant or a to-be-formed affiliate of the Applicant will
own all of the developed property in proposed RPA 1. The Applicant or its affiliate
may own portions of the developed property in RPAs 2, 3 and 4 but may also
assign the development rights for all or a portion of the property in those phases to
one or more sub-developers.

(21) Estimate the total number of jobs that will be created by this project.
Describe (a) the potential for hiring such persons from the local population
and (b) the skill and educational levels, and range of salary and compensation,
for jobs expected to be created.

As indicated in Exhibit 4, it is anticipated that the first phase of the redevelopment
project will create or attract approximately 860 full-time equivalent permanent jobs
new to the City of St. Louis. Because many of the retail and restaurant jobs will be
entry level, it is anticipated that many of those jobs may be filled from the local
population. It is not expected that a large percentage of the office jobs can be filled
from the local population because (a) many of those jobs are expected to be
relocated from non-City parts of the region; and (b) the new office space is
expected to be occupied by businesses and activities that require high levels of skill
and education. However, some office jobs may be available to the local
population. The Applicant will work with the St. Louis Agency for Training and
Employment (“SLATE”) to recruit and employ neighborhood and City residents.

The food hall and surrounding retail spaces are expected to employ managers,
service staff, cooks, bussers, and retail clerks in the following broad categories and
distributions: 33% management staff, 32% “front of house” staff, and 35% “back of
house” staff.

Education requirements will range from a high school education for the lower-level
retail/restaurant jobs to advanced degrees for many of the office employees, and
minimum wage to full salary positions. The developer will work with SLATE to
employ neighborhood and City residents.

The table in Exhibit 4 shows estimated average annualized wages for each full-
time equivalent job, in addition to numbers of jobs estimated for each type of use
proposed for the redevelopment area.

As indicated above, an incubator organization is also planning to locate an
innovation center in City Foundry Saint Louis with the possibility of occupying up
to 30,000 sq. ft. of RPA 1’s office space. The new innovation center will support
entrepreneurs in new business enterprises and will champion those businesses from

-19 -



APPLICATION FOR TAX INCREMENT FINANCING
CITY FOUNDRY SAINT LOUIS AT CORTEX

incubator to storefront by providing creative ideas, marketing, legal assistance, and
temporary or permanent physical office space. The Center’s goal is to generate as
many as 20 - 30 new jobs and internships each year, the majority of which are
expected to be located in the City, through its development of new businesses. The
Center will work closely with other drivers of economic growth in the Midtown
area, including Cortex, CIC, BioSTL, BioGenerator, ITEN, TechShop and
numerous others. The organization believes that its innovation center will bring
direct economic benefit to the St. Louis region.

(22) Briefly describe the “economic and quality of life” benefits of the proposed
project to the City.

The proposed redevelopment area has been almost entirely vacant for nearly a
decade and, as discussed above, is an eyesore in the midst of ongoing adjacent
redevelopment efforts. The proposed redevelopment project will eliminate the
area’s current negative influence on surrounding redevelopment initiatives as well
as add a unique and attractive City retail destination offering products not currently
available within the City’s boundaries—the proposed project is expected to
transform the area into a rich blend of arts, culture, retail, food and performances
that will attract County residents and visitors from outside the region as well as
City residents. The redevelopment project is also expected to offer attractive and
unique new office space that will appeal to businesses now located in the suburbs
and businesses from outside of the region as well as growing City entrepreneurs.

The tables provided in Exhibit 5 shows the estimated tax revenues that will be
generated for the City while the TIF is active and when TIF financing for the area
ends.

(23) Describe how this project might act as a catalyst for nearby development
and/or help stabilize adjacent neighborhoods.

The proposed redevelopment area is located immediately east of the Cortex
Innovation Community and immediately south of Saint Louis University’s main
campus.

The revival of the 200-acre Cortex Innovation Community in Midtown St. Louis
has been underway for more than a decade. This district is home to the Center for
Emerging Technologies, TechShop, Venture Cafe, Pandora Music, and Uber, as
well as numerous tech startups and bio-engineering innovators. More than 2,500
technology-related jobs have been created in the Cortex area. Employment in the
Cortex area is expected to grow to 13,000 permanent jobs and more than 4.5
million square feet of mixed-use development.
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Saint Louis University’s main campus is home to approximately 16,000
undergraduate students who are expected to patronize the redevelopment project’s
retail and food hall venues.

The proposed redevelopment project will enhance the attractiveness of both Saint
Louis University and Cortex by eliminating the area’s current negative influence
and providing another attraction and living opportunity for the young professionals
who are populating the University’s faculty, administration and graduate programs
and employed within Cortex and the Washington University Medical Center.

Redevelopment of the area immediately south of I-64 adjacent to the proposed
redevelopment area is proceeding slowly. That area includes the Armory building
as well as other sites with potential for redevelopment. It is envisioned that the
proposed Foundry redevelopment area can be connected to the area to the south by
using rights-of-way beneath the elevated portion of [-64 and by utilizing rights-of-
way available to Great Rivers Greenway. Those potential connections would
enhance the redevelopment potential of the area south of [-64, as would eliminating
the blighted conditions that the former foundry buildings now present.

Since the Foundry redevelopment concept was publicly announced in January
2016, the Armory building and the adjacent warehouse building have been acquired
by Green Street Development. In addition, the Habitat for Humanity property
immediately to the north of the proposed redevelopment area has recently been
listed for sale—it is anticipated that the Habitat property will be sold to an entity
that will produce economic benefit for the City significantly in excess of the
economic benefit now provided by the Habitat operations. The Applicant believes
that the announcement of its Foundry development has catalyzed the positioning of
the Armory/warehouse property and the Habitat property for development and that
additional the Foundry development will also stimulate other development activity
in the areas adjacent to the proposed project.
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ADDITIONAL INFORMATION -
COMMERCIAL PROJECTS

(24) Identify any proposed/potential tenants of the project. Have leases been
negotiated or signed? What type of lease is contemplated?

A large national high-tech software development company now located in Clayton
is currently in the process of investigating an office space lease for approximately
30,000 - 35,000 square feet of office space in RPA 1. In addition, an incubator
organization is planning the location of a 30,000 sq. ft. innovation center in RPA 1.

A national specialty retailer without a current City location is negotiating a letter of
intent to lease 30,000 square feet in RPA 1°s Byco Building.

The Applicant is designing the proposed redevelopment to be similar to Ponce City
Market at the Historic Sears, Roebuck & Co. Building in Atlanta, Georgia, but with
a unique midwestern St. Louis flavor. The Applicant believes that the proposed
redevelopment will capitalize on the cultural, creative and artistic flair that is
making the City of St. Louis—the most affordable city for young professionals as
well as one of the fastest growing startup scenes in the nation—a midwestern gem.
With its vibrant food hall and retail market and unique office space and residential
apartments, City Foundry will offer a dynamic mix of chef-driven restaurants and
market stalls offering a variety of national retail products as well as unique local
and regional handcrafted market goods, celebrating everything the City and the
midwest have to offer. The energy and spirit of St. Louis will be obvious as
customers stroll through City Foundry.

(25) Demonstrate how the redevelopment will serve to stabilize areas that have or
will likely experience deterioration.

Eliminating the blighting influence of the Federal Mogul property will help
stabilize the Cortex and Saint Louis University areas to the east and south. The
proposed redevelopment will contribute to the overall development of the Midtown
area and help to arrest future blight in other parts of the community.

In addition, as discussed in more detail above, redevelopment of the area
immediately south of [-64 adjacent to the proposed redevelopment area is
proceeding slowly. Potential connections between the proposed redevelopment
area and the area south of 1-64 can enhance the redevelopment potential of the area
south of [-64.
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(26) Demonstrate how the project will either attract customers from outside the
City or provide retail/services currently in short supply in the City. Discuss
how the new uses might impact nearby competition.

The proposed redevelopment project is expected to both attract customers from
outside the City as well as offer new opportunities for City residents and others to
purchase retail goods in the City.

As indicated above, a primary focus of the Applicant’s leasing and marketing effort
is to attract retail sellers both new to the City and new to the region. Retailers new
to the region will attract customers from outside the City; retailers new to the City
will offer City residents opportunities to spend their disposable incomes on
purchases that generate City tax revenue. In addition, the realized food hall
concept, unique within the region, will be a destination attraction for both out of
town guests and for St. Louis metropolitan area residents. The Applicant believes
that the Project will positively impact other nearby businesses by creating synergies
and attracting more visitors to the Midtown District who will spend money at other
local attractions and venues as well as at the Foundry.

The redevelopment project is expected to enhance the attractiveness of Cortex as a
place to work and do business and the attractiveness of Saint Louis University as a
higher education choice. It is expected that the redevelopment project will generate
more potential customers for other businesses in the Midtown and Central West
End areas as well as for retailers and restaurants located in City Foundry. The new
and unique office space to be offered within the Foundry redevelopment is
expected to attract jobs with high salaries in emerging life science and technology
companies—those new workers will also be new prospective customers for other
businesses in the Midtown and Central West End areas.

In addition, with future access to the Great Rivers Greenway trail network and
MetroLink, the Foundry will offer a unique destination for customers who prefer to
reach their destinations by bicycling, walking or public transportation, as well as
residents and workers who would like to eliminate their dependency on the
automobile. City Foundry will offer the possibility of a healthy, car free lifestyle
which also has the potential to attract new customers for all of the area’s
businesses.

(27) Identify businesses of similar types that will be competing with the TIF area
businesses.

The new office development is intended to attract new office businesses from
outside the City and outside the region; the new residential tower is intended to
attract new City residents. Those new workers and residents will bring new
customers to the City and the redevelopment area.
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It is intended that the proposed redevelopment area will become home to retailers
and restaurants that are unique within the City and in the overall St. Louis region.
The food hall concept will also be unique to the St. Louis region. It is anticipated
that the new development will encourage workers within Cortex, the Washington
University Medical Center and Saint Louis University to remain in the City during
non-work hours and spend their disposable income in the City rather than in the
surrounding suburbs.

While redevelopment area businesses may compete with some existing City
restaurants, it is anticipated that the overall market for restaurant services will grow
as a result of the proposed project and that the redevelopment’s impact on existing
businesses in the City will not be significant.

-4 -



APPLICATION FOR TAX INCREMENT FINANCING
CITY FOUNDRY SAINT LOUIS AT CORTEX

ADDITIONAL INFORMATION -
RESIDENTIAL PROJECTS

(28) Outline how this project will help fulfill a significant need for diverse income
housing in the City, and how it will impact public services of the City and the
other taxing districts.

A new market rate residential rental tower is planned for Phase 2 of the proposed
redevelopment project. The Midtown area already is home to significant amounts
of affordable and student rental homes as well as luxury condominiums. The
addition of a new market rate residential rental tower will complement the range of
housing opportunities that already exist within the area and provide an attractive
living option for Cortex, Saint Louis University and Washington University
Medical Center workers.

It is anticipated that the proposed redevelopment will reduce the need for public
services in the area by eliminating the area’s current potential for vagrancy and
fires. It is also anticipated that new public service demand within the
redevelopment area will be minimal—the new development’s operators will
provide trash removal and security services at no cost to the City and will pay
established rates for new sewer and water infrastructure and ongoing water and
sewer service consumption. Finally, while it is anticipated that the new residential
tower will attract new residents to the City, it is not anticipated that the tower will
attract families with children who will use the City public school system.

(29) Demonstrate how the redevelopment will serve to stabilize neighborhood areas
that have or will likely experience deterioration.

Please see the various discussions above.
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SCHEDULE

(30) Provide a preliminary project implementation schedule.

The anticipated schedule for project implementation is provided below. This
schedule is preliminary and subject to change.

MILESTONE PROPOSED/HOPED-FOR DATE

TIF Application Submission

Week of August 15, 2016

TIF Committee Meeting

To Be Determined

TIF Commission Meeting
(Set public hearing)

Wednesday, September 14, 2016
(Regular Date)

TIF Commission Meeting

(Hold public hearing; make recommendation)

Wednesday, November 2, 2016
(Special Date)

Board Bills to Board of Aldermen
for Introduction

Tuesday, November 15, 2016

Board Bills Introduced

Friday, November 18, 2016

Committee Hearing on Board Bills

Week of November 21, 2016

Second Reading of Board Bills

Friday, December 2, 2016

Perfection of Board Bills

Friday, December 16, 2016

Third Reading/Final Passage of Board Bills

Friday, January 6, 2016

Mayor Signs Board Bills

Monday, January 16, 2017

Effective Date of Board Bills

Wednesday, February 15, 2017

Groundbreaking—RPA 1

Spring, 2017

Completion of Construction—RPA 1

Fall, 2018

Grand Opening—RPA 1

Fall, 2018

The above schedule is preliminary only and is subject to change.
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APPLICANT CERTIFICATION

I hereby certify that all the information in this application is true and complete to the best
of my knowledge.

V11 <O 0»
\“ //k /) \ Manager, FoPa Partners, LLC -1 T1- 1 (p

Appliear’s Signature Title Date
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EXHIBIT 1
APPLICANT, KEY STAFF AND KEY CONSULTANT RESUMES

RESUMES
| DA S 1 (o1 C € 5 (111 JO PSRRI 1-1
SEEVE SIMItH 1. e 1-23
AMANAA AUCT ...ttt ettt ettt e bt et e b e saee e 1-24
G. TOAd ROGAN ..ottt ettt ettt et ebeenaaeenne 1-25
Laura Conrad ........oocueoiiiiiiee e 1-26
Bridget Bogan KeEitel ..........ccciiiiiiiiiiiieiecieee et 1-27
GrIMES CONSUITINE ....veiieiiieiiiiece ettt et e et e e s te e e enbeeessaeeessseeesseeenns 1-28
Andrew Turf, CBRE L0OS ANZEIES ......cceieiiiiiiiiieiieeiiece ettt 1-29
Paul D. Fusz, Jr., CBRE St. LOUIS ...ccceeiiiiiiieiieeceee e 1-30
Brad Beracha, REV Hospitality, LLC ........ccccociiiiiiiiiiiieececeeeeee e 1-31
Rob Goltermann, DCM Marketing ...........cccuveeiiiieiiieeiiieeiieeees et seee e e e eevee e 1-33

LETTERS OF INTENT
NEGOTIATION DOCUMENTATION

Letter from Broker for Prospective 30,000 Sq. Ft. Retail Tenant............cccccccvveeeuvennnee. 1-34
Letter from Broker for Prospective 25,000 Sq. Ft. Office Tenant..........c.ccccccevuereennnne. 1-35

TARGETED TENANTS

RETALL ..ottt ettt ettt et e e e et e e e e et e e e e e et et e e e e et et e eaeeeeaaaees 1-36
RESTAUTANT . ..o e e e et e et e e e et e e e e e e e e e e e e e enaaeeeeees 1-37
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Miszion: To Help Our Clients Realize Their Dreams

Our missicn has remained consistent since our founding and
remains the focus of everything we do. Actively seeking to
understand our clients' dreams, values, and goals, and then
warking aggressively to achieve them is the foundation of our firm.

National Practice
Lawrence Group was founded in 8t Louis, Missouri, and now
operates offices in 8t Louls, Austin, Charlotte and New York,

Markets and Services

Lawrence Group has developed design expertise specializations
for particular building types and businesses, including civic,
commercial, community, education, healthcare, hospitality,
housing, media and workplace. Our serviges include architecture,
Lawrence Group was  interior design, planning, landscape architecture, graphic design,
development and construction,

founded in 1983 as an

Lawrence Group Architects is organized into studios, with each

studic specializing in a particular market sector. This specialization

anq planning firm. We have has allowed professionals at Lawrence Group Architects to obtain
In-depth, focused expertise in each respeciive building type.

architectural, interior design

a staff of more than 180,

Lawrence Group Celors is an interior design company and is

dedicated to interior master planning. It is the aim of the interiors

interior designers and LEED®  studio to understand the culture and business goals of each client
and translate them into a vision for the future.

incitding registerad architects,

accredited professionais.
Lawrence Group Properties provides in-house, comprehensive
real estate development services to our clients and developers.
The company oversees aspecits of development projects
ranging from validating project feasibility, assistance in property
acquisition, identifying financing alternatives, assisting owners
during construction and tax credit monetization

Lawrence Group Projects’ project delivery team brings extensive
and valuable experience in project development and building
construction. They have a demonstrated record of achievement
with establishing and developing marketfocused eams to deliver
complex, aggressive, schedule-driver construction services,

Principal Commitment

Lawrence Group's principals remain actively involved throughout
the course of each project. This provides a high level of project
leadership and the ahility to aliocate appropriate rescurces fo the
project as required.
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Lawrence Group was founded in 1883 by Stephen Smith, David
Ohlemeyer, Faul Doerner and Linda Loewenstein, who brought
together a common culiure and value set that has remained
consistent throughout the Iife of the company,

These core values guide our everyday decisions, our atutudes and
our business approach, and they may be articulated as follows:

Legendary Customer Semvice

We pride ourselves in being proactive, responsive, flexible, in
doing what we say we will do and, in fact, exceeding our clients’
expectations. This is, after all, your project We are a part of the
team helbing you realize your dreams.

Inspiring Inchividual Growth And Creativity

We recognize that everyone must have the chance fo continue to
grow and develop as individuals, and Lawrence Group supports
individual initiative, imagination and design excellence.

Growing A Universe OF Great Relationships

Much of our growth has resulted from the loyalty we give and
receive, We continue to work for clients who started out with us
in 1983 as well as our long-standing partners and vendors, We
want fo continue to build on our existing relatonships and grow
new relationships through loyalty, trust and legendary customer
service.

Having Fun and Celebrating Mutual Success

Inall of this, it Is imperative to enjoy what one does. It is equally
imperative that the procass of working with Lawrence Group is as
enjoyable as possible for each of our clients. As our client, you are
ermbarking onan exciting adventure, We think it should be fun.

The Business Of Architecture

Certainly we wish and need to be prefitable as a company,;
however, we also must understand how our clients” businesses
work, what their business goals and budgets are for each project,
and how architecture advances those goals within those budgets.
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2016
Top 100 Giants
Interior Design Magazina

2015
Top 300 Architecture Firms
Architectural Record's annual ranking

Top 500 Design Firms
Engineering News Record's annual ranking

Midwest Top Design Firms
Engineering News Record annual ranking

Top 100 Giants
Interior Design Magazine

Top 100 Hospitality Giants
Interior Design Magazing

Top 40 BHealthcare Gants
Intericr Degign Magazing

Largest Interior Design Firm
St Louis Business Journal anhual ranking

7th Largest Architecture Firm
St. Louis Business Journal annual ranking

Award of Mernit, Champions Level
Presented for the St, Louis Green Business Challenge

Outstanding Design
Presented by American School & University Educalional Interiors
Showease for Saint Louis University Law School Renovation

Silver Award
Presented by Building Design + Construction's Annual
Heconstruction Awards for Sun Theater

Most Enhanced Award
Fresented by Landmarks Association of St Louis for Bissinger's
Hand Crafted Chocolatier Headquarters and Production Facility

Most Enhanced Award
Fresented by Landmarks Association of St. Louis for Union
Station

Award of Ment
Presented by ENR Midwest's Best Projects for St Mary's Health
Replacement Hospital.
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Thea Award
Fresented by Themed Entertainment Association for The Grand
Hali Experience at St Louis Union Station

2014
Top 3600 Architecture Firms
Architectural Record's annual ranking

Top 500 Design Firms
Engineering News Record’'s annual ranking

Top 100 Giants
Interior Desigh Magazine

Top 40 Healthcare Giants
Interior Design Magazing

Top 100 Hospitality Giants
Intericr Design Magazine

Midwest Top Design Firms
Engineering News Record annual ranking

2nd Largest Interior Design Firm
St Louis Business Journal annual ranking

6th Largest Architecture Firm
St Louis Business Journal annual ranking

Partnering Award
Presented by the St. Louis Council of Construction Consumers
for the SSM St. Mary's Health Center Replacement Hospital

2014 Late Summer/Early Fall Landscaping Award Tor
Outstanding Appezarance of Premises

Presented by The Beautification Commission of The City of
Bridgeton for Veronica House

Outstanding Praiect
Presented by Learning by Dasign for the University of Texas at
Austin Belo Center for New Media

DoubleTree Deal of the Year
Presented by Hilton Worldwide for Broadway DoubleTreg

Award of Mernt, Small Projects
Presented hy ENR Midwestfor Union Station Grand Hall and
Market

Most Enhanced Award
Presented by Landmarks Association of St Lows for Sun Thieater

s
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Preservation Experis
Lawrence Group has frue expertise and passion for presenving
historic structures.

Our renovation porifolio exceeds ane billion dollars in construction
value and we have completed preservation and restoration projects
ranging in size from a few thousand square feet to more than half
a million square feet We continually explore historic buildings to
find creative solutions that modermize the structure while being
sensitive to the buildings' previous life.

Our integrated services team includes developers, architects,
constructors, accountants and legal counsel all under a single
enity, Thie vertical integration provides our clients with a seamless
process from project conception fo key turn.

Statistics,
Tax Credit Experience
Construction value over $500,000,000

Awards & Recognition
14-time Landmark Assogiation of St Louis Most Enhangced
award winner

Milestones

Lawrence Group's corporate headquarters, renovated by
Lawrence Group in 2005, is the first historie building in Missouri
to receive LEED Silver certfication

GROUF /m
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Lawrence Group Properties provides a broad rangeof developrent
and property managernent services to internal and extrenal clients.
Working closely with owners, tenants, architects, interior designers
and construction managers, Lawrence Group Properties brings a
synergetic, new dimension to the overall project. Lawrence Group
Froperties was created in 2002 to provide in-house real estate
development services fo our clients.

