COST/BENEFIT ANALYSIS MEMORANDUM
Re:

Date:

Cost/Benefit Analysis:
Northeast Watson and Sappington Tax
Increment Financing Redevelopment
Plan and Project
May 19, 2021

To:

City of Crestwood
Mark Grimm

From:

Adam Jones

PURPOSE OF THIS MEMORANDUM
This Memorandum and the accompanying tables comprise the Cost/Benefit Analysis for the Northeast
Watson and Sappington Tax Increment Financing Redevelopment Plan and Project (the “Plan” or the
“Project”). Section 99.810, R.S.Mo. requires the preparation of this analysis for the proposed
Redevelopment Project defined in the Plan.
The projections of incremental tax revenues contained in this analysis are based on the Plan and related
financial information presented by D3 Commercial Realty Group, LLC (the “Developer”) and additional
research by PGAV.
These projections are for a Redevelopment Project that is not yet constructed and are based on the
construction and operation of a mix of commercial uses.
The projected tax revenues to be generated by the Redevelopment Project are based on a series of
assumptions that must be considered when interpreting the results of this analysis. The user of this
analysis is cautioned to study the assumptions noted on each of the attached tables, in addition to the
assumptions stated in the following paragraphs.

Cost/Benefit Analysis Tables
Table 1 – Project Development Summary – This table presents the scope and description of uses included
in the Planned Development (as described in the Plan) by the Developer.
Table 2 – Project Phasing presents the anticipated development schedule and estimated initial market
values and assessed values based on a review of comparable properties as assessed by the St. Louis County
Assessor.
Table 3 – 2020 Real Property Tax Rates per $100 – This table displays 2020 Property Tax Rates noting
those rates that are and are not subject to capture by TIF.
Table 4 – Personal Property Value Estimates – This table presents estimates of initial personal property
values associated with each component of the Planned Development.
Table 5 - Estimated Personal Property Tax Payments - Build Scenario – This table presents the estimated
personal property tax payments pursuant to Plan implementation. There are no personal property tax
revenues estimated to be generated without implementation of the Plan.
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Table 6 - Estimated Personal Property Tax Payments – No Build Scenario – This table presents the
estimated personal property tax payments absent Plan implementation.
Table 7 - Estimated Payments in Lieu of Taxes (PILOTs) During TIF – This table presents estimated
payments in lieu of taxes (“PILOTs”) and real property taxes estimated to be paid during the life of the
TIF.
Table 8 - Estimated Property Tax Paid to Jurisdictions During TIF – This table presents estimated taxes
estimated to be collected by each taxing jurisdiction during the life the TIF.
Table 9 – Estimated Tax Paid (No Build Scenario)– This table presents estimates of taxes paid to affected
jurisdictions during the life of the TIF absent Plan implementation.
Table 10 – Taxable Food Sales Volume Estimates – This table presents the gross sales estimated to occur
as a result of Plan Implementation. Food sales are taxed at a reduced rate of 5.8500%. Only grocery sales
are applicable to this rate. All other estimated sales are shown in Table 11.
Table 11 – Taxable Sales Volume Estimates – This table presents the sales gross sales estimated to occur
as a result of Plan Implementation.
Table 12 - Sales Tax Distribution Build/No-Build Scenario (Food Sales Only) – This table presents the sales
taxes estimated to be paid to affected jurisdictions pursuant to the implementation of the Plan (the “Build
Scenario”) and the absence of Plan implementation (the “No-Build Scenario”) for food sales only.
Table 13 - Sales Tax Distribution Build/No-Build Scenario (Non-Food Sales)– This table presents the sales
taxes estimated to be paid to affected jurisdictions pursuant to the implementation of the Plan (the “Build
Scenario”) and the absence of Plan implementation (the “No-Build Scenario”). These estimates are for all
other taxable sales other than taxable food sales.
Table 14 – Estimated Commercial Surcharge Revenues Build / No Build – This table presents estimates of
distributions from the commercial surcharge levy to affected taxing jurisdictions whether the project is
built or not built.
Table 15 – Summary of TIF/CID Revenues Available for the Redevelopment Project– This table presents
estimated revenues captured by TIF, estimated revenues collected by the CID, and revenues not captured
by TIF (such as CID sales taxes).
Table 16 – Comparison of Build/No Build Summary - This table presents estimate comparison of taxes
paid to affected jurisdictions during the life of the TIF both with