General Services
The services provided include:
» Assistance in property acqguisition
+  Validation of project feasibility
*  Preparation of development budget
*  Preparation of post-development operating budget
*  |dentification, guantification and closure of all available
financing sources
¢ Construetion financing
+  Permanent financing
¢ Tax Increment Financing (TIF)
*  Federal and State Historic Tax Credils
*  State Brownfield Tex Credits
*  Otherapplicable tax credit programs
* Goordination-of various consultanis, including legal,
accounting, and envirenmental
*  Planning and coordination of post-development marketing,
sales, and leasing activities

Development Services

The services provided include:

=  ProjectFeasibility Analysis

*  Project Subsidy Identification and Administration
*  Development Schaduling

*  Development Budget

* Postdevelopment Operating Pro Forma

*  Project Cash Flow Ferecasting

*  Marketing Assistance

*  Financing Negotiation and Ciosing Process
*  Project Financial Administration

*  Disbursing Administration

Management Services

The services provided include:

¢ |lease Management and Administration

¢ Tenant Communication and Servicing

*  Building Maintenance

*  Competitive Bidding for Building Supply Requisition

*  Invoicing and Collections

+  Annual Budget Plus Recommendation for Cost Savings

*  Monthly Reporting with Budget vs. Actual and Year to Date
* Incentive-Based Management Fees

Lawrence Group Properties can assist in all areas of the
development of multiple project types. We have exlensive
experience with hisioric renovation, including the complicated
financing structures and detailed accounting processes necessary
to maximize the tax subsidies currently available. We xnow how to
make your vision a reality.

GROUP " /i
g
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l.awrence Group has guided projects through the tax credit process
from initial submitial through all inspections fo final certification, Ve
have completed the entire application to certification process on
numerous projects including: Park Pacific, the Marguette Building,
Grand Center Arts Academy & Sun Theater, the Security Building,
and the Lennox Hotel.

Lawrence Group financed large portions of the construction costs
for multiple projects with both Federal and State Historic Tax
Credits. We have worked from Initial projections through the sale of
the tex credits on all of the noted projects above. Lawrence Group
has significant firsthand experience in all aspects of designing
renovabon work and complying with the very complex regulations
that come with this process.

Lawrence Group works both as a historic congultant as well as an
owner and manager utilizing tax credits to aid in the financing of
these projects. Some other tax credits that we use besides historic
restoration are Brownfield Remediation Tax Credits and New
Markets Tax Credis. Since 2004, Lawrence Group Properties has
completed 17 projects encompassing 9 buildings, 850,000 square
feet of commercial epace, 880 residential units, $365 million in
development costs, and $135 million in tax credits and subsidies
sources,

On the following page is a breakdown of the largest tax credit

programs that Lawrerce Group has participated in and their
impact on the overall financing of the construction,

GROUF /.m
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Park Pacific
Total Development Cost:
Historic Tax Cradits:
Brownfields:
New Markets Tax Credits:
FHA:

Marguette Building
Total Development Cost
Historic Tax Credits:
Brownfields:

Grand Center Arts Academy & Sun Theater

Total Development Cost
Historic Tax Credits:
New Markets Tax Credits:

Security Building
Total Development Cost:
Historic Tax Credits:
Brownfielkds;

Skinker-DeBaliviere Scattered Site
Total Development Cost
Historic Tax Credits:

Lennox Hotel
Total Development Gost:
Historic Tax Cradits:

Hotel Ignacio
Total Development Cost
Historic Tax Credits:
New Markets Tax Credits:

6188 McPherson
Total Development Cost
Higtoric Tax Credits:

North Deimar Scattered Site
Total Development Cost:
Historic Tax Credits:

Southside Tower
Total Development Cost
Historic Tax Credits:
Brownfields:

The Rand at 4100 Lindeli
Total Development Cost
Historic Tax Credits:

Globe Apartments
Total Development Gost
Historic Tax Credits:
Low Ineeme Tax Credits

West Locust Lofts
Total Development Cost
Historic Tax Credits:

$115,000,000
$ 32,000,000+
$ 2,200,000+
$ 9,000,000+
$ 63,000,000+

$ 54,000,000
$ 23,000,000+
$ 1,400,000+

$ 33,000,000
$ 11,000,000+
$ 15,400,000+

$ 27,000,000
$ 8,000,000+
$ 2,500,000+

$ 24,500,000
$ 8500000+

$ 22,000,000
$ 6,600,000+

15,500,000
4,000,000+
8,000,000+

Re - ]

11,600,000
4,000,000+

R

10,400,000
3,300,000+

&

9,800,000
2,500,000+
3,500,000+

T

7,000,000
2,400,000+

A

$ 6.400,000
$ 2,200,000+

5,500,000
1,800,000+

$
3
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1IN AlNCINC) Lawrence Group Architects and Properties both are familiar with and have experience assisting our

ii" cent i~ Clients with financing options in order o realize their project in the most effective and efficient way.

HCETILIVE Tha following options are currently available through the City of 5t Louis, the State of Missouri, and
al ‘{r_‘i the Federal Government:

program

Missouri State Historic Tax Credits

The Misscuri State Historic Tex Credit provides an incentive for the redevelopment of commercial and
residential hisionc structures. The tax credit is equal to 25 percentof the eligible costs and expenses
of renovation. In order 1o be eligible for the Missouri State Historic Tax Credit, a structure must be
listed individually on the Naticnal Historic Register of Historic Places, be considered a contributing
structure in a National Register historic district, or be located in a local historic district certified by the
United States Department of Interor,

Lawrence Group, along with Lafser and Associates, has successfully submitted buildings forinclusion
on the Natiohal Historic Register including, most recently, Remingten Rand in Midtown St. Louis.

Lawrence Group has led the tax credit process from initial submittal through all inspections to final
certification. We have completed the entire application to certfication process on a number of
projects referenced earlier,

Several of the principals of Lawrence Group were investors in the renovation of the Secunty Building,
the Marquette Building, Southside Tower, Park Pacific, and Southside Station, |t should be noted
that there are significant limitations on the costs that qualify for Historic Tax Credits, Additionally, the
transferakility of Federal Tax Credit is limited, while State Tax Credits are easily scld o third parties.
Lawrence Group has significant firsthand experience in all aspects of designing renovation work to
obtain tax credits as well as the logistics of converting tax credits into available funds for construction
use,

Federal Historic Preservation Text Incentives

One of the federal government's most successful and costeffective community revitalization
programs, the Preservation Tax Incentive - the 20 percent tax credit - rewards private investment in
rehabilitating historic properties such as offices, rental housing, and retail stores. In orderto qualify for
the Federal Historic Preservation Tax Incentive, the project must meet the following basic standards:

= The historic building must be listed, or eligible for listing, in the National Register of Historic
Places, either individuaily or as a contnbuting building within a historic district.

= After rehabilitation, the historic building must be used for an income-producing purpose for at
leastfive years, Owner-occupied residential properties do not qualify for the federal rehahbilitation
tax credit.

¢ The project must meet the “substantial rehabilitation test" |n brief, this means that the cost of
rehabilitation must excead the pre-rehabilitation value of the building. Generally, this test mustbe
met within two years or within five years for a project completed in multiple phases.

*  The rehabilitation work must be done according to the Secrefary of the Interior's Standards for

Rehabilitation. These are 10 principles that, when followed, allow the historic character of the
building to be preserved in the rehabilitation,

GROUF /.m
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TINANCINC] Browntield Tax Benefits
ii'l ,-\J_-_-_\r--.i:- /i~ The State of Missouri has in place a Brewnfield Cleanup Program that provides funding to clean up
CETILIVE  hazardous waste sites in the state. The program provides dollar for dollar compensation for money
Droarams 4 used to clean up sites as well as 1o abate asbestos, lead and other hazardous materials from existing
) " buildings. Lawrence Group utilized this program to help fund four of our development projects: The
Security Building, The Marqustie Building, Park Pacific and Southside Tower. We have been retained
= by other developers 1o assist them with this process, as well.

This program provides Missouri State Income Tax Credits and, if necessary, guaranteed loans or
direct loans to an ownerjoperator of eligible Brownfield property for up to 100 percent of remediation
costs, Eligible projects must create at least 10 new jobs or retain at least 25 jobs. The Brownfield
property must have been abandoned for at least three years from the date of application or be
underutilized,

The New Markets Tax Credit (NMTC)

The New Markets Tax Credit (NMTC) Program atiracts investment capital to low-income communities
by permitting individual and corporate investors 1 receive a tax credit toward their federal income
tax return in exchange for making equity investments in specialized financial institutions. NMTCs
give developers an incentive to branch out Into economically distressed areas and promote job and
income growth,

Tax Increment Financing (TIF) Development

The City of St. Louis has in place a Tax Increment Financing program o encourage development,
Lawrence Group uiilized this program t© help fund five development projects: The Security Building,
The Marguette Building, Park Pacific, Southside Tower and the Beaux Arts Building, Because of our
successes with the program and the valuable experience and contacts we have made, Lawrence
Group has been retained by other developers to assist them with this process.

HUD Financing
HUD has consolidated mostof its granis into one Super Notice of Funding Availability (SuperNOFA),
Each grant hag its own application process and its own deadline. Requirements for all programs are
identified in the general section and program specific reguirements are in the pregram sections of
the SuperNOFA,

Lawrence Group also has Multifamily FHA Section 220, 221(d)(4), and 223(f) financing experience.
Summary )

Subsidies such as Historic Renovation Tax Credits, Tax Increment Financing, Brownfield Remediation
Credits, New Market Credits and numerous other federal, state and local programs are invaluable to

gualifying projects, Lawrence Group Properties has the experience and expertise to identify, process
and administer these very complex programs to:the benefit of the project owner.

GROUF /.m
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Park Pacific

Formerly the1920's Missouri Pacific Rallroad headguarters,
Lawrence Group owns and developed this $109 million dollar
adapfive re-use project, the largest mixed-use projectin downtown
St Louis in over 50 years. Lawrence Group refurbished the brick
and masonry on the exquisite Art Deco exterior and restored
the stunning lobby to its original splendor In confrast, the 230
brand new apartments offer modern luxury, and every detail was
thoughtfully planned and executed,

In response to the market conditions, the design includes avariety

e - 5 ; Completed: Project Area:
of unittypes all camplete with high end espresso maple cabinetry, g Et)ﬁ A?,:}f(m sf
stainless appliances, wood flocring, ravertine bath surround, eco-
frendly materials and pancramic views of downtown St Louis,  Locatlion: Client
Niche, a company of Lawrence Group, provided the furnishings St Louis MO Parkside Tower, LG

for public spaces and mode! units, The public spaces include the

22nd floor amenity room, formerly the Missouri Pacific board room  Construction Cost:
and execulive suite complete with original walnut paneling and 955,000,000
detailing. Also included are a 2,800 SF fithess center and a rooftop

wading pool and sundeck overlooking downtown St Louis.

Lawrence Group provided architectural and interior design
services for the entire development. Lawrence Group was also the
developer and construction manager for this project and provided
comprehensive marketing and branding, site sighage and other
marketing collateral for this development. Niche, a company of
Lawrence Group, providad the furnishings.

The project received a Keystone Award from the Ametican General
Contractors St Louis in the large profects ($45MM pius) category
and a development of the year award from the City of St. Loujs,
Park Pacific was alzo a finalist in the NAHB {National Association of
Home Builders) Muiltifamily Pillars of the industry Award in the Best

Adaptive Reuse. &AWR%N&I /{ P
ROU =

\
\\
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The Marquette

The $54 milion dollar turmn-of-the-century Margquette building
development became the first luxury condominium project in
downitown St Louis and commanded values one third higher
than any other property downtown. Lawrence Group restored
the 1615 Sullivanesque-style externor by repainng the geometric
white terra cotta panels and carved classical details on the upper
floors, replacing windows with historic approved windows and
providing all new maderm systems throughout, Lawrence Group
also carefully restored the main lobby including pediment walls,
coffered plaster celling and bronze elevator doors creating a
dignified and opulent new “living room.”

The 2istory Marguette Bullding was converted info 79
condominium units and 36 apartment units with a higher level of
finish than surrounding properties. In addition, there are 38,370
square feet of commercial space on fioors two through four and
9,439 square feet of retail space oh the ground floor, Lawrence
Group designers worked closely with the condo owners to assist
them with all the design decisions. Base grade amenities include
hardwood and stone flooring, full overlay wood kitchen cabinets,
stainless appliances, and soaking tubs. Niche, a home furnishing
and retail showroom owned by Lawrence Group, occupies 5,802
sguare feet atstrestlevel. Niche provided fumiture and accessories
for the display units.

Completed: Project Area:
2007 250,000 sf
9,438 sl ratall total
Location:
S Lous, MG Client:
TLG Marquetie LLOC

Construction Cost:
B34,000 000

1-13
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Southeast Missouri State University Academic Hall

Academic Hall has served as an icon for Southeast Missouri
State University for more than 100 vears, A comprehensive
programming and feasibility study concluded that the only way
to achieve the University's goals was to completely renovate the
building. The renovation of Academic Hall strived to achieve three
primary goals: replace failing infrastructure, enhance the siudent
expenence, and honor history while preparing for the future,

The complete renovation and restoraton included existing space
analysis and needs assessment, interiar programming, complate
systems replacement, and building envelope upgrades; all
coupled with rigorous historic preservation considerations, The
building now houses the offices of admissions, administration,
student services, career counseling, a 1200-seat auditorium and
classrooms.

Completed: Project Area:
2013 86,950 &1
Location: Client:

Cape Girardeau, MO Southeast Missour Stale University

Consiruction Cost:
23,900,000

1-14
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The Security Bullding

Lawrence Group provided architectural, interior design, and Completed: Project Area:
development and construction services for the historic renovation 2005 110,000 sf

of its 8t Louis headguarters building. This project includes the 13,044 sf retal
renovation of the historic Security Building located in downtown Location: )

St Louis, The building was LEED: ceriified in late 2007. Services St Louis. MO Client

5 3 i ; : : : Lawrence Groug
also include: acquisition, securing financing, Federal and State ConstisTon CoaE

Historic Tax Credits, Missouri Brownfield Tax Credits and Ta&X su4 gon ooo
Increment Financing from the City of St Louis, '

Security Building is the first historic building In Missouri to
receive LEED- Silver certification.

5‘9%55"%%
e
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Sun Theater Historic Renovation

Lawrence Group completed the renovation of the historic
26,000-square foot Sun Theater, converting it into a performing
arts center and additional classrooms for the adjacent Grand
Center Arts Academy The academy will host special events to
supplement its curriculum of theater, dance and music.

Many interior details were salvaged from the original theater
including two rows of four original seats and one marble staircase,
Lawrence Group worked closely with several contractors to salvage
and make more than 30 different plaster molds. Lawrence Group
provided architecture, interior design, development, financing and
construction for this unigue icon in Grand Center.

Completed: Project Area:
Apnl 2014 26,000 81

550 seals
Lecation:
21 Louis, MO Client:

Grand Genter Arts Academy
Construction Cost:
6100000

1-16
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Confiuence Academy Grand Center Arts Academy

Confluence Academy's Grand Center Arts Academy is a public
charter school providing middle and high school education with
anemphasis on the fine and performing arts. The school is located
in the historic Beaux Arts & Pytnian Hall complex in Grand Center,
and functions as a branch of the Academy's St Louis charter
school system. Prior'to purchasing the building, Lawrence Group
completed a due diligence assessment review of the building
structure, exterior envelope and building systems. Lawrence
Group provided development and design services.

This project is a recipient of Landmarks Association of St Lowis’ Mol
Enhanced Award,

Completed: Project Area:

August 207 1 115,000 sf

Locaiion: Client:

St Lous, MO Conflusnce Academy Charier
school

Construclion Cost TLG Boaux Alts LLG

Fe3, 006,000
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Hotel Ignacio

Lawrence Group partnered with Saint Louis University to design
and develop Hotel Ignacie and create a vibrant mix of arts,
entertainment, culinary and institutional destinations. Designed
as a chic urban boutigue hotel, lgnacio offers 49 guest rooms
and two exceptonal suites designed around the themes of fine
art, performing arts, architecture and music. No detail has been
overlocked in the design, Including a dramatic 6 x 8 framed
photograph turned headboard, custom-designed modern furniture
it @ach guestroom, miniature TVs embedded in the vanity mirrors,
fireplaces in the suites, and door and cabinet hardware designed
1o reinforce the theme of the room. Designed o modern aesthetic,
the buiding offers a unigue visitor expenience and provides St
Louis’ Grand Center a truly unigque hotel experience that has
received national recognition.

Named One of the Best New Hotels for Romance by About.
com, Part of the New York Times Company and One of the
Seven Best New Design Hofels in the Country by Design
Bureau Magazine. This project is a recipient of City of St. Louls
and St Louis Development Corporation's Development of
the Year Award and Landmarks Association of St Louis’ Most
Enhanced Award.

Completed: Project Area:

Apnl 2011 33,0008t

Location: Client:

Si Lots, MO Saint Lous University

Lawrence Group
Construclion Cost
10,000,000

1-18
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Cupples Station Building One

Cupples Station Building One has been convertad into 88,000
squars feet of open loft office space. A new building lobby with
a communicating stair and salvaged hardwood floors, sets the
stage for a dramatic arrival on typical office floors. The project
featurss new stair and elevater cores, tuckad discreetly within
the shell of the existing building, minimizing the impact to
original warehouse structure. A penthouse addition with a roof
deck and a green roof gnhance the top of the building and
provide amenity space for the building tenants. Lawrence Group
assisted Conrad Properties with the Historic Tax Credit process
Including Part One and Fart Two State and Federal applications.

Cupples Building # 1 has received LEED- Silver Certification.

1-19
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Completed: Project Area:
2007 88,000 st
Logation: Client:

St Lows, MO Comrad Propertes

Consgtruclion Cost:
$12,000,000
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St Louig Union Station Grand Hall

Union Staton's crowning jewel 18 the magnificent Grand Hall
with its Romanesque archways, fresco and gold leaf detailing,
and stained glass windews. Luckily, most of this space had been
well maintained since the previous renovations, and Lawrence
Group inherited an architectural impressive space that nad been
well preserved, Since the shell of that space was so recognizable
and distinct, the design had to make a big impact and impress
customers when it was rebranded and relaunched as a new
restaurant and bar. LHM wanted to give people a reason to come
back to Union Station and the renovaion of the Grand Hall and Completed: Project Area:
addition of the one-of-a-kind 8D projection mapping (“the light May 2014 10,000 !

show }_ on the Grand Ha_lll ceiling g»es people just that rBASON. | oo o

In addition to the magnificent 76'-0" long custom bay, original g | Lus mo Loaging Hospitality
restored terrazzo floors, and all of the beautiful new fumishings, Is'la;;agélzﬁnt d
the light show is samething that has fo be seen to be believed. Construciion Cost:

It ransforms a static barrel vaulted ceiling into a different scene 51,270,000

every night Whether it be an aguarium, a riverboat tour of the

mighty Mississippi, a fireworks montage, the Sistine Chapel or

even a tnbute to our favorite hometown sporns team, the light

shows give visitors a new interactive visual experience every hour

and make the Grand Hall at Union Station a destination and a must

see in &t Louis

N
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6188 McPherson

Lawrence Group |s currently providing architeciure, development,
interior design and historic tax credit consuiting serviges for this
B5-unit grad student housing project. The projectis an adaptive re-
use from an existing 50-unit building and utilizes historic tax credits
and sustainable materials throughcut A high efficiency, variable
refrigerant flow mechanical system is included.

Completed: Project firea:
June 2014 65 units
Location: Client:

St Louis, MO BOBB LLG

Construction Cost:
56 500,000
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www.thelawrencegroup.com

Architecture Interor Design Town Planning Graphic Design Development Copstruction



Academic

Bachator of Environmantal
Design, Lniarsity of
Fansas 1978

Bachakr of Architeciura,

Lineer sty of Karsss, 1978

Adjunct Prolessar, Mannville
College School of Fing Arts.
1885 159849

Civic
Chair, Downlown 5L Louis, Inc.

Board Member, 51 Lauis
Regional Chamibar

Board Charman, 51 Josesh
Haalth Canter Foundabion

Professional
Privfassional Archifecirl
Ragistraticn: Missoern

Matisral Council ob Architectural
Aegistration Boards (NOARB)

Membear, The Amarkcan Insiiute
of Architacts [AR)
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Steve Smith
AlA, NCARB

CEQPresifant

Steva  Smith Is the co-foundar-and CED of Lawrencs Group, Under his leadership,
Lawrence Group has grown from 8 four-person boutiqus design firm located in the
attic of 3 Lafayetie Squars townhome, intg a natlonal multi-disciphinary real estale
sandces firm vl ‘clients throughoot the United States. Owver the past 304 years,
Steves has led the axpanson of Lawrencs Grocp from s rooks 85 an architeclusal and
Infarar dasign pracice sending everytng from individ sl homeoswners o Forlune 500
companias mio 3 fully integrated serdtss company wihikch designs. bubids, defeisss.
owne and operates mal-estate.

Commilted to the redevelopment ol 51 Lows and iis neighborhoods, ' Sleve was
nonared on the “T00 51, Louksans You Should Know”™ by 5L Louls Small Business
Morthly magazine

Sieve's exlensire experisnce i the ared of real astate development has led o the
credtion of Lawmente Group Properties o provide comprehbenshve, In-bousa real
sstate denvalapment senvicas o skisting architacture cllans and devalopess. Slave
averseess aspects-of devalopmant prajects ranging from validating propct teasibility
1o assistance in proparty acqulsition to Hantifying Inancing aternatives. Currenily. ha
s engaged in devalopment consulling on 5120 mibion of develogmant and fraguenily
meals with communily Badars and governing authaiities

Selecled Project Experience

= Fedaral Mogul Fsundry Site | 5232 miltior redavelopment of formserFedaral
bogul site info mixed-use with resigumant markat, retail, office, residential and
green space

+  Park Pacifie | 5108 miHion redeveiopment of histaric Missour Pacific Raiboad
headguarters into affics, residenizal and commarsial uses

- Tha Margeetts Buiding | 557 million edevelopmen] into-condo/apartmesnt,
office and retall mixed-use

» B34 Morth Grand | 323 million rengvation of Missown Theater Budding

= Beaus Arts Buikfing | 523 milion histario renoyvaticn of e Grand Centér Arts
Academy

= Secury Bullding | $18 million olfice histornis ranovahon

= Hotal lgracio: | $15 million: 51-roam bowligla hotal in pafnership with Saimt
Louis University

= Sun Theater | 3105 millan histons repgvalion o padormimg ats center
L Southside Towesr | 35.7 miflian redevelopamant mla condaminiums

+  Moto Complex | $7.8 malion mussum, Hestadran! ard Intermational
Photagraphy Hall of Fame



Academic

Bachalors Degrees in
Marketing, University of
Missourn-Colurribia

Juris Boctorgate, Sainl Louis
Uinivarsity

Professionals
Mamber, Misaoor Bar
Association
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Amanda Auer

Lounss

Amanda poined Lawence Brodp n 2017 and provides [n-house lagal akpertise
for the firm's developmen! practice Amanda has been leatured in US Business
Eueputive

Selected Project Experience

*  Fedaral Mogul Foundry Sifte | 5232 milfion redevelopmeant of former Faderal
Blogul site Infd mized-use with restaviant market, ratall. oifice, residential and
IEEN BREGe

=  Park Pacihc | 5109 mition redavelopment of hislanc Missoun Pacific Railroad
Beadaguartersintt-office, residential and commerncial uses

«  The Marguelis Bulding | 557 million redévelopmen] into conda/apartmant,
affice and retail mioad-usa

= 534 Morfh Grand | 523 million renovation of Missoln Theater Building

«  Eaple Bank 544 milban histonie renovation with oifice and agarimenis

= Hesux Arte Buikding | 523 miblion hisbaric maovatan of the Grand Center Arls
Academy

o Securty Bulding | $78 milign affice historic renovation

= Holellghacio | $15 million. 51-roam boutiguse hotal in parinership wilth Saimi
Lo Lintversity

. Sun Theatar | 51005 million histonc renovation of parforming arts Sentsr

= Soputhsde Tower | 58,7 millian redevalopment inia condaminums
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G. Todd Roga

Tirecior ol Deyeiopmeant Seowtes

Todd Hogan jowmed Lawrende Group 19 natp lbad the Federal Mogul redevalopment
project Prgr 10 jaining Lavwrence Group, e spenl his 20-year carser angagdd m raal
esiatedeveldpmeant of retal shopomg cantars.

Selected Project Experience

+  Federa Mogul Foundry Sila | 5232 million redevelopment of lormer Fadara)
Mogul site mita mixed-use with resiavant markst, ratail, office: residenial and
green space, 5L Laurs, MO

= TheGrove | Ground g E6-acee sde-anchored by BG,000 5F Cabalas, Denvear
e ®

= The Qi M | 890-aore redavelopmient with 280 000 5F anchared by 50,000 5F
Academic Fighd & Stream, Washinglon, PA®
flasier of Business

«  Powers Poi iopme i o0d =F ¢ : Fore
Adirirestiation, Washington owers Pointe | 20-acre new dévsiopment with 110,080 SF of rslaill anchorad

Unhversity, 1986 by 30,000 5F Sproul’s Farmers Market, Colorado-Springs, CO*
= ighesterhedld Mall | mndeation anchared by AME Theaters and The Chassecake
Bachafar ol Archifeciuvre and Factony, Chesterfiald, MO~

Baahafor of Enwironmentsl
Design, Universty of Kanzas, .
1084 *oompisted greor o ioining Lawrsnce Sroug

Prafessional
Memier, Intarnatianal Cauncil
ol Shoppiag Ceritars
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Laura Conrad

Ut Frinaricm| Office

Laura Conrad i= 8 principal of Lawrence Group with aver 20 years experance in
leading he businass operatons of the firm. She has sanved m many capacites as ihe
cosmpany has grown. Beginning as receptionist, then bookkeapsr and onto business
manageEn moving up Hrough the organizaton =5 a esult of her skill and dedication,

Lavra was sigcted to the board and appointed the pasfian of chielf inancial oficer
[GFO) in damuary 2002 A5 CFD Lauwra’s prmary respornsibiitas inclede corporate
cash plannidn and all linancial regord keapng funohons o mullipls Lawisnos Srous
antities, Addisanal responsibilities irclude snnual buedget praparation for e 550
mitlian organization as well a8 annidal 13y planning, She & also a member ol tha
cxesitive commities of Ihe orogareation,

Academic fnaddition, Laus handles Lawrence Gfoup’s busmass inance and giowih, windh

Bachaior of Seilencs in Business  ineludes lendng o inswre operdtional cash avalalye for daily needs egquipmant

Adminéstration, Unieersity of purchagas and investmenls Her responsibiily Siso includes propary developmant,

Missour- 51 Loois, 1999 amployes banefits {health 401K, banking, professional accountng and  legal
sanvices, Lauwra has developed the lnange and accounting lurchon from 2 single

Civie person siafl fo 3 current siafl of eeven. Laura was promated 1o business manageasin

Fundraiser lar 5 Sooiaty, 1884 and promoisd again a2 the director of Busmess senices in 1957

Lavkemia Soclaty, Sugan

Kaman Feundatian, Haart Lavra works closely wiln Lawranos Group: Properies in the area of neal estals

Besnekation development, paficularly in the arsa of inlernal financing. Bhe also gerves ag the

G rEr s reprasaniative for The Sedarity Buillding leasing.
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Bridget Bogan Keitel
RA

Az=nGidid Princisal

Bridgel Bogan ¥eitet is responsibie for Cawrance Group's Design Collective Studin,
which Inchides Archdleclure; Tradilional Benderings and 3-0 Visualzaton Sinos
joining Lawrence Group in 79946, she has had a range of experience with many
differan! promect types. For 10 years, Bridge! sworked exclusively on media and
broadeasl facifities throughout e coundry, In d@ddition o her sxperize in madia
refated projecls, Bridoet has managed Corporale, Higher Edecation, Hospitality and
Mor-profil projects: Curmenty, she 18 project manager fdr 634 M. Grand, 8 mied use
histonc project that will house a 146 room bouligue holed. Her projecis have won
awands from Sl Louis Homes & Lifeshyies, Hadio Ink anfd Lendmarks Astob@ation of
B Lows

A packnier Selected Project Experience

Bachelor of Archileciurs = Federal Mogul Foundry Site. | 3232 million redevalopment of former Faderal

Universily of Kansas, 1982 Mogul site info mised-utsewith resiatrant market, retad, offics; residentizal and
green space

FYRGGUONN .. « B2 North Grand | $23 million sensvation of Missous Theater Buiiding

Frofesstonal Archiacierm|

Registration! Missour = Bainl Louls University Education Union | 28.000 5F education unior with

lactura hall, loungs, cale and simulated tleaching emviranment
Wabstar Groves Histonc
Praservation Commissian
Board Member, 201 1- Prasaril

= TheGhashira |-27.000 5F ranovathon of Thie Hestaurant at fhe Cheshine, Bassg
Restaurant and banquel foom

= KDOHX | 535 milban renovabion of KOHY studies, Ive pardomanoce space and
Member BOMA. 2015 - prasent oifice

Additional Praject Experience

= Glear Ghannel Communicalions, Aflanta -GA (Crealive Sarvces Grodp)
Baltimore, MD, Charlotte, NC, Chilcage, IL, Houston, TX, Huntsvils, AL Los
Angeles, CA (Desian Architect), Marmphis, TH Salisbury, MD, Spokane, WA, 5L
Louwis, MO, Sussex, MJ, Fresio, GA, Tucson, AL Washingion, UG

= Graca Unlon Chureh (multiple phases}, S Lows, MO
= Saml Lous Unhversty Medical Canler Racreation Garmpiax, 3t Lowes, MO
= Aprms Comumunicatons, RPLA-TVL S8 Louis. MO

+  CapslarBroadessting, Fresno, A, Honolulu, Hi (Design Architetl), Tyler, T
[Design Archilest)

*  CBS Radfio KMEDC St Eogis. MO
. Rotert's Orphaum, formery The Amencan Thaatar, S5t Louks, MO

= Jainl Lous Unlversity Centdr for Global Crizenship Feasibility Siudy, 3L Lodks,
B

+ Girl Scouts of Eastern Missourl, Master Plan and Destgn Guidelines
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GRIMES COMSULTING, INC.

T g ropvrming o Sarveroog. Simaces

GRIMES CONSULTING, INC.

Grimes Consulteg Engneers, e specializes in providing professional services for civd enginessng. constuction management,
constructon inspections, feld surveying, and drawing preparation necessary for the complaton of all phases of enginaering projects.
Our firm zerves clients in the mstitutional, municipal, industial, commercial, retad and residential markets and iz commitied to client
sarvice utizing a highly qualfied staff: consisting of fifteen {15} engineers, technicians and surveyors, Grimes Consuling, Inc..ig
located in 5t Louis, Missown which serves as a central Incation th provide national coverage for a diverse dient base.

The experbse of the professional senices that our firm provides aows Grimes Conzufing, Ine. to serve dfferent clisnts with vamous
neads. Chents expact a high kevel of service and Grimes Consufing, &c's personnel combing a cross section of civil engineering.
=urveving, and field experience fo supply personalized, cost effactve services. Grmes Consulting, Inc. is able o assist most clients
on multipke: projects. generating a stiong flow of conBiuing long-termn contracts and inferactions by providing every client with key
techinical expertise.  Our firm iz cumenty regestered to-perform professional services in the following states. Missoun, Alabama,
Arkansas, Arizona, Coforado, Georgia, llingss. Idaho, Indéana, lowa, Kansas, Kentucky, Loulsiana, Maryland, Michigan, Minnesota,
Mizsissiond, MNebraska, New York, Norh Dakota, Ohio, Oklahoma, Pennsylvania, Teanessee, Texas, Virgink, and Wsconsin.
Additional statutory registration can be obtained as reguired.

In an age of ramdly changing requiations. technology and Mechniquas, Grimes: Consuling, Inc. is committed to constantly updating
and expanding capabities to further serve our clients. Our fim's knowledge, expertise and mtegrity ame used to provide the best
possibla service for each and every clisnt. assuring oost effeclive, quasty work.

DISCIPLINARY STRENGTHS INCLUDE

. Civil Engineering
. Land Surveying
- Construction Inspection and Administration

Other types of effors to which Geimes Congulling, Inc. applies its professional support experise are detalled below:

Planning

Zoning

Construction Drawings/Specifications
Regulatory AssistanceiSupport
Public Haaring and Plan Presantation
Project Feasibility Investigations
Davelopment Cost Estimates
Topegraphic and Boundary Surveys
Construction Staking

Floodplain Investigations

Minor Structural Design

Parmit Processing

Land Disturbance Parmits

M.P.D.E.5. Permits

CAD Services

LEED Certification

HiiMasketinglOUAL STMI Resume siCampany Resume 08-15-16.doc

Institntional fndusirial Residential

| 23010 Odd Tesson Road; Satte 3000 F14.849.6100
St Louts, Missouri 63128 Fax 3148496010
srimesconrsuliing. com



APPLICATION FOR TAX INCREMENT FINANCING
CITY FOUNDRY SAINT LOUIS AT CORTEX

PROFESSIONAL PROFILE

ANDREW TURF

T- +1 474 299 7395
Ao Turtiechu.com

CLIENTS REPRESENTED
Aemnder McDuges
Linda Fminoi
Cuiler & Gross
Eophe
Eekiall
£ Dihigr Slomes
Bobhl Bmvai

- Alon Yeo

AMNDREW TURF

Andrew Turf joined CBRE in 2074 as a Senior Vice President of High Street Retail
Services. Andrew hos an extensive 9 vear plus coreer in commercial rec! estate
that includes high street luxury retail tenont representation and landlord
representation. Before joining CBRE, Andrew was Director of Leasing of Tribeca
Holdings in the UK & Ashkenozy Acquisifion Corporotion in MYC. In his positicn
of Tribeta & Ashkenozy, he lead leosing inifiatives ot groperties such as Qld
Spitalfields Market, a 19h Century structure with 145 market fraders ond 57
reteilers in Eest London, ‘He olso worked on Fonueil Hall in Baston, MA, Union
Station in Waoshingten D.C., Boyside in Miami and worious Michigon Ave.
properties in Chicoge. Prior to his work with Tribeco Holdings & Ashkenazy
Acquisifion Corp.; Andrew worked fer the lorgest public R.ELT. in the UK., Land
Securities, across their $15B porifolio, including MOWA, Victeria and Trinty Leeds.
Prior to thot, Andrew began his corser os o |leosing and eperofions professional

for Rick Caoruse ot Corusc Affilicted in Los Angeles.

For the past few yeors, Andrew has brokered deals across Europe ond U 5., by
tostering o global platform. He hos completed deols with Michelin storred
rastaurateurs, premiaer restourant chains, independents, ond internaficnal retailers.
His work includes Apple, Bobbi Brown, Farfetch, Cutler & Gress, Linda Farrow,
Soho House, Meushouse, Alexonder McGluesen, Belsteff, Jo Molone, Crote &
Barrel, CBZ, Willioms-Senoma, Soturdoys Surf, Victorio Secrets, H&EM, & Other
Stories, Suit Supply, stc. and with restauront lumingires such oz Mune Mendes [of
the Chiltern Firehouse|, Joson Atherton, Alan You, lomie Oliver, Gordan Ramsay,
etc.

Andrew’s global relotionships ond work con be sesn frem London to Los Angeles.
Recent noteworthy trensactions inclrde the first lusury retail deel in Eost London
[Alexander McGuesn), & Other Stories and o glebal flagship Mange in Victona,
Londan.

In addition fo leasing, Andrew led o curcted 145 person market holl, o website
redesign for Cld Spitalfields Market, sociol medio ond marketing compaigns, o
S3B mixed-used development in Victoria, and helped design and leose o 20,000
SF food hall in Trinity Leeds.

ACHIEVEMENTS

London Marathon
1st infernational employee hired directly by Land Securnities

EDUCATIOM

Andrew sarned a MBA from City University in London & o BA from Fairfield
University in CT.

CBRE|FAMECO
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PROFESSIONAL PROFILE

HICK CASCELLA

T-514455 4044

[ 3144554100
W34 ERRTTTE
oot Bosz (rivches oo

CLIENTS REPRESENTED

- Mdvanca Mupg Poric
- Mistea

- Amaima

- nagdaGastie £
_ Zmkaf Amerin

—  Elnds=mne Gap

- Emifam

- (omersm Micha

- Lozl fala
- Chirks Shwm

- Emald Fopete=

= &t Cmid

- Glasbarogh & ety Tnuse

- Hudsan Az

- mradhlaFim

- st Tax Erme

- lomin ki

- U35 Fady

—  Kmgs B

- Knaga

- Romon Fomeres

- It Komm Gmup

- lisla Cowars R

- L Fis2 A o v Mok

- Mawias
- Mpimwde hamas

- Silagi Tavangmant (a
Hramaiva Family

- Tmmpgon Nofim Frogems

- T Trapame
- THACREE
- U5

- Yamoo Larsng Cog

PAUL D. FUSZ, IR.

Paul Fusz joined CBRE in 2011 os o Vica President ond ocls os the leader inthe
Retail Brokeroge S pecialty in 5. Lowis. Poul has been in the commercial recl
estate industry since 2003, completing more thon 300 transactions, He hos
exparience os both o Tenont and Londlord represantative, with signiticont
assignments threughout the 5t. Louis metre areo in both Missouri ond llinais.

Poul was previously with Wm. Boudoures Co., o specialty retoil commerciz|
brokercge.

A member of the Infernational Council of Shepping Centers and Urbon Land
Institute, Poul stoys on fop of the important retail trends, ollowing him fo
successfully negotiote either side of o refail trensaction,

PROFESSIONAL AFFILIATIONS

B |nfernaficnal Council of Shopping Centers - Member
B LUrbon Lend Institute — Member

N LAt Mesesiahe et Rl

B licensed in Stote of Missouri

COMMUNITY INVOLVEMENT

® Founder and Cooch of the youth locrosse team ot Mothews Dickey Boys &
Girls Club

8 Co-Chair for Count on Me Foundotion

EDUCATION

® Bochelor of Ads, Monogement, Witenberg University

Retail 24/7,

CBRE
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BRAD BERACHA
www linkedin,com/in/bradberacha
16 Danfield Rd. 314.707 5882
5t Lowis, Missousi 63124 brad@bcreativeconcepts.com

AccoMPLISHED RESTAURANT & LOUNGE BUSINESS EXECUTIVE
Driving Success with an Entrepreneurial Spirit, Visionary Leadership, ond Relotionship Building Skills
Highly motivated, goal-driven business professional with a 14% year track record as the drving force behind opening and managing
operations, and cultivating relationships in fast-paced, high pressure, customer-oriented environments, Recognized a2z a visionary,
engaging leader who motivates teams to accomplish ambitious goals and drive successtul business results. Skilled at revenue generation,
cost controf, marketing, problem solving, guick thinking and top-notch customer service.  Passionate about creating concepts and
building owt raw space-with ability to identify oppertunities, evaluate operations, and implement sofutions in direct or consulting roles.

AREAS OF EXPERTISE

General Management « Restaurant & Bar Operations # Team Leadership & Maotivation » Budgets = PELManagement
Consulting = ConceptDevelopment « Profit Improvement = Relationship Building = Customer Service

Training & Development ¢ Business Development e Marketing & Promotion * Continuous Process Improvement

EXECUTIVE HIGHLIGHTS AND MILESTONES

» Copitoiized on wisionary tailent to staoy oheod of the curve in starting-up, buiiding and operating restaurants with a knack for
identifying trends to meet consumear demand: opened Miso on Meramec prior to the sushi lounge movement evolving in the L5,

» A brood ronge of customer service ond restouront monagement experience with a record of success in several styles of service,
utilizing strong planning and leadership skills which culminated in managing over 55 million in revenue between two venues in 2008,

s Builds strong volue-based relationships, and consistently gaoins the respect of collecgues ond business partrers by producng
professional, high-quality work, as evidenced by success securing a consulting role at Anheuser-Busch world headquarters,

PROFESSIONAL CAREER EXPERIENCE

B-Creative Concepts Feb. 2014 to Present
An independent restourant consulftancy, providing expertise and experience o restourantecrs,
Restaurant Consultant - 5t Louis, Mizsoun
Engoged to assess aperational and finrancial performance of o popular restaurant, and to re-concept another restourant.
s |dentified issues and developed recommendations to owner to improve operations at Trivmph Grill, a 200-sest motoroycie-
themed restaurant with 48 employees, and a Gastro Pub Faire; re-engineered menu and transitioned managemernt team.
» Nurtured partnerships with the Saint Louis University- owned Hotel |gnacio, Urban Canvas catering company {located in the
butlding and utilizing the kitchen), and Mot Europa motoroycle retail store,
» Developed a comprehensive marketing plan, wrote S0Ps, improved guality, and made assthetic changes.
» |n Sept. 2014, successfully re-concepted the lobby restaurant at Hotel lgnacio into the 70-seat BaiKu Sushi Lounge with a 40
seat outdoor patio; meshed culture with Triumph Grill, recruited an experienced staff, 2nd designed service strategy.
»  Utilized design talent to renovate the fagade of the hotel building. and added LED lighting to create unique ambiance.

» Provided consulting services ta Cedar Lake Cellars (Summer 2014) to improve restaurant operations.

235 Reliable, LLC May 2013 to Mar. 2014
Arindependent restaurant consulting firm, specializing in improving operaticns fo meet customer needs,
Restaurant Consultant - 5t. Louis, Missouri (May 2013 to Mar, 2014)
Hired by Anheuser-Busch [4-B) to focilitirte a smooth opening of the new Bisrgorten utitizing industry knowledge and experience.
o Aszisted in every facet of opening the Biergarten induding the creation of proforma and sales projections, submission of 2
comprehensive review of the restaurant set-up, and development of recommendations to increase restaurant efficiency.
* Spurcedand ordered sarvice staticns and a satellite bar, implemeanted.a programming change to the POS system, changed the
hiring policy, created all employee handbook and training manuals, and brought on a consulting General Manager.
» Created front-of-house, and back-of-house job descriptions, produced interview guides, assisted in the interviewing, hiring
and training of 25 frant-of-house staff members; assisted with interviewing an Executive Chef and Sous Chef,
» Worked in operations as 2 co-Gh for the first B weeks after the Biergarten op2ned to help identify & tweak initial processes.
»  Worked with Executive Chef on every facet of opening the kitchen including collaboration on the food menu, sourcing of food
vendors and service-related items, developing catering menus; and integrating POS functionality to meet kitchen neads.
Page 1of2
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BRAD BERACHA

Market Research Consultant - 5t Lowis, Missouri (Jun. to Nov. 2013)
Hired by the Anheuser-Busch Innovotions Team to ossist with market research in the development of new malt beverage brands.
* Set-up and executed high-end brands beer tastings with 5 of 5t Lowis' top chefs, and compiled a gualitative analysis
presentation and recommendations on beer & food pairings.
» Arranged and executed beer & wine parallel tastings with wine purveyors, foodies, and industry experts; identified where
specific beers fit on the wine spectrum; provided recommendations on how to better capture this alternative demographic.

» Collaborated with fine dining and trendy establishments to ideptify interest in programs which generate business for A-B.

Beracha Concepts LLC, dba ARAKA Restaurant 2007 to 2013
Ore of the 5t Lowis area’s premier fine dining ord specialty event restaunant cencepts.
President - Clayton, Mizsouri
Created, owned, ond operoted an 11,000 5.f, multi-level, 380 seqt restauraont with 3 private rooms ond on ocutdoor patio:

» Dpened a new upscale restaurant from scrateh by participating in design & construction activities, setting-up policies and
procedures, developing cocktall menus, beer B wine lists, and writing all training manuals for restaurant staff.

» Handied all details to start the new business including developing a business plan, securing financing, developing pro farma
financial statements, setting up a new corporation and obtaining appropriate licenses,

» Provided leadership and direction to ensure the highest product guality with exceptional service, interacting regularky with
customers to ensure total satisfaction by immediataly resolving any issues to ensure return visits.

» Exscuted pre-opening marketing & promotions activities to attract clientele leveraging past reputation and relationships.

s Created and implemented marketing, advertizing, and promotional programs, wine dinner and speciafty events, e-mail
campaigns, and web presence to generate new business and encourage repeat business,

» Worked with chefs to develop new menu items and recipes, analyze food and fabor costs, set menu prices, and pregare food
with attention to guality, portion control, food safety, and kitchen sanitation.

» Responsible for the menu creation and edits, assisted with the iguor, beer, and wine program, and oversaw the evolution of
creative cocktail concoctions; developed and implemented aesthetic and new conceptual adjustments.

» Recruited, trained, scheduled, motivated, counseled and co-managed a staff of 30 employees; communicating job
expectations, appraising performance, and enforcing policies and procedures.

» Handled cash management, banking, payroll, inventory controband HR. records, while working closely with bookkeeper to
ensure financial and record-keeping was accurate and timely, including general ledger, purchasing and accounts payable.

» Built 2 strong private and corporate event business and hosted groups of up to 100 in 3 private rooms.

» Freguently won awards from local publications, including "Best Ambignce®, “Best Fine Diming®, and “Market Fresh Cuisine™

* Maintained a sefe, secure and healthy environment with the highest sanitation standards; complying with all legal
regulations, ensuring 2 safe workpiace, and properly maintaining the premises, equipmant, and property,

Miso on Meramec, LLC 2001 to 2013
The first-ever sushi restourant and lounge located in the St. Lowis suburh of Clayton, Missourn.
President - Clayton, Misscuri
Created, owned ond manoged the daily cperation of o 5,000 5.f, 140 seat, multi-level restaurant with o lively bar scene,

» Provided leadership & direction to all aspects of the operation that inciuded daily decizion making, staff training & support,
supplier negotiations, floor management, gusst interaction, revenue generation, cost control and PE&EL management.

» Recruited, hired, trained, and co-managed a staff of 25 employess to provide professional and courteous guest service by
leading by example, instilling a sense of pride, and targeting a commitment to the highest quality standards.

¢ Developed and implementad all marketing and advertising programs, including email campaigns and extensive use of social
media, and website maintenance; hosted on and off-premise avents, and executed successful theme nights.

» Utilized excellent interpersonal skills to build 2 loyal regular dientele of local residents, white developing new business,
» Dwersaw an interior design update in 2006, expansion in 2010, and full remodel of the lower level in 2011,

*  Won several awards throughout the history of the restaurant including *Sest Sushi in 5t. Lowis" for 5 years.

EoucaTiON, PROFESSIONAL ORGANIZATIONS, AND LANGUAGES

Bachelor of Science in Marketing with a Minor in Spanish [1996)
Migmi University = Oxford, Ohio

Member - Entrepreneurs’ Organization, 5t. Louis Chapter {Since 2011} L] Proficient in Spanish Language
314,707 5882 Page 2of 2 brad@boreativeconcepts oom




Cortex
Bissinger's
Chocolate
Shipwaorks
Spinnaker5t.
Louis

hznitest Digital
Square

Dakata Blenders
Dodge Moving
and Storage

CIC

Cofactar
Genomics

Beck Flavors
Premiere RX
Health Solutions
Salume Beddu
Meroy Health
Care

O'Fallon Brawery
Millwell Green,
LLC,
International
Schoal House
Argos Partners
Eager Road and
Associates
Charlie Gitta's
B2 Telecom

Tim Hortan's
Ace Holdings
Law rence Group
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Cammercial Real Eslate Services

Robert specializes in development and brokerage at DCM with a
primary focus on complex transactionsfassignments. One of Robert's
specific niches is the servicing of technology, pharmaceutical, and bio-
tech companies. Also, he is a principal and owner in several office and
office/warehouse developments in the 5t. Louis region. Previously,
Robert led Conrad Properties procurement of new projects,
acquisitions, and developments, including CPC Hospitality, Conrad’s
Hotel Division. He also worked for approximately 5 years at Maune
Development as head of Portfolio and Project Management. His
primary tasks included the full-service management, |ease renewals,
acquiring third-party management relationships, conducting due

diligence and coardinating development and construction activities.

" -l [ w el igadlid - L Bk
urrent and Past organiatonal Invaolver

Cofactor Genomics Advisory Board

Brentwood Planning and Zoning

Green Park industrial Board of Trustees

Young Leader President of the Urban Land Institute in the 5t
Louis District

5t. Louis University Urban Planning and Development Advisary
Board

Developing Leader Chairman of NAIOP

Board of Directors of Trailnet

Board of Directors of 5trathalbyn Farm Clubs

Confluence Charter School Finance Board

* Hehas been awarded and featured in Alive Magazine and Saint
Louis Commerce Magazine, and received Best ULI Young
Leader Group Mationally while 5t. Louis District Chair.

{0 R LR S

Saint Louls University - Bachelor of Science in Management,
John Cook School of Business,
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August 12, 2014

Robert Goltermann

Director

DCM Management Company
8300 Eager Road. Ste. 601
Brentwood, Missour 63144

RE:  Foundry Redevelopment, Midtown-Ceniral West End
Dear Robert:

The proposed foundry redevelopment with retoil square footage would offer the
Midiown ond Cenfral West End market the kind of spoce which currently does not exst.
| represent a national retailer interested in up to 30,000 square feet and am currenthy
negotiating the terms of a Letter of Infent with FoPa Parners. LLC for my client to
become part of the proposed redevelopment.

Kindest regords,

LS

tan Silberman
Principal
L* Corporation
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B AL E 160+ Highlands Plaza Dr. West. Sule 150
St Lois, MO EID
T

Phane 314.621.1414

TRANSWESTERN o SR

Robert Goltermann

Director

DCM Management Company
B300 Eager Road, Ste. 601
Brentwood, Missouri 63144
reoltermann@dcmst].com

To whomever it may concern,

As a commercial broker for several corporate dlients actively looking for office space, | have looked at
the proposed redevelopment of the Federal Mogul foundry property. The office space in the
redevelopment with its proximity to CORTEX would be unigue and highly attractive for one of my clients
currently looking for up to approximately 25,000 sguare feet bringing approximately 140 new jobs to the
City of 5t Louis with the potential to expand up to 100 new jobs creating a need for approximately
35,000 square feet. |'am currently negotiating the terms of a Letter of Intent with the developer and
developer's broker.

Best Regards,

Tirn Lawior, CCIM
Vice President

Balke Brown Transwestern, Inc.
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TARGETED TENANTS
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EXHIBIT 2
PROPOSED PROJECT DETAILS

CITY FOUNDRY AT CORTEX
DEVELOPMENT PROGRAM SUMMARY

GROSS BUILDING AREA LEASABLE BUILDING AREA % LEASABLE

RPA ELEMENT HISTORIC NEW TOTAL | HISTORIC NEW TOTAL TO GROSS
Foundry Office 82,147 11,898 94,045 | 77,675 11,898 89,573 95.2%
Foundry Restaurant 45,612 2,551 48,163 | 28,920 2,551 31,471 65.3%
Foundry Retail 70,402 32,781 103,183 | 58,043 | 28,595 86,638 84.0%
TOTAL FOUNDRY: 198,161 47,230 245,391 |164,638 | 43,044 207,682 84.6%

1 |Byco Office 30,000 0 30,000 | 30,000 30,000 100.0%
Byco Retail 30,000 0 30,000 | 30,000 30,000 100.0%
TOTAL BYCO: 60,000 0 60,000 | 60,000 0 60,000 100.0%
TOTAL PHASE I: 258,161 47,230 305,391 (224,638 | 43,044 267,682 87.7%
Parking 511 Structured Spaces

o |Residential (279 Units) | 385,800 | 385,800 | 232,879 | 232,879 60.4%
Parking 317  Structured Spaces
Office--South 66,667 66,667 60,000 60,000 90.0%

3 Restaurant 11,111 11,111 10,000 10,000 90.0%
Retail 5,556 5,556 5,000 5,000 90.0%
Parking 120  Structured Spaces

4 |Office—North | 200,000 | 200,000 | 180,000 | 180,000 90.0%
Parking 360  Structured Spaces

The development program shown on this page is preliminary only and subject to change
as the project’s design moves from conceptual to construction documentation.
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CONCEPTUAL DEVELOPMENT PLAN
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PROPOSED PROJECT RENDERINGS

View from Vandeventer Avenue—Looking East
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View to West from Spring Avenue along New Pedestrian Street
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Aerial View to West along 1-64
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MEDIA COVERAGE—OTHER FOOD HALLS

For restaurateurs, il's a way to reach a large number of guests, For cusiomers,
it's the ultimate way to create their own dining, drinking and shopping experience.
What's not to love about food halls? By Gina LaViecchia Ragone

TREND WATCH: THE RISE OF FOOD HALLS

aod halls have been opening at a rate that's made thein sual food stalls that share acommon dining area, sit-down
eiffleuln to ignore. (s not surprising, After all, thevarethe  restaurants, arilsan producers and other retailers. "New”
logical result of sorme seismie shifts In the way Americans . lood halls can often be found in once-abandoned urban

1 approach fond and the way chefs and restauratenrs are spaces as local governments and neighborhood groups

| petting Lheir products out in front of hungry guests, bend over backwards to pave the way for developers, Ac-
1A The modern food hall has evolved from a hoest of Influ-  cording Lo foodservice experts at Datassentlal, today's

|' ences: Consumers’ increased reliance on restavrant meals, thetr  [ood hall abso inclides historic markats revam ped with an
r lowe of varlety and the desire to conlbrol their experience, taking eye toward "enticing new vendars, combining mostalgia.

il a8 [ittle or a5 moch time as they ke for a mesl, The growing so- and innovation as historic hot dog stands Tub elbows with |
|'_ phistication of guests” palates and an increasingly advenlurous drepa vendors.”

.- spirit are also at play here, While some food balls are vwned and operated by s aale
|'L i What's not to love? They can pick and chaose: entity (Mario Batali's Eataly, for example), most followa

I .i". m%j:{msﬁd elements from different vendors Lo create just standand landiord-ienant relationship, but the terms vary

| in Atlanta (top the elevated, and often chef-driven meal they fromm business to business. Some devebopers provide slgneage,

loft); the recently  yant They can sit down inan attractive environ-  branding and amenities, while others give the oparators the

i. Eﬂfﬂdum:r wienl. enjoy a cocktall with a friend and maybe freedom (along with the expense) of creating their own stalls,
| I—i._ [top right}, and pal off real dinnerware china while they soak in Diatassential publishied “Creative Concepts: Food Halls”

| Maris by Mary the hustle and bustle of @ fod market. a 2i-page report based on research fnto the food hall busi
: .|' m‘;‘;"ﬁg Frowmn the aperatar’s side; the format is atbrac- pess: Senior publications manageér Michael Kosty sas

tive as well. Tenants share overhiead expenses Iood halis are a safe bef for property cwners, “With the

[l whike getting the exposure and traffle that come from being partol  interest in food, you'll never see an empty stall, so0 thege

i | a high-profile venue, For pp-and-coming entrepreneurs, its away Iisinesses are geen as a guaran teed proposition fer a jot

o bresk Into the business without a lol of capital For established of developers.” he notes

(even celobrity]) chefs, iCS & way 1o meel This means the compelition to nah a

the locals and sell o thelr faod—and food hall space is lierce, Kostyo's advice:

their brard—to a broader audience “linderstand the goals of the developer.
Fond halls are not a new concept (the They're looking lor wide vartely of con-

oldest in the 115, Philadelphia’s Reading cepls beyond burgers, sandwiches and

Terminal Market, dates back Lo 1832, pizza, 50 knowing what they need 15 one

| Bt the modern food ball era s & celebra- way bo get in there. What's on-trend?

[ tion of the foodia culture—with fastca- They are- looking for something unigue”

| 26 RESTALRANT-HOSPITALITY.COM JULY 2076
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UNION STATION

DENVER'S "LIVING ROOM"

envers Linlon Station recently un-
D weiled a spectacular $54 million rero-

wvation, The block-long railroad depot
now not ol serves as the city's Amtrak hub

and heart of its new commuter rail ling, bt it
wiis also designed, according to the develop-

-ET5, o serve a3 "Denver’s living room,” The

plan to make it 2o included retail shops. &
Touthgue hotel and, of course, great food,

Its restored Beaux-Arts-style Grand Hall
15 lined with partially glassed-in fast-casual
concepts from some of the city's most popu-
lar restaurateurs and lood purveyors, Most
u_t the concepts have thelr own small seating
areas, althiough the central Grand Hall offers
vast, npen seating. along with the chance for
great people-watching,

This destination contains another

etement not comumen o all fod halls.

Wings estend from either side of the
Grand Hall and feature retail shops
and two lulkservive restaurants as
well: farmes Feard nominee Alex Sek
cled's Mercantile Dining & Pravision, a
farmtortable restavurant and market;
and Sboic & Genuine, & seafood con-
cept fromm ched Jenniler Jasinski and
coowner Beth Grdteh,

The inclusion ol fullservice con-
capts in a communal dining desting
thon ksa smart move for the propesty
owners, says Datassential’s Kostyo,
“A ot of faod hall business 1 focused
o that earby moming to midafer-

AN £l

e e |7
- 1 .. |

noon daypart, especially in cities. But
more are [marketing to] the weskend
erowd with one or two fagship full-
service restaurants from wellknows
restagrateunrs or A chel that is well-
kmowm Lo that market,”

Stoic & Genulne’s Gruiteh says
the location ks fdeal. “We had
worked with the Unlon Station
landlords and they approached us
about coming lnto the kast space
that hiad not been leased,” she says.
“We fumped ar the chance o join
the massive redevelopment of the
historie bulkling and the neighbor-
hond surroundingit, , 1t heen
ganghnsiers ever since.”

h\\\

MERCANTILE DINING & PROVISION
COMCEFT: Fullservics, farm-to-tabla
rastaurant and Evropean-style market
CPERATOR: James Beard semifinalist
Alex Saidel

DN THE MENL: Boulder Natural crispy
chicken B buttermvilk dumplings, $27;
caramalized Pnkdn gnn-ochlr €14

28 PESTALHANT-HOSPITALITY. COM JULY 2016

MILKBEDOX |ICE CREAMERY
CONCEPT. leo craam, shakes, malts,
sundass and boozy treats located ina
well-presarved former barber shop
DPERATORS: Denvertbased Little Man
lee Cream

ON THE MEMLL The “1881"
buttarscotch and bourben shaka, 5%

PIGTRAIN COFFEE
COMCEPT: Coffes and coffes cocktails
abong with pastries and juices
CPERATOR: Novo Coffee, Danver
OM THE MENLE: Amerlcans, $2.50; nitro
cald brew, $3.25; affogeto, 53.70
WE LOWVE; This little piggy in the
cappuecing fosm
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SMALL BLIT MIGHT 11m Paninsy

THE RISE OF FOOD HALLS

THE PENNSY

| CHEF-DRIVEN FAST CASUAL IN NYC

ew York i the epicenter of the food
hall remaissance. There are mote
than & dozen such NYC market-
places—and more coming—where one can
have a nuick meal created by a great chef,
grih a coffes or a cralt brew and maybe even
plek up a few groceries on the way home.
The Pennav (an old Borders boak store) |a
a perfect sxample the casual, upscale, chef
driven faod halls popping up around the clty.
It's on the smaller side, but it packs a lot of
chet-driven cholces into its 8 000 sguare feel.
Acdist WYC paterer Mary Giuliani operates a
concept with Marto Batall at The Pennsy, and
her company, Gialtant 2ocial. curated and
operates the food hall, “All (hut one) of these
eoncepls are lagship shops, so (he heart is

there,” she says. “On any given day
you can see Pal LalFrleda, Mare For-
givne, Adam Sobeland sven Mario
at The Pennsy either working be-
hind the counter or checking in”
Givesy its Madison Square Gar-
den and Pepn Station neighbars,
The Pennsy benetits from pre-and
post-event diners and drinkers (a
central bar is open late) and those
heading in and out of the city. The
restaurants of The Pennsy include
Ware Forgione’s Lohster Press, Gi-
uhani and Batali's Mario by Mary,
Pat LaFrieda Meal Purveyors and
poptlar WY vegan chef Franklin
Becker's The Litte Beet. The papu-

lar Cinnamon snail fopd truck also
created a bricks-and-mortar marng-
festation for The Pennsy:

For the Michelin-starred fron
Chef Forglone, Lobster Press rep-
resents-a lirst foray into the fast-
casual arena. His slgnature item is &
pressed lobster panind served with
a side of chill lobster dipping sauce,

“I've been asked to do burger
bars and some other things, but.

.. thiz allowed me to push the en-
svelope a little bit," says Porgione.
"This should be future of fast lood:
wetting clielfs and restaurateurs and
people who care about what they're
feeding people.”

PAT LA FRIED A

COMZERT: Well-known butchar takes a
staby ot fast casual with sandwich shop
CPERATORS: Pat LaFrieds, Mark
Poatoie

DM THE MEML: Grandpa’s maatball
sandwich, $12; black Angus steak
sarvdwich, 515

30 RESTAURANT-HOSPITALITY.COM JULY-Z0%8

LOBSTER PRESS
COMCEPT: Labstar rolls st interpreted
by an award-winning, cotabrity che
QPFERATOR: Mare Forglone
i THE MERMLU: Lobster press panlni
with ehili labstar dipping sauce, $1B
'WE LOVE: This =auee pnd paninl combo,
one of the best things we've had In 2094

MARID BY MARY
COMCERT: Hallan fast casual
OFERATORS: Celabrity chef Mario
Batall and caterer Mary Giuldisnd
Oh THE MENLL Truffle honey grifled
chesse panink, 59.19; Hallan muffalata,
£11.94; chicken & kale stracciatella
soup, $7.00
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THE RESE OF FOOD HALLS

CORURT
rFlagahip R

to-bring an urban

semsibility tothis

FLAGSHIP COMMONS

BEYOND THE FOOD COURT IN OMAHA

hink of it ag the antidood ¢ourt: Cocks
I talls, craft beer, comiortable seating.

even ping pong and, of course, great
food, When the operator of Westroads Mall
in Omaha was looking to raiss its level of
food offerings, the company turned th one of
tha clty's better-known multi-concept epera-
tars, Flagshlp Restaurant Group (FRG), o
pul together & eollection of restaurants.

The well-traveled executives at FRG, in-
clirding ¢.e.o. Mick Hogan, were inspived by
the food mecess of Mew York and other big
citbes and they set out to bring that urban
fond hall sensthility to Goaha.

The design reflects that of food halls found
in larger markets, with the modern-rustic-
indisstrial mashup vou might find in an old

warehouse, In keoping with the
indy, curated vibe, each concept
lxas its own design identity,

The miove was a bold one for
Westroads. To make room for the
new #2000 square font hall, leases
of some existing food court tenants
were not renewed; others were
roved elaewhere in the mail,

While some of FRG's own restau-
rant eoncepts are present at Flag:
ship Cominons, e group wanted
o inciude other Tocal restaurants.
*“There were categories that we
dleln't have In our own port{elio, 5o
we turned, mostly, to our friends in
the business,” Hogan says.

The structurs s tnoonventional,
FRG operales the entire hall, All
paryroll, staifing and other lunctions
are centralized, and most of the
nonFRG concepts are operated by
FRE: through licensing agreements.
“It's a weay for [restaurateurs]to
grow their business without a lot of
risk on thelr end,” savs Hogan,

Kesp vour eve on FRG, They
found a business model that works
anid are intent on Tepeating their
success with local chefs and restac-
rateurs in other Midwest markets,
There’s even a plan to “tap Into
sorme national celebrity-chef type
talent,” Hogan says.

JUAN TACO

COMCEPT: Food truck styla tacos
DPERATORS: Flagship Rastaurant

Group

3 THE MEMLE Chicken tings tacs,
$3.25; aguas frescas, 5225

WE LOWE: This vintage trailer facada is
a nlce touch.

32 FESTAURANT-HOSPITALITECOM JULY 101E

ARDMAS + BLIFS

CONCEPT: Coffes and bakery

STARTED BY; Autumn and Luke Proitt
Ofy THE MENL: Browm Butter amd
Peach Cupcake, $3.25

WE LEVE: This is truly local, The Pruitts
slee just opanad their ovwn roasting
company in dawntewn Omaha.

AMSTERDAM FALAFEL B KaABOR
COMCERT: Straet toods of Indis, Turkey
and Africa
STARTED BY; Phil Ananis and Anng
Cavanaugh
DM THE MENU: Chalee of sandwich,
salad or plate style with falafel (56,25},
or protelns (57.50-57.99) and ssuces
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PONCE CcITY MARKET

URBAN REVIVAL IN ATLANTA

fiicon of Atlanta's historic Fourth
Ward nelghbothood is a 2-million
sguaredoot anedime Searg ware-

hauze, bought in 2011 by Aflanta-based
Jamestown Froperties and transtormed into
the mixed-used Ponce Citv Market project

While the upper foors became apatriments
and office suites, 30,000 square feet of Popce
City Market's ground level morphed Into the

Cestral Food Hall, The space bears an alr
of history, as architectural elements Touind
during renovations were kept and reused.
There are 25 concepts, representing both
neweamers and big names including fames
Beard winners Sean Brock, Linton Hopkins,
Jonathan Wasxman and Anne Ouatrano,

The concepts vary in size and BErvice

EL

styles (most are fast caspal), and
president Michael Phillips say:
agresments also vary, “Some larger
#paces have standard leasas, with
fixed rent or a percentage rent:
smaller anes can have topup ar-
Fangements; some have lieensing
agreements, We try to understanq
the individual business models and
where they are in their lite eyicla”
Restaurant business newcomer
Hannah Chung of Simply S=ou)
Kitehen was happy to land one of
the coveted spots at the nilgh-prix-
fle venue. “IPs 2 way o get & start
without a huge financial commit-
ment and overhead,” she BayE.

BOTIWALLA

COMCERT: Indian strost foods
OPERATCH: Meharwan frani

Oh THE MEMNL!: Lamb botl kabak rall,
S10.9%; manga lassi (chilled yoglrt
drink], §4.25

WE LOVE: Authentic dotalls that svake
the vibrant stroots of India

NESTAURANT-HOSPITALITY.COM JULY-2018

BREZZA CUCINA
CONCEPT: Full-zarvics, rustic ltallan
infiused with the flavors of the Sauth
OPERATOR: WaxStane Group, led by
James Beard winner Jonathasn YWianiman
O THE MENU: Gnoicchl with Swiss
chard [shawn), $19; pork boln with grited
Peaches, aruguls B smckad bacon, §24

g
i
H

Justin Anthony of Biltong Bar
says his jerky concept fequired foot
traffie, “We wanted guests to he
#ble to have the option of grabbing
some biltong to go. ., or Delly wp to
thie bar to enfoy their food with 5
Ereat cocktall,

Phillips artwizes food hall Bopefils
toplan carefully before they pitch.
"Having homemade food is the 56
cret tova great food hall, A the same
U, [there 1s an ] Immediale servics
expectation. You bave to he able to
turn the sovers quickly," he SAYE,

BILTONG BAR

CONCERT: South Alrican jarkios along

th zavory pies, snacks, eocktails and
South African wine
CFERATOR: Justin Anthony
WE LOVE: This beautifid har, phes jorky-
migking en display: drying Blltong hangs
in the windows,
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NEIGHHDH: There v
swction of Hell's K

GOTHAM WEST MARKET

FROM DEAD BLOCK TO DESTINATION

efore Gotham West Market, (he
B blercks aff 11th Avenue in the West
0= were serlously lacking good
dining optlons. That simply wouldn't do,
hecause the developers at The Gotham Or-
ganization were in the process of ereatinga
LE3Bunlt luxury apartment complex there.
Mo dining would egual ro tenants.
The solution? Add & food hall and nrarke
1o the complex—a move, as the Neo York
Times put ir, *[hroozht] forth & troop of

places to eat in'a spot that had almest pone.”

The 10,[Eikequare-loat project aimed
e draw not just tenants, but foodies from
mearhy areas as well. The alry, industrial
space opened n 2014 and was a big player-in
Manhattan’s “new” food hall movement,

Destgned by NYC branding, ar-

chitecture and design Hrm Avrok0,

what’s most special about Gotham
West s the perimeter: on the bwa
street-facing sides of the food kall
dre counters lining the outes edpge

of each stall, and behind them, lange

£lass walls that open to the neigh-

rorhiood and serve wall-up miests ol

oubdaot bar stonis.
Another Interesting feature;
There’s a Disney-esoue backstage

aspect to Gotham West Market, To
keep the market and the Individual
slalls as akry and open as possible,

the developer and designoers al-
located each tenant its own prep

space in a Basement comumissary
This way, the guest sees only the
meagic.

Gl Avital g m. of Seamus Mil-
lan's concept El Comado; says
what's unigue sbout Gotham West
is the collaborative nature of the
lrusiness. Tenants make decisions
togetheral monthily town halls
where they vole on decisions from
flatware choleas to marketing,

“Everyane seema to have the
same philosophy: Lo make great
{ood and to be simple and eajoy-
able [or the guest ™ he savs, &

CHOZA TAGUERIA

CONCEPT: Roadside stand-inspired
taces, temales tortas and ceviches
OFERATORS: Matt Wagman, Akhtar
Maoweab

OM THE MENU: Tacos (the usual
proteins, plus lamk dhoulder, chrimp,
and potatoes), $5.04 for three

36 RESTAURART-HOSRITALITY.COM JULY 2618

IVAN RAMEM SLURP SHOP
CONCEFT: Ramen
QOFERATOR: bean Orkin
O THE MENL: Splcy red ehili ramen
lshownl, $93; pork belly buns, 59

WE LOVE: Long felander Oridn's neadle

gama is fo good that he owned one of
Toloya's most successful ramen joints.

A

THE CAMNIBAL
CONCEPT: A “butchar's rastauarnt®
with market.driven small plates
OPERATORS: Owrier Christlan
Pappanicholag; chof Francis DCiarby
OF THE MENU: Chef's solactian
charcutorie, $85; reasted baets, $8
WE LOVE: The seloction of 200 hoars
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Hall Yes

8 new American food halls worth buying a
plane ticket to visit

BY ALISOM SPIEGEL  7/14/1&

Photos: Courtesy of R Howse, Vanessa Escobedo Barba, Signe Birck, Robert Benson, Carly Diaz

Thfs July, we're pledging allegiance to the food that makes this country
great—specifically, the exciting things happening in our nation's culingry scene right now.

Join us as we explore America!

There's nothing exclusively American about the food hall—with institutions that exist all
owver the world, from Tokyo to London. Still, it's o trend that couldn't feel more at home in
the country that loves choices, prizes convenience and demands immediate satisfaction
to whotever the craving, beit a bonh mi or bagel. Enter America's newest crop of food

halls.
RELATED The Bokery ot Fot Rice, Halal Guys L.A. and More Hot Openings »

These sprawling marketplaces aren't just fulfiliing American dreams either. With the
sharing economy’s mormentum and the rise of communal spaces, they're good business,
too. It's no wonder, then, that food halls continue to pop up all over the country. Here are

the ones that will have you saying hall-elujah.

(O San Diego's Liberty Public Market: Opened in March

Four meonths ago, San Diego's first public artisan market opened. A "one-turn town,” as
Tim Kolanko, exscutive chef of the market's restaurant, Mess Hall, describes it, San Diego
had plenty of naysayers. But the community hos embroced the former naval base's

historical, weathered murals and stalls selling everything from house-made charcuterie to

2-12
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fresh produce. Add Mess Hall's dynamic menu; Sunday roasts; and wing, beer and

upcoming cocktail pairings, and it's no wonder the city wormed up to it fast.

@ Portland's Pine Street Market: Opened in April

Portland's self-dubbed "first modern food hall" is a venue far some of the city's top
restaurants and artisans to experiment. Salt & Strow puts o twist on its iconic ice cream
with soft-serve-centric Wiz Bang Bar, while Dlympia Provisions focuses exclusively on hot
dogs at OF Wurst. The only non-local vendor is Tokyo-based Marukin Ramen—a worthy
exception indeed. “It's gangbusters in here at lunch," Mike Thelin, the market's culinary
curator, says. No doubt.

® New York City's Great Northern Food Hall: Opened in June

With the backdrop of footsteps crossing Grand Central's marble floors, Claus Meyer's
Merdic foed hall is as refined a newcomer as the terminal could expect. Delicate
touches—a box for smerrebred (open-faced Danish sandwiches), for instance, reads
“open rye"” instead of “open sesame“—and elegant fare make it o reprieve in the heart of
MNYC. "We are bringing a lot of new flavors [think rhubarb, sea buckthorn and skyr
smoothies] that people might not be used to," Mever says. "However, | strongly believe

once people try the food, they will return again and again.”

® Chicage's Revival Food Hall: Opening early August

ato: Josan Lirtls Photaoscaol

Though Chicago is a city of neighborhoods, the Loop has left a lot to be desired—until
now. Revival brings some of the city’s best restaurants under ene roof, and with a coffee
shop-cum-bar and an indie record store, the business district has a chance to morph into
Chi-town's next hot neighborhood. Partners Bruce Finkelman and Craig Golden hope
people return to the office rejuvenated or head home feeling relaxed. "You know, everyone

likes to hang out in the kitchen," Golden says.

(& Baltimore's R. House: Opening early fall 2016

Featuring 10 original restaurant offerings run by mostly Baltimore-based chefs, R. House

will be an incubator of sorts. “[The market is] perfect for fostering new ideas,” general
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manager Peter DiPrinzio says. In addition to a Korean BEBQ restaurant run by two sisters,
a fried chicken spot and a vegetable-forward one, there will also be a pop-up kitchen with
rotating chefs. Sounds like Baltimore may be the new place to scout the country's next

big chefs.

@ Brooklyn's Gotham Market at The Ashland: Opening fall 2016

One of Manhattan's most successful food halls is heading across the river to Downtown
Brooklyn this fall. A central bar brings a late-night option to the area, and predictable
buzzwords will be present; too: rotisserie chicken, brick-oven pizzo and ramen. (It's
Brooklyn after all.) Mo one's complaining, however, especially since the latter is the first

offshoot of Long Island City's famed Mu Ramen. Expect lines.

@ Austin's Foreground: Opening spring 2017

O EpCoocuc BOroor

In a city known for food trucks, Fareground will “bring established chefs and experienced
restaurateurs in one place,” developer Bob Gillett says. Expect two bars, a bakery by
Austin mainstay Easy Tiger, g cheesemaonger, burger shop and biscuit vendor selling
homemade country ham, fried chicken and egg dishes. Since this is Austin, there will also

be tacos.

® Washington, D.C.'s Isabella Eatery: Opening early 2017

Markel

D.C. chef and Top Chef alum Mike Isabellg calls the project “by far the biggest we've ever
taken on,” referring to his upcoming market at Tysons Galleria, which will include 10 new
and existing Isabella establishments. You'll find a cocktail bar, a Mediterranean-style

steakhouse, o coffee shop and a retro seda fountain that will have kid-friendly as well as

boozy options. "l worked in a Carvel when | waos 13, so it kind of comes full circle,” Isabella

says.

No matter where you find yourself this year, don't miss these spectacular markets.
Though they may feel American in spirit, as Claus Meyer says, these food halls are alse "a

window to the world.”
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Adam Larkey Photography

10 new and forthcoming spots that
are fueling the latest culinary trend.

By Sasha Levine on March 19, 2014

Forget what you know about the food
courl: there's a new definition on the
rise. What once conjured images of
chain restaurants and fast food 15 being
reinvented as the latest trend 10 culinary
culmire: the food hall, a haven for
artisanal and specialty purveyors, burry
food stalls and upscale restaurants.

“1 think there's a real appetite for more
low-impact, more casual, vet good-
quality meal options,” savs culinary
expert Anthony Bourdain, who is
planning to open s own global foed
hall in New Yeork. “That goes along with

{ a shifi in diming habits in general. On

one hand. we demand more vanety,
better quality, more options: On the
other. we seem fatigued with the
conventions and time investment of a
multi-course, full-service meal.”

Each of our favente newcomers offers a singular take on the trend. For Umon Market in
Washington, D.C.. and the forthcoming Krog Street Market in Atlanta, local fare takes
precedence as up-and-comers get their first brick-and-mortar locations. Big-name chefs and
entrepreneurs continue to expand their empires to other eines, ke Mario Batali’s new Eataly
outpost in Chicago. And single-concept hubs, hike chel Richard Sandoval’s soon-to-open Latin

American mecca in the Windy City, keep a tight focus.

@201 6 Amerncan Express Company. &ll nghts reserved. Departures® is publizhed by Time Inc. Afflueat Media Groue, o subsidary of Time Inc.
Depariures is 3 trademark of American Express
Marketing & Development Corp. and is wsed under imited Hoense Time inc. Affluent Media Group is pot affiliated with American Express
Company or ils subsidiaries.
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EXHIBIT 3
PROPOSED REDEVELOPMENT AREA DETAILS

MAP:
PARCELS PROPOSED FOR INCLUSION IN
REDEVELOPMENT AREA
WITH REDEVELOPMENT PROJECT AREAS (“RPAs”)

RPA boundaries are approximate and subject to change based on survey.
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CITY FOUNDRY AT CORTEX
PARCELS, AREAS, ASSESSED VALUES & SITE CONTROL

AREA ASSESSED VALUE
PARCEL #/ STREET IMPROVE-
RPA OWNER HANDLE ADDRESS SQ. FT.|ACRES| LAND MENTS TOTAL STATUS
1 |FOPA PARTNERSLLC* 13918030050 3700-20 FOREST 155,168 3.56 $397,557 $200,402 $597,959 Own?d by
E— PARK AV Applicant
1 |FOPA PARTNERSLLC 13918030080 |3711-39 MARKET ST} 172,615 3.96 $166,300 $137,700 $304,000 i)wn:d b}t,
— pplican
Owned by
1 |FOPA PARTNERSLLC 13918030130 | 3815R MARKET ST 10,265 0.24 $9,700 $80,500 $90,200 Anplicant
— pplican
Owned by
1 |FOPA PARTNERSLLC 13918030140 | 3749R MARKET ST 18,864 0.43 $17,800 $1,900 $19,600 Applicant
Owned by
1 |FOPA PARTNERSLLC 13918030120 | 3819R MARKET ST 16,868 0.39 $16,300 $2,500 $18,800 Applicant
E— pplican
1 |CITY OF ST. LOUIS 12198000100 | 3699 MARKET ST 380 0.01 - - - Negotiations
1 |LRA 12198000090 | 3691 MARKET ST 9,009 0.21 - - B} Option
— Contract
1 |STATE OF MO 12198000080 | 3687 MARKET ST 6,676 0.15 - - - Negotiations
1 |STATE OF MO 12198000070 | 3679-83 MARKET ST 7,000 0.16 - - - Negotiations
1 |STATE OF MO 12198000060 | 3673 MARKET ST 10,500 0.24 - - - Negotiations
1 |STATE OF MO 12198000050 | 3669 MARKET ST 3,500 0.08 - - - Negotiations
1 |STATE OF MO 12198000045 | 3667 MARKET ST 8,400 0.19 - - - Negotiations
1 |STATE OF MO 13918030090 | 3801 MARKET ST 16,440 0.38 - - - Negotiations
1 |NORFOLK RAILROAD 13918030060 211 SSPRING AV 40,733 0.94 - - - Committed
1 |SLLCREAL ESTATE LLC*% 13918030112 242 S VANDE- 12,500 0.29 $14,358 $13,880 $28,238 Negotiations
I VENTER AV
1 |OUTDOOR ADVERTISING | 12198000041 | 3667R MARKET ST 4,000 0.09 $4,800 $0 $4,800 No Plans
TOTALS--RPA 1:] 492,918 | 11.32 | $626,815| $436,882 |$1,063,597
2 |MCGOWAN 13918030020 381312151(()%%EVST 4,800 0.11 $3,760 $0 $3,760 Contract
2 |MCGOWAN 13918030030 3818 FOREST 4,800 0.11 $100 $0 $100 Contract
— PARK AV
2 |MCGOWAN 13918030040 3816 FOREST 4,800 0.11 $100 $0 $100 Contract
—— PARK AV
PORTION OF
3700-20
*FOPA PARTNERSLLC 13918030050 FOREST PARK AV; 16,800 0.39 $43,043 $21,698 64,741 Owned by
2 ——— | (I-story N. 40,000 ’ ’ ’ ’ $64, Applicant
sq. ft. bldg
to be demolished)
TOTALS--RPA 2:| 31,200 0.72 | $47,003 $21,698 $68,701
SLLC REAL ESTATE LLC*% 13918030112 242 S VANDE- 55,592 1.28 $63,857 $61,728 $125,585 Negotiati
3 VENTER AV s . N 5 y egotiations
TOTALS--RPA 3:| 55,592 1.28 | $63,857 $61,728 $125,585
4 |SLLCREAL ESTATE LLC*1 13918030112 Zéél\sl;/]?gis- 83,389 1.91 $95,785 $92,592 $188,377 Negotiations
4 |STATE HIGHWAY COMM | 13918030111 3831 MARKET ST 21,507 0.49 - - - Negotiations
4 |[STATE OF MO 13918030100 | 3821 MARKET ST 41,997 0.96 - - - Negotiations
TOTALS--RPA 4:| 146,893 | 3.37 | $95,785 $92,592 $188,377
TOTALS--ALL RPAS:| 726,603 | 16.68 | $833,460, $612,900 |$1,446,260

*3700-20 Forest Park parcel is divided between
RPAs 1 and 2.

**242 S. Vandeventer SLLC Real Estate parcel is
divided between RPAs 1, 3 and 4.

Parcel areas shown above are approximate and
subject to survey.

R
s
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PHOTOGRAPHS OF
EXISTING PARCELS

See Blighting Study attached as
Exhibit 6

for photos of existing parcels.
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LEGAL DESCRIPTION OF
PROPOSED REDEVELOPMENT AREA
AND
RPAs

A legal description of the overall proposed
redevelopment area and legal descriptions
of the proposed RPAs will be provided with
the submission of the proposed
Redevelopment Plan.
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SURVEY OF
PROPOSED REDEVELOPMENT AREA

A survey of the proposed redevelopment
area will be available at the time submission
of the proposed Redevelopment Plan and
will be provided upon request.
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EXHIBIT 4
JOBS ESTIMATES

CITY FOUNDRY AT CORTEX
ANTICPATED JOBS TO BE ATTRACTED/CREATED

ANTICI-
PATED ANTICI-
OCCU- PATED
LEASABLE AVG. PANCY AT JOBS AT ANTICI-
AREA JOBS/ WAGES/ STABIL- STABIL- PATED INITIAL
RPA ELEMENT (sQ. FT.) 1,000 SQ. FT. YEAR 1IZATION 1IZATION PAYROLL
Foundry Office 89,573 4.00 $60,000 92% 330 $19,777,718
Byco Office 30,000 4.00 $60,000 100% 120 $7,200,000
TOTAL OFFICE: 119,573 3.76 450 $26,977,718
Foundry Restaurant 31,471 3.38 $28,000 97% 103 $2,884,789
1 |Foundry Retail 86,638 2.81 $28,000 97% 236 $6,618,060
Byco Retail 30,000 2.81 $28,000 97% 82 $2,291,625
TOTAL RETAIL/ 148,109 2.84 421 $11,794,474
RESTAURANT:
TOTAL PHASE I: 267,682 3.25 871 $38,772,193
2 |Residential 232,879 0.02 $40,000 92% 5 $184,000
Office--South 60,000 4.00 $63,672 92% 221 $14,058,884
TOTAL OFFICE: 60,000 3.68 221 " $14,058,884
Restaurant 10,000 3.38 $29,714 92% 31 $922,614
3 |Retalil 5,000 2.81 $29,714 92% 13 $384,423
TOTAL RETAIL/ 15,000 2.93 44 $1,307,037
RESTAURANT:
TOTAL PHASE 3: 75,000 3.53 265 $15,365,920
a Office--North 180,000 4.00 $63,672 92% 662 $42,176,651
TOTAL PHASE 4: 180,000 3.68 662 $42,176,651
TOTAL ALL PHASES: 755,561 2.39 1,803 $96,498,764

Jobs and wages estimates on this page are preliminary only and subject to change. Actual
jobs and wages will depend on the particular tenants who ultimately choose to occupy
property within the various RPAs.
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EXHIBIT S
PROPOSED PROJECT FINANCING

This Exhibit contains the tables listed below. All tables are drafts only and are subject to
change. All amounts shown in each of the tables are preliminary only and are subject to
change as structuring of the project moves from concept to completion. Significant effort
has been devoted to providing estimates for RPA 1 that are as accurate as possible, but
the RPA 1 projections and estimates will undoubtedly change as RPA 1’s budget and
projections are refined in preparation for construction. The development programs for
RPAs 2 — 4 are far less developed.

Actual operating performance will vary from the projections shown in the following
tables. The projections assume that the Applicant will hold the property for the entire
period shown—it is not known if or when the Applicant may sell all or part of the
property. It is also not known if the development will succeed.

This application seeks TIF financing at this time only for RPA 1. A long-term operating
proforma and detailed TIF, CID and TDD revenue projections will be provided for RPA
1 prior to the TIF public hearing. Operating proformas and TIF, CID and TDD revenue
projections will be provided for the remaining RPAs when the Applicant requests that
TIF financing be made available for those RPAs.

LIST OF FINANCING-RELATED TABLES

Anticipated Development Program—AIl RPAS .........cccvviieeiieiiieeeieeee 5-2
Estimated Jobs and Wages—RPA 1.........cocviviiiiiiiiieeeeeee e 5-2
Estimated Retail Sales—RPA 1 ... ... eeaeeeeeeeaeeeeeees 5-2
TIF Evaluation Factors—RPA 1 ... 5-3
Sources and Uses of Funds and Selected Calculations—RPA 1.......ccccuvvveeeeennnn. 5-4
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CITY FOUNDRY AT CORTEX
DEVELOPMENT PROGRAM SUMMARY, JOBS & SALES

DEVELOPMENT PROGRAM SUMMARY

GROSS BUILDING AREA LEASABLE BUILDING AREA % LEASABLE
RPA ELEMENT HISTORIC NEW TOTAL HISTORIC NEW TOTAL TO GROSS
Foundry Office 82,147 | 11,898 | 94,045 77,675 11,898 89,573 95.2%
Foundry Restaurant 45,612 2,551 48,163 28,920 2,551 31,471 65.3%
Foundry Retail 70402 | 32781 | 103,183 58,043 28,595 86,638 84.0%
TOTAL FOUNDRY: 198,161 | 47,230 [ 245,391 164,638 43,044 207,682 | 84.6%
1 [Byco Office 30,000 0 30,000 30,000 30,000 | 100.0%
Byco Retail 30,000 0 30,000 30,000 30,000 | 100.0%
TOTAL BYCO: 60,000 0 60,000 60,000 0 60,000 | 100.0%
TOTAL PHASE I: 258,161 | 47,230 | 305,391 224,638 43,044 267,682 | 87.7%
Parking 511 Structured Spaces
o |Residential (279 Units) | 385,800 | 385,800 | 232,879 | 232879 | 604%
Parking 317 Structured Spaces
Office--North 66,667 | 66,667 60,000 60,000 90.0%
3 |Restaurant 11,111 11,111 10,000 10,000 90.0%
Retail 5,556 5,556 5,000 5,000 90.0%
Parking 120 Structured Spaces
4 |Office—South | 200,000 | 200,000 | 180,000 | 180,000 | 90.0%
Parking 360 Structured Spaces
TOTAL ALL PHASES: 258,161 | 716,363 | 974,524 224638 | 530,923 | 755,561 77.5%

ANTICIPATED JOBS TO BE ATTRACTED/CREATED

LEASABLE AVG. ANTICIPATED ANTICIPATED ANTICIPATED
AREA JOBS/ WAGES/ | OCCUPANCY AT JOBS AT INITIAL PAYROLL
RPA ELEMENT (SQ. FT.) 1,000 SQ. FT. YEAR STABILIZATION |STABILIZATION (Wthout Inflation)
Foundry Office 89,573 4.00 $60,000 92% 330 19,777,718
Byco Office 30,000 4.00 $60,000 100% 120 7,200,000
TOTAL OFFICE: 119,573 3.76 450 26,977,718
Foundry Restaurant 31,471 3.38 $28,000 97% 103 2,884,789
Foundry Retail 86,638
1 2.81 $28,000 97% 236 6,618,060
Byco Retail 30,000
2.81 $28,000 97% 82 2,291,625
TOTAL 148,109 2.84 421 11,794,474
TOTAL PHASE I: 267,682 3.25 871 38,772,193

ANTICPATED RETAIL SALES

LEASABLE

ANTICIPATED SALES AT

AREA ESTIMATED AVERAGE ANTICIPATED OCCUPANCY AT STABILIZATION

RPA ELEMENT (SQ. FT.) SALES/SQ. FT.YEAR STABILIZATION (Wthout Inflation)
Foundry Restaurant 31,471 $841 97% $25,673,098
Foundry Retail 86,638 $441 97% $37,061,137

1 Byco Retail 30,000 $471 97% $13,706,100
TOTAL PHASE I: 148,109 $76,440,335

All amounts shown above are estimates only; actual amounts will vary from those in the charts on this page as
definitive occupants commit to occupy the project.
Amounts shown for RPAs 2 - 5 are rough estimates.
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CITY FOUNDRY AT CORTEX
TIF EVALUATION FACTORS

SUMMARY OF TIF EVALUATION FACTORS

RPA/PHASE
1
TIF AS % OF COST

Total Estimated Cost: $134,166,000
TIF Request: $19,400,000
TIF as % of Estimated Cost: 14.46%
Developer-Imposed CID & TDD Incentives: $18,100,000
CID & TDD Charges as % of Total Estimated Cost: 13.49%

All amounts shown above are estimates only.
Actual cost will vary from estimated cost.
Value of developer-imposed CID and TDD charges will
vary with actual sales.
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CITY FOUNDRY AT CORTEX
SOURCES AND USES OF FUNDS

SOURCES AND USES OF FUNDS

SELECTED CALCULATIONS

ELEMENTS RPA 1 RPA 1--ESTIMATED NET TAX CREDIT PROCEEDS*
Total Land Area: 492,900 TOTAL COST INCLUDING DEVELOPER FEE: $133,954,000
Total Existing Historic Building Area: 258,200 Historic % of property/historic dev. cost: 58.00% 77,693,320
Total New Building Area: 47,200 State historic tax credit rate/amount: 25.00% 19,423,330
TOTAL ALL BUILDING AREA: 305,400 State historic tax credit sales price/net: 92.00% 17,869,464
# of Residential Units: State historic credit proceeds net of 2.5% DED fee: 17,383,880
Total Leasable Residential Area: Federal historic tax credit rate/amount: 20.00% 15,538,664
Total Leasable Office Area--Historic: 107,700 Federal hist. tax credit sales price/net: 96.00% 14,917,117
Total Leasable Retail/Restaurant Area--Historic: 117,000 TOTAL HISTORIC CREDIT PROCEEDS: 32,786,581
Total Leasable Office Area--New Construction: 11,900 Remediation Costs: 5,670,000
Total Leasable Retail/Rest. Area--New Const.: 31,100 Brownfields Tax Credit base: 100.00% 5,670,000
TOTAL ALL BUILDING AREA: 267,700 Brownfields tax credit sales price/net: 92.00% 5,216,400
Parking Spaces--Structured: 500 Brownfields credit proceeds net of 2.5% DED fee: 5,074,650
Parking Spaces--Surface: TBD *Values are estimates only--actual values will depend on definitive arrangements
TOTAL PARKING SPACES: 500 with tax credit purchasers/investors.

ANTICIPATED SOURCES OF FUNDS

RPA 1--BRIDGE LOAN AMOUNT CALCULATION*

Estimated Net Proceeds—Federal Historic Tax Credits: ~ $14,917,000
SOURCES OF FUNDS--"PERMANENT™: RPA 1 Estimated Net Proceeds--State Historic Tax Credits: 17,384,000
Federal Historic Tax Credits $14,917,000 Estimated Net Proceeds--State Brownfields Tax Credits: 5,075,000
State Historic Tax Credits $17,384,000 Estimated Present Value--CID & TDD Revenues: 18,100,000
State Brownfields Tax Credits $5,075,000 Estimated Present Value--Statutory TIF: 19,400,000
Permanent Loan--1st Mortgage: $51,000,000 TOTAL "PERMANENT" SOURCES TO BE BRIDGED:  $74,876,000
Deferred Developer Fee: $8,290,000 Assume Bridge Loan at 90% of "Permanent"” Value: $67,390,000
Monetized Values of CID/TDD Revenues: $18,100,000 *Actual bridge loan amount/terms will depend on definitive lender commitment.
"Statutory"” TIF Amount: $19,400,000
Total Project Sources--Permanent: $134,166,000 RPA 1--CONSTRUCTION INTEREST CALCULATION*
"Statutory” TIF as % of Total Cost: 14.46% RATE AMOUNT
1st Mortgage Debt: 4.75% 51,000,000
ANTICIPATED USES OF FUNDS Bridge Loan Debt: 4.75% 67,390,000
TOTAL INTERIM DEBT: 118,390,000
USES OF FUNDS RPA 1 Average amount disbursed/term in months: 65.00% 24.00
Land/Building Acquisition $7,016,000 INTERIM INTEREST--USES: 7,310,000
Construction Hard Costs $58,596,000 TOTAL INTERIM INTEREST: 7,311,000
Infrastructure Hard Costs $22,971,000 *Actual construction interest will vary with definitive loan terms and duration.
Hard Cost Contingency $8,177,000
Development Soft Costs $12,211,000 RPA 1--ESTIMATED INFRASTRUCTURE COSTS*
Financing Costs $8,157,000 Parking Garage Construction $10,476,000
Soft Cost Contingency $1,324,000 Road Improvements & Off Site 1,375,000
Developer's Fee: $14,214,000 Other Site Improvements 3,350,000
Reserves $1,500,000 Utility Reconfiguration 2,000,000
Total Project Costs $134,166,000 Remediation & Demo--Brownfields-Eligible 5,670,000
Other Demolition 100,000
Infrastructure Contingency: 2,297,100
. Total Estimated Infrastructure Hard Costs: $25,268,100
All amounts shown above are estimates; -
actual amounts will vary from those Estimated Total Hard Costs: $89,744,000
on this page as project moves from concept to completion. Infrastructure as Percent of Total Hard Costs: 28.16%
Estimated Infrastructure Hard and Soft Costs: $37,775,449

*Actual infrastructure costs will vary with final design and bidding.
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EXHIBIT 6
BLIGHTING STUDY

ANALYSIS OF CONDITIONS
REPRESENTING A “BLIGHTED AREA”

FOR THE
CITY FOUNDRY SAINT LOUIS

TIF REDEVELOPMENT AREA

August 16, 2016

( \ DEVELOPMENT STRATEGIES®

nic development
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August 16, 2016

To Whom It May Concern:

Reference is made to the accompanying “Data and Analysis of Conditions Representing a ‘Blighted Area’ for
the City Foundry Saint Louis T1F Redevelopment Area, prepared by the undersigned.

Please be advised that, based upon the results of the above referenced study, the undersigned have determined
that the area described in the study is a “blighted area” as such term is defined in Section 99.805(1) of the
Missouri Revised Statutes, as amended (the “Act™).

This report describes and documents those conditions that, without T1F, will further erode the Redevelopment
Area’s viability and continue its status as an economic liahility for the City of Saint Louis, its residents, and the
taxing districts that depend upon it as a revenue source.

The Redevelopment Area suffers from a multitude of physical and economic deficiencies, including defective
or inadequate street layout, unsanitary or unsafe conditions, deterioration of site improvements, improper
subdivision or obsolete platting, and conditions which endanger life or property by fire or other causes, which
constitutes an economic or social liability and is a menace to the public health, safety, morals, or welfare in its
present condition and use.

DEVELOPMENT STRATEGIES, INC.
Real Estate, Community and Economic Development Consultants

Far & Madse

Larry L ALA AICP
Principal
10 South Broadway, Suite 1500 « St. Louis, MD 63102 - p 314.421.280C WWW.DEVELOPMENT-STRATEGIES.COM
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1.  INTRODUCTION

Overview of Study Area

The City Foundry Saint Louis TIF Redevelopment Area (the “Redevelopment Area® or “Area”), is
located at the southeast corner of Vandeventer Avenue and Forest Park Avenue, in the Midlown
area of the City of Saint Louis, Missouri.

SITE LOCATI 0 N (‘.\ DEVELOPMENT STRATEGIES™

>

City Foundry Saint Louis TIF Redevelopment Area August 2016
Saint Louis, Missouri

The Redevelopment Area, which consists of 21 parcels containing approximately 16.8 acres
(exclusive of rights-of-way), is generally bounded by Forest Park Avenue to the north, Prospect
Avenue to the east, Market Street/l-64 to the south, and Vandeventer Avenue to the west.
Including the rights-of-way, the Redevelopment contains approximately 18.2 acres.

The Redevelopment Area currently contains four structures — three located on the former Federal
Mogul property and a warehouse facing Vandeventer Avenue. In tofal, the structures contain
approximately 346,470 square feel. The remainder of the property to the west of Spring Avenue
is, or was, utilized for parking. The portion of the Redevelopment Area to the east of Spring

City Foundry Saint Louis TIF Redevelopment Area Blight Analysis l
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Avenue conlains vacant land and a private access road thal was created when the construction
of U.S. 40 eliminated portions of what was Market Street.

2014 AERIAL IMAGERY (\ DEVELOPMENTSTRATEGIES”

City Foundry Saint Louis TIF Redevelopment Area August 2016
Saint Louis, Missouri

The Redevelopment Area is located within the Midtown neighborhood of the City of Saint Louis.
It is surrounded by strong anchors and significant proposed redevelopment. Immediately to the
west is the recently constructed IKEA and the rapidly developing Cortex innovation district.
Crescent Electric Supply Company and Saint Louis Fire Department Engine House No. 29 are
localed on the southeast corner of the intersection of Vandeventer and Forest Park Avenue.

To the north is a mixture of commercial and residential uses, which includes the recently
constructed The Standard student housing, the North Campus of Saint Louis University, and the
Grand Center Arts District, home to numerous cultural attractions including theatres, concert and
performance halls, arts centers, museums, galleries, and restaurants.

To the east is Saint Louis University's Reinert Hall student housing. Across Grand Boulevard are
the privately owned Flats at 374 student apartments and several restaurants.

City Foundry Saint Louis TIF Redevelopment
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I-64 borders the southern boundary of the Redevelopment Area. To the South of -84 is the
vacant Saint Louis National Guard Armory, a large Goodwill Outlet Center, and the Grand
Boulevard MetroLink station.

NEIGHBORING DEVELOPMENT C}nmmmzmmmmss»
City Foundry Saint Louis TIF Redevelopment Area August 2016
Saint Louis, Missouri

Historical Development

The Redevelopment Area is located within the boundaries of the Midtown neighborhood of the
City of Saint Louis. Areas to the east were incorporated into the City prior to the Civil War; the
City boundary was extended west of Grand Avenue in 1876. According to a review of historic
Sanborn fire insurance maps, the properties constituting the Redevelopment Area were occupied
by residential structures with corner commercial buildings along Manchester Avenue (later Market
Street) and Clark Street east of Prospect and along Vandeventer Avenue north of Manchester by
1910. The remainder of the Area was primarily industrial in nature, but lightly developed with the
primary occupantis being a contractor's staging yard, a window sash weight manufacturer, and
the Chicago Wrecking Company second hand lumber yard. These uses appear to have remained
somewhat consistent into the late 1920’s.

City Foundry Saint Louis TIF Redevelopment Area Blight Analysis 3
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The Century Electric Company foundry was constructed in 1929, occupying most of the industrial
area west of Prospect Avenue fronting on the 3700 block of Market Street (formerly Manchester
Avenue). Century Electric was a manufacturer of electric motors and electric fans (until the fan
operation was sold to Hunter Fans in 1936). The plant required railroad transport of raw and
finished materials and an elevated spur line was built into the west side of the plant complex,
connecting to the Wabash Railroad mainline south of Market Street. The plant was expanded
several times over the next decades, eventually extending north to Forest Park Avenue. The
remaining residential structures along Vandeventer were replaced by an industrial building in
1946 and occupied for many years by the Fruehauf Trailer Company.

By the late 1950’s the Missouri Highway Department began planning the extension of the Red
Feather Expressway/US 40 east of Vandeventer Avenue and into downtown Saint Louis, utilizing
the Market Street right-of-way adjacent to the Redevelopment Area. By 1980 the highway was
rebuilt and double-decked, eventually becoming a part of the interstate highway network as
Interstate 64. At that time the railroad spur line was rebuilt to the north side of the highway and
into the foundry complex. The foundry eventually became a facility for the Federal Mogul
Corporation, manufacturer of automobile brake parts, and closed in 2007. The last residential
structures in the Area at 3816-20 Forest Park Avenue were demolished in 2016.

1958 AERIAL IMAGERY (-meu.owzu-rsmnmlss’

City Foundry Saint Louis TIF Redevelopment Area August 2016
Saint Louis, Missouri

Ciey Foundry Saint Louis TIF Redevelopment Area Blighl Analvsis 4
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Existing Development

The vast majority (over 68%) of the Redevelopment Area is comprised of land occupied by vacant
buildings or vacant land. The balance of the Redevelopment Area is occupied by a warehouse
and MoDOT owned rights-of-way.

EXISTING LAND USE IN THE
CITY FOUNDRY SAINT LOUIS REDEVELOPMENT AREA
As of August 2016
Land Use Acres % of Total Cumulative %
Land with Vacant Building 8.59 51% 51%
Vacant Land 2.80 17% 68%
MoDOT Rights-of-way 1.34 8% 76%
Warehouse 4.06 24% 100%
TOTAL 16.79 100%

Source: Development Strategies field survey and records of the Cify of Saint Louis.

The Redevelopment Area's buildings currently contain approximately 346,470 square feet of
space. However, 87% of the space is vacant. The remainder of the space is occupied by a
warehouse (approximately 44,670 SF), located at 242 S. Vandeventer Avenue. The warehouse
space is currently leased by Spire on a temporary basis.
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Existing Zoning
The entire Redevelopment Area is currently zoned “K" Unrestricted District.

Data Gathering Methodology

This study has been designed and conducted to comply with the specific requirements of Section
99.805(1) RSMo. The study and the requisife fieldwork were performed in July and August of
2016. Each parcel and building was inspected and rated by personnel experienced in such
evaluations. Also, a visual inspection was made of all parking areas, driveways, curbs, and
sidewalks within the Area. In addition, data regarding ownership, parcel size, building square
footage, occupancy and date of construction were obtained from information available from the
City of Saint Louis. Appendix B contains information regarding each parcel.

Real estate tax assessments for 2011 and 2016 were obtained from the records of the Saint Louis
City Assessor's Office. This allowed individual tax assessment changes to be calculated for Area
parcels.
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Finally, photographs were taken of representative blighting conditions in the Redevelopment Area
(see Appendix C).
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SUMMARY AND CONCLUSION

Summary

Existing conditions within the Redevelopment Area clearly exhibit conditions that meet the
definition of a “Blighted Area” as outlined in Section 99.805(1), RSMo.

“Blighted area"— an area which, by reason of the predominance of defective or inadequate street
layout, unsanitary or unsafe conditions, deterioration of site improvements, improper subdivision
or obsolete platting, or the existence of conditions which endanger life or property by fire and

other causes, or any combination of such factors,

retards the provision of housing

accommodations or constitutes an economic or saocial liability or a menace to the public health,

safety, morals, or welfare in its present condition and use.

Under this definition, the Area is a blighted area because of a predominance of factors which, in
combination, constitute an economic liability and a menace to the public health, safety, morals,
and welfare. Examples of these blighting factors are summarized below:

1)

2)

3)

4)

2)

Defective or Inadequate Street Layout
« Interruption of Market Street access
« Termination of Spring Avenue

Unsanitary and Unsafe Conditions Resulting from:
+ Environmental contamination
 Dangerous site and building conditions

Deterioration of Site Improvements Resulting from:

o Deteriorated condition of buildings
e Age of buildings

 Deteriorated site improvements

¢  Deteriorated condition of streets

¢  Deteriorated condition of sidewalks

Improper Subdivision and Obsolete Platting

Conditions Which Endanger Life or Property by Fire or Other Causes, as Reflected by:

« Vacant buildings

« Potential fire hazard resulting from age and condition of structure
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As a result of the blighting factors previously mentioned, the Redevelopment Area constitutes an
economic and social liability, as well as a menace to the public health safety, morals, and welfare
in its present condition and use. Examples of such conditions existing in the Redevelopment Area
are summarized below:

Economic Liability Reflected by:
« Functional obsolescence of the structures
« Vacancy and underutilization of a high potential site
 Decline in taxable assessed values

Social Liability
+ |nability to provide needed taxes for services
e  Opportunities for criminal activities
+ Lack of ADA accessibility

Menace to Public Health, Safety, Morals and Welfare Reflected by:
+« Safely concerns associated with building's vacancy and deteriorated condition
« Environmental contamination
« Trash dumping, overgrown vegetation, and improper drainage

As indicated by the Blighting Conditions map on the following page, these blighting factors
are present and pervasive throughout the Redevelopment Area.

Finding of Blight

As summarized above, and discussed in detail in the balance of this report, the data strongly
demonstrates that conditions in the Redevelopment Area exceed established minimum threshold
standards qualifying the Area as “blighted” under the TIF Act. The data supports a finding that
physical and economic blighting conditions exist throughout the Redevelopment Area.

The high cost of renovating an old building, remediating environmental hazards, and providing
needed infrastructure and site improvements effectively precludes investment in redevelopment
that capitalizes on the locational assets that the Area enjoys. Without access to the powers of
redevelopment under the TIF Act, the Area will continue to be economically underutilized and fail
to produce fiscal and economic benefits essential to sustain a vital community.

All of the parcels in the Redevelopment Area were determined to be blighted for one or more
reasons. Appendix B provides a database with information about each parcel.

Looking beyond the individual factors of blight described here, it is important to understand the
collective impact of these factors. The Redevelopment Area is a strategic part of the City that is
not contributing to the economic welfare of the City and its residents in proportion to its size,
location, and potential. Instead, it is an area marked by economic underutilization.

See Blighting Conditions map on the following page.
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3. BLIGHTING FACTORS

As described below, the Redevelopment Area suffers from multiple blighting factors, including
defeclive or inadequate street layout, unsanitary and unsafe conditions, deterioration of site
improvements, improper subdivision and obsolete platting, and conditions that endanger life or
property by fire and other causes.

Appendix C provides photographs of typical blighting conditions in the Redevelopment Area
Defective or Inadequate Street Layout

Access to and within the Redevelopment Area has been has been negatively impacted by several
alterations to the original grid pattern of streets that once supported development in the Area.

Interruption of Market Street Access — The southern portion of the Redevelopment Area was
originally accessed via Market Street. However, when the Red Feather Expressway/US 40 was
extended in the 1960’s beyond Vandeventer Avenue into downtown, and then double decked by
1980, this access was seriously disrupted. As a result, what was the west bound lane of Market
Street was reversed and dead ended awkwardly and inadequately near the railroad overpass. On
the east end of the Redevelopment Area, Market Street between Spring Avenue and Prospect
Avenue, and the connection to Market Street from Spring Avenue was eliminated, resulting in the
need for the dead end private access along the north side of [-84 to the west of Prospect Avenue.

Termination of Spring Avenue — To reestablish the Spring Avenue connection to the south of I-
64 and to provide relief for the heavily travelled Grand Boulevard, the Spring Avenue viaduct was
constructed in 1960. However, the viaduct closed to through traffic and was partially demolished
in 1990’s, and then totally demolished in 2007. As a result Spring Avenue dead ends very
awkwardly south of Clark Avenue thereby isolating the portion of the Redevelopment Area to the
east of Spring Avenue. The elimination of the Spring Avenue viaduct also makes desirable
pedestrian connections to development on the south side of I1-64 impossible.

Unsanitary or Unsafe Conditions

Environmental Contamination — In November of 2015, SC| Engineering performed a limited
Phase Two Environmental Site Assessment for the former Federal Mogul property in City Block
3918.03. The findings of the study indicated contamination in surficial soils, groundwater, foundry
sands, and pooled water (see SCI report in Appendix D).

In addition, given the advanced age of the Redevelopment Area buildings, it is very likely that
they contain asbestos and/or lead-based paint. Buildings constructed prior to 1980 generally
have the potential to contain significant quantities of these materials; this needs to be addressed
in any rehabilitation or demolition of these structures. All of the structures in the Redevelopment
Area were constructed prior to 1980.
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Dangerous Site and Building Conditions — As previously mentioned, the buildings and site
associated with the former Federal Mogul operations have been vacant since 2007, and in many
cases, open to the negative influences of the elements. As a result, the surface of the parking
area is very uneven and there are building materials on the ground throughout the site, creating
dangerous conditions.

Deterioration of Site Improvements

Deteriorated Condition of Buildings — The three buildings associated with the former Federal
Mogul operation have been vacant since 2007 and are in very poor condition. The buildings
contain approximately 301,800 square feet, which represents 87% of the total square footage in
the Redevelopment Area.

The warehouse building, which faces Vandeventer Avenue is rated as being in “fair” condition
and contains 44,670 square feet.

|' | Fair |

B Poor |

®

Feet
BUILDING CONDITION ("_\ DEVELOPMENTSTRATEGIES”
City Foundry Saint Louis TIF Redevelopment Area August 2016
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Age of Buildings — All of the buildings in the Redevelopment Area were constructed between
the early 1930’s and 1953, making them at least 85 to nearly 65 years old. Although the age of
a building does not automatically constitute a blighted condition, older structures, unless well
maintained and updated regularly, tend to have problems with their elecirical and mechanical
systems, and often suffer from deferred maintenance, functional obsolescence, and gradual
overall deterioration. This is the clearly the case with the buildings in the Redevelopment Area.
(See Year of Construction map).

®

D 250
Feet
YEAR OF CONSTRUCTION (3 DEVELOPMENTSTRATEGIES"
City Foundry Saint Louis TIF Redevelopment Area August 2016
Saint Louis, Missouri
City Foundry Saint Louis TIF Redevelopment Area Blight Analysis 13
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Deteriorated Site Improvements — The site conditions in the majority of the Redevelopment
Area are very poor. The surface of the lots and various components, such as light standards,
signage, striping, and curbs, were found to be in fair to poor condition. Landscaping is generally
in poor condition, is overgrown, and shows signs of neglect.

0 250
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City Foundry Saint Louis TIF Redevelopment Area August 2016
Saint Louis, Missouri
City Foundry Saint Louis TIF Redevelopment Area Blight Analysis 14
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Deteriorated Condition of Streets — All of the streets in the Redevelopment Area are classified
as being in poor {(53%) or fair condition (47 %).
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Deteriorated Condition of Sidewalks —Where there are sidewalks, they are classified as being
in poor (82%) or fair {18%) condition.

Fair
- POOT

= NO Sidewalk
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August 2016

Improper Subdivision or Obsolete Platting

The impact of 1-64 expansion and the former rail access to the Federal Mogul site has
created a number of parcels that are irregularly shaped or are extremely small. In City
Block 3918.03 parcels 60 and 120 have been impacted by the now abandoned rail access
and would be extremely difficult to use in their present configuration. In City Block 2198,
Parcel 41 has no access other than a blocked alley, and parcel 100 contains only 380

square feet.
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Conditions Which Endanger Life or Property by Fire or Other Causes

Vacant Buildings — The Redevelopment Area's large foundry complex of buildings has sat
vacant for the last nine years. During that time, it has been vandalized by having windows and
doors broken and interior damage has been done. The vacant space is considered an atiractive
nuisance, where trespassing individuals can be harmed by deteriorated building conditions and
falls; the building is also contaminated with hazardous materials.

Potential Fire Hazard Resulting from Age and Condition of Structures — The Redevelopment
Area’s buildings are old and in poor condition. They are filled with outdated wiring and lack fire-
control devices. These conditions place the structures at high risk for arson or accidental fire,
and the neglected condition could allow fires, once started, to quickly burn out of control.
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4. RETARDATION OF PROVISION OF HOUSING ACCOMMODATIONS,
ECONOMIC OR SOCIAL LIABILITY, OR A MENACE TO THE PUBLIC
HEALTH, SAFETY, MORALS, OR WELFARE

As a result of the blighting factors previously discussed, the conditions in the Redevelopment
Area create an economic and social liability, as well as making the Area a menace to the public
health safety, morals, and welfare in its present condition and use.

Economic Liability

As a result of the blighting factors previously discussed, the Redevelopment Area constitutes an
economic liability. Saint Louis is a mature city, which is unable to expand beyond its existing limits;
thus, the primary opportunity for economic growth is through redevelopment of existing sites.
Given the longstanding vacancy and underutilization of the existing buildings and property, the
Redevelopment Area is clearly underutilized and falls significantly short of the economic benefit
it could provide for the City of Saint Louis and other taxing jurisdictions.

Functional Obsolescence of the Structures — The obsolescence and deteriorated condition of
the Redevelopment Area buildings make it effeclively unusable in their current condition. The
task of remodeling them for modern uses is enormous, and includes abatement of hazardous
building materials, a total redesign and rebuild of the interior space, all new electrical, mechanical
and plumbing systems, new windows, etc. Various original building elements make the
remodeling project even more difficult; however, the Developer is committed to reusing historic
elements and making as few changes to the original structure as possible.

Vacancy and Underutilization of a High Potential Site — As discussed above, the
Redevelopment Area occupies a redevelopment site with great potential, yet its condition has
caused it to sit vacant since 2007. The site's blighted condition and the difficult and costly nature
of necessary renovations have discouraged prospective redevelopers from taking advantage of
the property’s prime location.

Decline in Assessed Taxable Values — Between 2011 and 2016 the assessed value of parcels
that were taxable in both years decline by -2.7%, while taxable commercial property in the City of
Saint Louis showed an increase of 11.6% during this same period.

Social Liability

Inability to Provide Needed Taxes for Services — As a result of the previously discussed
blighting factors, the Redevelopment Area fails to produce sufficient taxes for the City of Saint
Louis and hampers its ability to deliver needed municipal services for its residents and businesses
in proportion to its size and potential.
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Opportunities for Criminal Activities — The vacant and isclated nature of the majority of the
Redevelopment Area makes it atiractive for criminal aclivity. Broken windows and graffiti are
present throughout the Area and a number of cases of larceny and auto theft have occurred since
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Lack of ADA Accessibility -- The extensive lack of ADA compliant sidewalks and curb cuts in
the Redevelopment Area, as well as building accessibility, restricts accessibility for disabled

individuals. According to the U.S. Census Bureau, nearly one in five individuals in the United
States is considered to have some level of disability and one in eight individuals is considered to

be severely disabled.
Menace to the Public Health, Safety, Morals and Welfare

As a result of the previously discussed blighting factors, the Area is also a menace to the public

health, safety, morals and welfare.
Safety Concerns Associated with the Building’s Vacancy and Deteriorated Condition — The
Federal Mogul portion of the Redevelopment Area has been vacant since 2007 and has suffered
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serious deterioration. The vacant space is considered an attractive nuisance, where trespassing
individuals can be harmed by deteriorated building conditions and falls.

Environmental Contamination — As previously discussed, environmental studies have found
the land of the Federal Mogul site to be contaminated creating a health concern. In addition, the
age of the buildings in the Redevelopment Area make them likely candidates for contamination
from asbestos and lead paint.

Trash Dumping, Overgrown Vegetation, and Improper Drainage — There are numerous
instances of trash dumping, discarded brush, and overgrown vegetation throughout the
Redevelopment Area. These areas create potential hazards for residents, workers, and visitors
to the Area, and provide habitats for rodents—which are prevalent throughout the Area. Site
conditions typical in much of the Area, including improper drainage, lead to ponding and
overgrowth, which encourages the proliferation of insects and pests and the spread of associated
diseases.
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APPENDIX A
Legal Description

(To Be Provided)
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APPENDIX B

Parcel Map and Parcels Information
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APPENDIX C

Photographs of Blighting Conditions
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Deterioration of parking lot surface, illegal dumping creates hazardous conditions

Vacant foundry structure, deteriorated site conditions — looking south

Cily Foundry Saint Lowe TIF Redeve 1t Area Blisht Anal
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Deteriorated exierior wall and window conditions — northeast building

View to south on Spring Avenue — inadequate sidewalk and deteriorated building

City Poundry Saint Louis TIF Redevelopment Area Blight Analysis APPENDIX C -2
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APPENDIX D

SCI Engineering, Inc. — Limited Phase Two Environmental Site Assessment
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Mzr. Peter Sebelski November 18, 2015
Lawrence Group SCI No. 2015-0676.21

SCI appreciates being of service to you on this project. Please contact us if you have any questions or
comments regarding this report.

Respectfully,

SCI ENGINEERING, INC.

o RIE

Benjamin K. Butterfield
Staff Scientist

Edwin P. Grimmer, P.E.
Vice President
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Limited Phase Two Environmental Site Assessment

FEDERAL MOGUL (FOREST PARK AVENUE)
ST. LOUIS, MISSOURI

1.0 EXECUTIVE SUMMARY

As you are aware, SCI Engineering, Inc. (SCI) recently performed a Phase One Environmental Site
Assessment (Phase One) for the above-mentioned site. Per our report dated September 11, 2015, SCI’s
Phase One activities identified evidence of several Recognized Environmental Conditions (RECs)
associated with the historical use of the subject site and adjacent properties. The RECs identified during

Phase One activities included:

e Pooled water was observed in pits, tunnels, and on the floor of the on-site structures;
e A UST was formerly present in the South Lot;

¢ A foundry sand conveyor was observed in the Foundry;

¢ Foundry sands were observed throughout the foundry structure on the subject site;

o Concentrations of solvents and heavy metals were encountered in ¢xcess of the MDNR DTLs in
association with the historic machining operations on the site, which represents a past release of
chemicals on the site;

e Historic Sanborn maps indicated the presence of a foundry, machine shops, and rail spurs on the
subject site;

¢ Several former structures were present on the subject site;
e The subject site was identified during a review of the UST and LUST databases;

e The subject site was identified during a review of the RCRA, RCRA NonGen/NLR, FINDS, and
VCP databases;

o NAPL was observed during a previous Phase Two, conducted by URS; and
e A pVEC was identified on the subject site.

In order to cvaluate for the potential presence of impact as a result of the RECs identified during
Phase Ome activities, SCI recommended Phase Two activities be performed on the subject site.
Phase Two activities were performed in accordance with our proposal dated September 25, 2015.

Phase Two investigations included the following:

e Soil and groundwater sampling in the vicinity of the RECs outlined above;
e Collection of foundry sands samples; and

¢ Collection of samples from pooled water within the foundry structure.
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During SCTI’s Phase Two activities, target analytes were detected at levels in excess of the MDNR Default
Target Levels (DTLs), Tier One Residential Risk-Based Target Levels (RBTLs), and Tier One
Non-Residential RBTLs on the subject site. Recommendations regarding these issues are included

herein.

2.0 PHASE TWO INVESTIGATIONS

2.1 Subsurface Investigation

2.1.1 Soil Sampling

In an attempt to identify whether widespread soil and/or groundwater impact was present as a result of the
RECs, SCI advanced 28 soil borings on the subject site. Four deep borings, SCI-1 through SCI-4, were
advanced on the South Lot, in the vicinity of a former UST. Eight deep borings, SCI-5 through SCI-12,
were advanced as discretionary borings at various locations on the subject site. Four deep borings,
SCI-13 through SCI-16, were advanced in the foundry building in the vicinity of a foundry sands
conveyor system. Two deep borings, SCI-17 and SCI-18, were advanced in the vicinity of a former
machine shop on the northeastern portion of the subject site. These deep borings were advanced to a
depth of 20 feet below ground surface (bgs), with the exception of SCI-10, which encountered probe
refusal on weathered sandstone at a depth of 17.5 feet bgs.

Six shallow borings, designated R-1 through R-6 were advanced on the central portion of the subject site
in the vicinity of former rail spurs. R-1 was advanced to a depth of 4 feet bgs at which depth probe
refusal was encountered. R-2, R-5, and R-6 were advanced to a depth of 12 feet bgs. Borings R-3 and
R-4 were advanced to a depth of 16 feet bgs. At these locations, evidence of oil impact was encountered,

which necessitated deeper drilling for the purpose of defining the vertical extent of the impact.

Six borings, SCI-19 through SCI-24, were advanced on the northeastern portion of the site in the vicinity
of former structures. These borings were advanced for the purpose of screening for urban fill materials at
these locations. Borings SCI-17 and SCI-18, discussed above, were also screened for urban fill. With the
exception of borings SCI-17 and SCI-18, which were advanced to a depth of 20 feet bgs, these borings

were advanced into native soils, and each was terminated at a depth of 12 fect bgs.

The location of each soil boring is depicted on the Boring and Sample Location Map, enclosed as

Figure 1.

November 18, 2015 Page 2 of 14
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Soil samples were continuously collected throughout drilling activities. The soil samples were screened
on approximate 2-foot vertical intervals using a photo-ionization detector (PID), which is capable of
detecting variations in concentrations of various organic trace gases, such as those associated with many
petroleum products and solvents. SCI also screened the soils for evidence of unusual staining or odors.
This sampling protocol and subsequent screening process is useful in determining soil impact, if present.
Elevated PID readings (<50 ppm) were not observed on the subject site. SCI submitted the soil sample
which exhibited the highest PID reading from each boring for laboratory analysis. Potential residential
development is proposed in the area of borings SCI-7, SCI-10, SCI-11, and SCI-12, and as such, surficial

soils were collected from these locations in addition to the deeper samples.

Surficial soils were collected from borings R-1 through R-6. At borings R-3, R-4, and R-5, evidence of
impact from oil was encountered. Samples were collected of the visually-impacted materials and

submitted for analytical testing in addition to the samples collected from surficial materials.

The laboratory analysis and results of soil sampling activities are detailed below.

Conditions encountered during drilling activitics, including PID readings and soil types, are outlined on

the Boring Logs, e¢nclosed as Appendix B.

2.1.2  Groundwater Sampling

Following soil sampling, temporary piezometers were installed in each deep boring to facilitate collection
of groundwater samples. The temporary piezometers were constructed of Schedule 40 slotted
(0.010-inch) PV C (polyvinyl chloride) for the bottom 10 feet of the piezometers with a Schedule 40 PVC

riser installed above the screen to within 10 inches of the ground surface.

Approximately 48 hours following piezometer installation, SCI returned to the site to collect groundwater
samples for laboratory analysis. Prior to sampling, SCI utilized an interface probe to determine the depth
to groundwater in each piezometer. The piezometers were then sampled using disposable plastic bailers.
The use of disposable bailers for cach sampling event prevents cross-contamination from occurring
between piezometers. All of the piezometers with the exception of SCI-15, SCI-16, and SCI-17 produced

adequate volumes of water for sample collection and analysis.

November 18, 2015 Page 3 of 14
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During a previous Phase Two, conducted by others, and immeasurable amount of non-aqueous phase
liquid (NAPL) was observed in borings advanced on the South Lot. SCI screened the piezometers
installed in borings SCI-1 through SCI-4 with an interface probe, which is capable of detecting the
presence of NAPL. No evidence of NAPL was encountered during this screening activity or the sampling

process of these piezometers.

2.1.3  Analytical Testing

The soil and groundwater samples collected from borings SCI-1 through SCI-4 were analyzed for
benzene, toluene, ethylbenzene, xylenes, and naphthalene (BTEX-N) by U.S. EPA Method 8260, total
petroleum hydrocarbons — diesel range organics/oil range organics (TPH-DRO/ORO) plus polynuclear
aromatic hydrocarbons (PAHs) by U.S. EPA Method 8270 and total lead by U.S. EPA Method 6010.

Seil and groundwater samples collected from the discretionary borings (SCI-5 through SCI-12) were
analyzed for RCRA Metals by U.S. EPA Method 6010 and PAHs by U.S. EPA Method 8270.

Soil and groundwater samples collected from the borings in the vicinity of the foundry sands conveyor
system (SCI-13 through SCI-16) were analyzed for TPH-DRO/ORO plus PAHs by U.S. EPA Method
8270, PCBs by U.S. EPA Method 8082 and RCRA Metals by U.S. EPA Method 6010.

The deep soil and groundwater samples collected from borings SCI-17 and SCI-18 were analyzed for
volatile organic compounds (VOCs) by U.S. EPA Mecthod 8260, and RCRA Metals by U.S. EPA Method
6010.

Soil samples collected from the six borings advanced in the vicinity of the former rail spurs to the north of
the foundry building were analyzed for RCRA Metals by U.S. EPA Mecthod 6010 and PAHs by U.S. EPA
Method 8270. The samples of the oil-impacted materials collected from borings R-3, R-4, and R-5 were
analyzed for TPH-DRO by U.S. EPA Method 8270 and PCBs by U.S. EPA Method 8082.

Soil samples collected from SCI-19 through SCI-24 were analyzed for PAHs by U.S. EPA Mecthod 8270
and RCRA Metals by U.S. EPA Method 6010.

All soil and groundwater samples were transferred to pre-cleaned, laboratory-provided containers, placed

on ice and transported to the laboratory for analysis using standard chain-of-custody procedures.
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Complete laboratory results from the soil and groundwater samples as well as the associated
chain-of-custody documentation are also enclosed as Appendix H. The results of the analytes detected in
the subsurface soil samples are summarized in Table 1, enclosed in Appendix C. A summary of detected
analytes in the surficial soil samples is contained in Table 2, Appendix D. Results of analytes detected in
the groundwater samples are summarized in Table 3, enclosed in Appendix E. Each of these tables also
includes a comparison of the detected laboratory results to the MDNR Default Target Levels (DTLs)

and/or background metals concentrations, as applicable.

MDNR DTLs are the most conservative target levels established by the MDNR and are based on
unrestricted land use. The MDNR Tier One Risk-Based Target Levels (RBTLs) are based on the
potential routes of exposure (inhalation, ingestion and dermal contact) associated with the current and
future land use of the property (residential or non-residential) as well construction worker exposure.
For the purpose of this Phase Two, SCI compared the laboratory results that exceeded the DTLs to the
residential and non-residential RBTLs associated with the indoor inhalation pathway for subsurface soils.
For surficial soils, concentrations in excess of the DTLs or background concentrations, as applicable,
were compared to the RBTLs associated with the cumulative exposure (ingestion, inhalation, dermal
contact) exposurc route. As a conservative approach, SCI used the Tier One RBTLs associated with
Soil Type 1, Sandy Soils. A formal Tier One Risk Assessment would be necessary to confirm the
receptors and routes of exposure SCI has assumed as part of this investigation. Target analyte
concentrations observed in groundwater samples were not compared to the Tier One RBTLs for domestic
water use, based on the fact that the MDNR has a Memorandum of Understanding (MOU) with the
City of St. Louis that prohibits the use of groundwater within the city limits to be used for domestic,

potable purposes.

2.1.4  Analytical Test Results-Soil
Concentrations of various target analytes were noted in the subsurface soil samples collected from the
subject site. The following compounds were observed at concentrations in excess of the MDNR DTLs or

average background concentrations for St. Louis City:

e Tecadat SCI-5 and SCI-18;
e Arsenic at SCI-7 and SCI-24 and
e Benzo(a)pyrene at SCI-2 and SCI-3.

November 18, 2015 Page 5 of 14
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SCI further compared these results to the Tier One RBTLs for residential and non-residential properties.
In the subsurface soil samples, no concentrations exceeded the Tier One Residential RBTLs, indoor

inhalation of vapors exposure route.

In the surficial soils, the following concentrations exceeded the MDNR DTLs or average background

concentrations:

* Arsenic at SCI-8 and R-1 through R-6;

o Lead at SCI-8, SCI-12, and SCI-18 through SCI-22;

e Selenium at SCI-12 and R-2;

e Benzo(a)anthracene at SCI-21;

+ Benzo(a)pyrene at SCI-10, SCI-18 through SCI-22, and SCI-24;
¢ Benzo(b)fluoranthene at SCI-21 and SCI-24;

» Dibenzo(a,h)anthracene at SCI-21 and SCI-24;

e Indeno(1,2,3-cd)pyrene at SCI-21 and SCI-24;

+ Naphthalene at SCI-21; and

e Phenanthrene at SCI-21.

SCI further compared these concentrations to the Tier One, Soil Type 1 residential and non-residential
RBTLs for cumulative exposure (ingestion, inhalation, and dermal contact). The following

concentrations exceeded the residential RBTL:

¢ Arsenic at SCI-8 and R-1 through R-6;

e Lead at SCI-8, SCI-18, SCI-21 and SCI-22;

e Benzo(a)anthracene at SCI-21;

¢ Benzo(a)pyrene at SCI-10, SCI-18, SCI-19, SCI-21, SCI-22 and SCI-24;
e Dibenzo(a,h)anthracene at SCI-21; and

¢ Indeno(1,2,3-cd)pyrene at SCI-21 and SCI-24.

The following concentrations also exceeded the non-residential RBTLs:

e Arsenic at R-1 through R-6;
¢ Benzo(a)anthracene at SCI-21;
e Benzo(a)pyrene at SCI-10, SCI-18, SCI-19, SCI-21, SCI-22 and SCI-24;
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¢ Dibenzo(a,h)anthracene at SCI-21; and
¢ Indeno(1,2,3-cd)pyrene at SCI-21.

None of these concentrations exceeded the Tier 1 Construction Worker RBTLs.
A summary of the analytical results for the subsurface soil samples, and comparison to the regulatory
target levels can be found in Appendix C, Table 1. A summary of the surficial soil analytical test results

and comparisons to applicable regulatory target levels can be found in Appendix D, Table 2.

2.1.5 Analytical Test Results - Groundwater
Trace concentrations of target analytes were observed in several of the groundwater samples collected
from the subject site. The following compounds were observed at concentrations in excess of the

MDNR DTLs:

 Benzo(a)anthracene at SCI-3, SCI-4, SCI-8, SCI-132 and SCI-16;
* Benzo(a)pyrene at SCI-3, SCI-4 and SCI-16;

+ Benzo(b)fluoranthene at SCI-3, SCI-4 and SCI-16;

¢ Benzo(k)fluoranthene at SCI-4 and SCI-16; and

s Dibenzo(a,h)anthracene at SCI-16.

None of these concentrations exceeded the Tier 1 Residential and Non-Residential RBTLs for indoor
inhalation of vapors, or the Construction Worker RBTLs for outdoor inhalation. There is a Memorandum
of Understanding (MOU) in place between MDNR and the City of St. Louis which restricts the use

groundwater for domestic purposes.

A summary of these analytical results can be found in Appendix E, Table 3. The complete laboratory

reports can also be found in Appendix H.

2.2 FOUNDRY SANDS SAMPLING

SCI collected ten samples of foundry sands from within the foundry building on the site. The locations of
these samples are depicted on Figure 1. These samples were analyzed for the RCRA Metals by
U.S. EPA Method 6010 and semi-volatile organic compounds (SYOCs) by U.S. EPA Mecthod 8270.
Trace concentrations of target analytes were observed in the samples collected from the foundry, as
shown on Table 4, Appendix F. The following concentrations were in excess of the MDNR DTLs or

average background concentrations:
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e Arsenic at S-1 and S-9;

e Cadmium at S-1 and S-9;

e Lead at S-1 and S-3 through S-10;

¢ Mercury at S-1;

¢ 2-methylnaphthalene at 5-4 and 5-5;

e 4-nitrophenol at 8-6 through S-8 and S-10;
e Anthracenc at S-8 and S-9;

» Benzo(a)pyrene at S-3 and S-9;

e Dibenzo(a,h)anthracene at S-3; and

e Naphthalene at S-1 through S-10.

These concentrations were further compared to the Tier One, Soil Type 1 Residential RBTLs for

cumulative exposure. The following concentrations were in excess of the RBTLs:

e Arsenic at S-1 and S-9;
e Cadmium at S-1;
e Lead at S-1 and 5-6 through $-9; and

e Benzo(a)pyrene at S-9.

SCI further compared the concenfrations which exceed the Residential RBTLs to the Non-Residential
RBTLs. The concentrations of lead at S-1, S-8, and S-9 exceeded the Non-Residential RBTLs as well as
the Construction Worker RBTLs.

Complete laboratory results from the foundry sands samples, as well as the associated

chain-of-custody documentation are enclosed in Appendix H.

2.3 POOLED WATER SAMPLING

Several pits, as well as the foundry sands conveyor tunnel were observed to be holding water during the
site reconnaissance conducting as part of SCI's Phase One. SCI collected four samples of this water.
The locations of these samples are depicted on Figure 1. Each sample was analyzed for the RCRA Metals
by U.S. EPA Method 6010, SVOCs by U.S. EPA Method 8270, PCBs by U.S. EPA Method 8082, and
VOCs by U.S. EPA Method 8260.
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Trace concentrations of target analytes were detected in each sample, as shown in Table 5, Appendix G.
SCI compared these concentrations to the MDNR DTLs. The following concentrations exceeded the
MDNR DTLs:

¢ Benzo(b)fluoranthene at PW-3; and
¢ Bis(2-ethylhexyl)phthalate at PW-4.

These concentrations were further compared to the Residential and Non-Residential RBTLs, as well as

the Construction worker RBTLs. No exceedences were encountered during these comparisons.

Complete laboratory results from the foundry sands samples, as well as the associated

chain-of-custody documentation are enclosed in Appendix H.

3.0 QUALITY ASSURANCE/QUALITY CONTROL

SCI reviewed the QA/QC scctions of the analytical reports supplied by Teklab, Inc. (Teklab) for this
Phase Two. The QA/QC data such as laboratory control spikes (LCS) and laboratory control spike
duplicates (LCSD) were within lab acceptable criteria, with a few exceptions. However, due to other
QA/QC data being within the required limits, the data genecrated was acceptable. Additionally, several
“J-flagged” results were encountered in the soil and groundwater data. J-flagged results are estimated
results below the reporting limits, which SCI considers to be representative of actual concentrations.
These results are identified on the attached data tables. SCI considers the data gathered during Phase Two

activities to be an accurate representation of current site conditions.

4.0 CONCLUSIONS/RECOMMENDATIONS
As detailed above, SCI has performed soil boring, groundwater sampling, and surficial soil sampling as

part of Phase Two activities.

The concentrations of several compounds in the subsurface soil samples exceeded the MDNR DTLs.
These DTLs are based on the soil component of the groundwater ingestion pathway. As discussed
previously, there is an MOU between MDNR and the City of St. Louis which restricts the use of
groundwater for domestic, potable purposes. SCI further compared concentrations in excess of the DTLs
to the Tier One Soil Type 1 RBTLs for residential and non-residential properties. No exceedences of

these RBTLs were noted in the subsurface soils.
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In the surficial soils, the following concentrations exceeded the MDNR DTLs or average background

concentrations:

¢  Arsenic at SCI-8 and R-1 through R-6;

e Lead at SCI-8, SCI-12, and SCI-18 through SCI-22;

e Seclenium at SCI-12 and R-2;

¢ Benzo(a)anthracene at SCI-21;

¢ Benzo(a)pyrene at SCI-10, SCI-18 through SCI-22, and SCI-24;
¢ Benzo(b)fluoranthene at SCI-21 and SCI-24;

+ Dibenzo(a,h)anthracene at SCI-21 and SCI-24;

e Indeno(1,2,3-cd)pyrene at SCI-21 and SCI-24;

e Naphthalene at SCI-21; and

e Phenanthrene at SCI-21.

SCI further compared these concentrations to the Tier One, Scil Type 1 residential and non-residential
RBTLs for cumulative exposure (ingestion, inhalation, and dermal contact). The following

concentrations exceeded the residential RBTL:

e Arsenic at SCI-8 and R-1 through R-6;

e Lead at SCI-8, SCI-18, SCI-21 and SCI-22;

+ Benzo(a)anthracene at SCI-21;

e Benzo(a)pyrene at SCI-10, SCI-18, 8CI-19, SCI-21, SCI-22 and SCI-24;
s Dibenzo(a,h)anthracenc at SCI-21; and

¢ Indeno(1,2,3-cd)pyrene at SCI-21 and SCI-24.

The following concentrations also exceeded the non-residential RBTLs:

e Arsenic at R-1 through R-6;

¢ Benzo(a)anthracene at SCI-21;

e Benzo(a)pyrene at SCI-10, SCI-18, SCI-19, SCI-21, SCI-22 and SCI-24;
s Dibenzo(a,h)anthracene at SCI-21; and

¢ Indeno(1,2,3-cd)pyrene at SCI-21.

None of these concentrations exceeded the Tier 1 Construction Worker RBTLs.
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Trace concentrations of target analytes were observed in several of the groundwater samples collected
from the subject site. The following compounds were observed at concenftrations in excess of the

MDNR DTLs:

¢ Benzo(a)anthracene at SCI-3, SCI-4, SCI-8, SCI-13, and SCI-16;
¢ Benzo(a)pyrene at SCI-3, SCI-4 and SCI-16;

e Benzo(b)fluoranthene at SCI-3, SCI-4 and SCI-16;

* Benzo(k)fluoranthene at SCI-4 and SCI-16; and

¢ Dibenzo(a,h)anthracene at SCI-16.

None of these concentrations exceeded the Tier 1 Residential and Non-Residential RBTLs for indoor
inhalation of vapors, or the Construction Worker RBTLs for outdoor inhalation. There is a Memorandum
of Understanding (MOU) in place between MDNR and the City of St. Louis which restricts the use

groundwater for domestic purposes.

SCI collected ten samples of foundry sands from within the foundry building on the site.
Trace concentrations of heavy metals and SVOCs were observed in the samples. The following

concentrations were in excess of the MDNR DTLs or average background concentrations:

e Arsenic at S-1 and 8-9;

e Cadmium at S-1 and S-9;

e Lead at S-1 and S-3 through S-10;

¢ Mercury at 5-1;

¢ 2-methylnaphthalene at S-4 and 5-5;

e d-nifrophenol at S-6 through S-8 and 5-10;
e Anthracene at S-8 and S-9;

e Benzo(a)pyrene at S-3 and S-9;

¢ Dibenzo(a,h)anthracene at S-3; and

¢ Naphthalene at S5-1 through S-10.
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These concentrations were further compared to the Tier One, Soil Type 1 Residential RBTLs for

cumulative exposure. The following concentrations were in excess of the RBTLs:

e Arsenic at S-1 and S-9;

e Cadmium at S-1;

¢ Lecad at S-1 and 5-6 through 5-9; and
+ Benzo(a)pyrene at S-9.

SCI further compared the concentrations which exceed the Residential RBTLs to the Non-Residential
RBTLs. The concentrations of lead at 8-1, S-8, and S-9 exceeded the Non-Residential RBTLs as well as
the Construction Worker RBTLs.

SCI collected four samples of the water observed in the pits and foundry sands conveyor tunnel.
The locations of these samples are depicted on Figure 1. Each sample was analyzed for the RCRA Metals
by U.S. EPA Method 6010, SVOCs by U.S. EPA Method 8270, PCBs by U.S. EPA Method 8082, and
VOCs by U.S. EPA Method 8260. Trace concentrations of target analytes were detected in each sample.
SCI compared these concentrations to the MDNR DTLs. The following concentrations exceeded the
MDNR DTLs:

¢ Benzo(b)fluoranthene at PW-3; and
¢ Bis(2-cthylhexyl)phthalate at PW-4.

These concentrations were further compared to the Residential and Non-Residential RBTLs, as well as

the Construction worker RBTLs. No exceedences were encountered during these comparisons.

SCI recommends that the Residential, Non-Residential, and Construction Worker RBTL exceedences in
the soil and foundry sands samples be managed using a risk-based approach complimentary of future
receptors on the subject site. Implementation of administrative or engincering controls could be used to
ensure that exposures to these materials are limited on the site. Impacted soils and foundry sands could

also be excavated and disposed at a licensed facility capable of accepting such wastes.
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Should you desire regulatory oversight of remedial activities on the site, the property could be enrolled
into the MDNR’s Brownficlds/Voluntary Cleanup Program (B/VCP). A “Certificate of Completion”,
documenting these activities could then be obtained. Please note that enrollment into the MDNR B/VCP
program requires additional fees for regulatory oversight, as well as additional site characterization

activities and long-term stewardship of any administrative or engineering controls placed on the site.

Detected analytes in several of the samples exceeded one or more of the MDNR DTLs. If excavated,
these materials would not be considered clean fill and should not be used as fill on another property
without obtaining a special/beneficial use permit from the MDNR. Such a permit may also be required if
these materials arc to be used as fill on the site. If exported from the site, these materials would be

considered special waste, if disposed of in a Missouri licensed landfill.

5.0 LIMITATIONS

This report has been prepared for the exclusive use of Lawrence Group. SCI is not responsible for
independent conclusions or recommendations made by others. Furthermore, written consent must be
provided by SCI should anyone other than our client wish to excerpt, or rely on, the contents of this

report. The findings of this report are valid as of the present date of the assessment.

It is noted that SCI's Limited Phase Two activitics were performed in an attempt to identify widespread
soil and groundwater impact associated with the RECs outlined in the Phase One. SCI's Phase Two
activities were performed in areas most likely to be impacted by the identified concerns; however, there is
a potential for localized impact to be present in other areas not investigated during Phase Two activities.
If encountered during future development activities, SCI recommends any such impact be properly
addressed. SCI's findings, conclusions, and recommendations included in this report are based on the

data gathered at the specific soil boring, test pit, and surficial soil sample locations.

Changes in surface and subsurface conditions of a property can occur with the passage of time, whether
due to natural processes or the works of man on this or adjacent properties. In addition, changes in
applicable or appropriate standards may occur, whether they result from legislation, the broadening of
knowledge, or other reasons. Accordingly, the findings of this report may be invalidated in whole or in

part by changes outside our control.
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SCI should be contacted with any known or suspected variations from the conditions described herein.
If further development of this site indicates the presence of hazardous, toxic, or petroleum materials, or
other concerns of an environmental nature, SCI should be notified to perform a re-evaluation of the

environmental conditions.
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EXHIBIT 7
MARKET ASSESSMENT

Development Strategies is preparing a market assessment which will be provided prior to
the TIF Commission meeting in September.
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EXHIBIT 8

BOARD OF ALDERMEN
CITY OF SAINT LOUIS
MISSOURI
Joseph D. Roddy
ALDERMAN 17th Ward
August 12, 2016
Mr. Otis Williams, Executive Director Mr. David Newburger, Chair
St. Lounis Development Corporation City of 5. Louis TIF Commission
1520 Market Street—Suite 2000 1520 Market Street—Suite 2000
St. Louis, Missouri 63103 St. Louis, Missouri 63103

RE:  Application for Tax Increment Financing—Applicant: FoPa Partners, LLC
Project: Cortex East (Former Federal Mogul/Century Electric Site)

Dear Executive Dircctor Williams and Chairman Newburger:

I am writing to express my strong support for the application submitted to the St. Louis City Tax Increment
Financing Commission (“TIF Commission™) requesting designation of the above-referenced area as a Tax
Increment Financing (“TIF”) redevelopment area, approval of a redevelopment plan and tax increment
financing for the area, and designation of FoPa Partners, LLC as the area’s redeveloper. The site’s
approximately 13 acres present a significant opportunity for reinvestment and job growth in the City of St,
Louis (the “City™).

The majority of the site was occupied for nearly 80 vears as an industrial foundry which closed in 2007, Since
then, the property has been in a declining state with clear negative impacts on the community and the City of St.
Louis. The former foundry property is vacant and produces no jobs or meaningful economic benefits.

The requested tax increment financing will permit the site’s owner to redevelop the property. FoPa Partners,
LLC initially intends to save and repurpose the existing foundry buildings as a mixed-use development offering
commercial office space, retail stores, restaurants and food hall accessed by a new public pedestrian street, as
well as a parking and completion of a critical segment of the Great Rivers Greenway trail. Future phases of the
redevelopment contemplate new future market-rate residential and office space. This extensive project will
require significant investment in new infrastructure including sewers, water, roads, and utilities to serve the
mixed-use development,

The proposed redevelopment will reposition the property as a unique econamic driver. It is expected that the
development will produce many new jobs as well as significant tax revenues for the City, even taking into
account the TIF, while also converting a visual blight into an architecturally significant and unique property.
Without the requested TIF financing the redevelopment will not be feasible,

I would very much appreciate the SLDC’s and the TIF Commission’s positive recommendations of this
application for action by the St. Louis Board of Aldermen. Please feel fiee to contact me if you have any
questions,

Room 230, City Hall . 5t. Louis, MO 63103 . (314) 622-3287
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EXHIBIT 9
SUSTAINABILITY IMPACT STATEMENT

SUSTAINABILITY IMPACT STATEMENT

The St. Louis Planning Commission adopted a Sustainabilty Plan on January 9, 2013. The following chart
lists selected Functional Categories and development related objective of the City's Sustainability Plan
and the Mayor's related Sustainability Action Agenda. Please put an X next to each item applicable to your
project. Then on the last page list all items that are applicable and briefly describe how your project is
addressing each of these applicable items.

Not

Applicable Applicable

I. URBAN CHARACTER, VITALITY AND ECOLOGY

A1 |Reinforce the City's Central Corridor as the dynamic “heart” of the region A
A3 |Develop designated areas via incentives for "areen” and technical industries X
Al Increase riverfront development and provide safe public access and associated X
recreational activity
A5 |Provide development incentives to encourage transit-oriented development A

B1 Prioritize infill development to develop thriving compact communities/vibrant mixed-

use main streets

SAA :’h‘!ake LRA land available at no cost for smart, productive, creative re-use of the

and.

B2 Update local street design standards and implement the Complete Streets
Ordinance

B3 |Create Citywide, and muliiple neighberhood-scale mobility plans

B4 |Discourage development that reduces transit, bike and pedestrian activities

C1 |Design public spaces and neighborhood streets as gathering spaces for people

C5 |Maintain public spaces and neighborhood streets

X o HH XA x| x| =

D7 |Expand the Cily's urban tree canopy

E1 |Celebrate and increase activity along the Mississippi River

> >

E2 |Remove/change infrastructure to improve riverfront access

F1 |Preserve and reuse buildings as a means of achieving sustainability

FZ |Continue to integrate preservation into the planning and building approval process

F4 |[Protect historic properiies vulnerable fo foreclosure, tax forfeiture, or demolition

>4 x> >

F3 |Promote the redevelopment of historic homes and commercial properties
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o1 Develop affordable homes in concert with long-range transit and developrment
planning

G2 |Encourage mixed-use affordable housing in high amenity neighborhoods

G4 |Integrate low income housing into market-rate and mixed-use development

G6 Experiment with new ways to create partnerships to build sustainable and

afferdable housing

G8 |Ofier housing that is energy efficient and environmentally sustainable

Pl v e - o

H4 |Continue to remove site contamination and promote brownfields redevelopment X

4 |Ensure urban agriculture is a profitable, viable enterprise X

44 Preserve neighborhood residential areas/eommercial and mixed-uses on X
cornersimajor corridors

45 |Increase the effectiveness of major commercial corridors

J8 |Incorparate sustainability in econemic development programs

>

Il. ARTS, CULTURE AND INNOVATION
A4 |Encourage the development of affordable artist housing, studios and ventures A
A5 |Diversify the City's range of arts, creative and innovative industries

SAA|Build Phase |l of CORTEX bioscience and technology research disfrict

C2 | Facilitate development of arts, culture and innovative TODs

c5 Target developing arts and cultural districts for streetscape and public space
improvements

Pl P s I B

Use distinctive public art, architecture, landscape to build City and neighborhood
identity

>

E1

F1 |Revitalize existing and develop new arts and cultural facilities X

. EMPOWERMENT, DIVERSITY AND EQUITY
E4 |Expand the capacity to create additional affordable housing units
ES |Create pathways for qualified low-income families to become homeowners

> ¥

F1 |Address blighting and environmental health hazards
| F6 |Ensure the application of universal design and accessibility codes

=




APPLICATION FOR TAX INCREMENT FINANCING
CITY FOUNDRY SAINT LOUIS AT CORTEX

IV. HEALTH, WELL-BEING AND SAFETY

A5 |Pian and design buildings, spaces and environments for safely X
BS |Reduce exposure of lead-paint poisoning
C1 |Eliminate food deserts and improve access lo fresh produce X
C3 |Support urban agriculture opportunities in the City A
D4 [Design buildings o encourage physical activity A
V. INFRASTRUCTURE, FACILITIES AND TRANSPORTATION
A1 |Advance the Cily as a transportation hub A
A2 |Encourage transit oriented development X
SAA|Increase bike racks by 150% A
E3 |Use pilot projects to explore ways to achieve net zero storm water discharge A
G2 gtr_ir;?n;u; the highest levels of energy efficiency and maximize clean energy in Possible | Possible
ui
G3 |Ensure building and site development integrated with natural site ecology FossiDie | FOSSIDI
G4 Advance t_he use of high-efficiency building related water systems and Passible | Possible
technologles
(G5 |Encourage re-use of materlals and divert waste from land-fills A
G6 | Provide healthy interiar environments in commercial buildings Possible | Fossible
V. PROSPERITY, OPPORTUNITY AND EMPLOYMENT
SAA|Require a sustainability impact statement for all new City development A
B1 Increase the inventory and availability of business and industrial real estate X
through environmental clean-up and land assambly
B2 |Encourage small scale redevelopment with economic incentives A
B4 Leverage the Mississippi River as an inexpensive transportation, drinking water %
and recreational resource
C3 |Focus on small and local businesses as a key part of the City economy A
C4 |Re-use existing buildings for inexpensive incubation of entrepreneurial ideas A
o4 Pursue transit oriented development at MetroLink stations and major bus nodes to X
encourage more walking/fewer carbon emissions
D5 [Market and encourage living in the City to recent college graduates A
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E3 E;zm::z 1‘?:::2'9 development approaches by developers, land owners and Possibie | Possibie
E4 Direct new commercial and mixed-use development to designated corridors and %
districts that demonstrate market suppori
SAA Create at least 8,500 new jobs at Ballpark Village, CORTEX, Carandelet Coke, 5t X

Louis Army Ammunition Plant and North Riverfront

G3 |Foster innovation

=

SAAIRemediate and prepare at least 40 vacant properties for redevelopment

SAA

Flease comment in what ways you believe the Mayor's Sustainability Action
Agenda overfaps with your successes on your project,
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EXHIBIT 10
TIF PROCESSING FEE

THE FACE OF THES DOCUMENT HAS A COLORED EACK)

FOPA Partners, LLC Peoples Nartional Bank 2015
| 3441 Olive Streat 3280 Hampton Avenue
i S8t Louis, MO 83103 5t Louwis, MO B3138
|
| 081206807 DATE AMOUNT
08/15/186 ShSO00, 0

e+ FIVE THOUSAND DOLLARS 00 CENTS
TO THE

ORDER OF J :
St. Leouis Development Corporation

i VOID BETER 98 DAYS

| g ' gl

|

‘\'—»,mwns"\ - R TR __...__“__

THE BACK OF THIS DOCUMENT CONTAINS CHECK SECURITY WATERMARK AN COIN REACTIVE INK

ro020 851 KO8 L20EA0T™. w0030 4658300

DATE:08/15/1€¢ CEE3I0158  TOTAL:$6, 000,00+ BANK:FOPA Partaers, LLC{fopapart)
BRYEE:St. Louis Development Corporation{stldew)

Property Address - Code Invoice - Date Description Amount
FOPA Partners, LLC - fopapart TLE App -~ OBSIS/201% FOEA = TIF Application Fee 5. 0400, 00
ji 5, 090,00

10 -1



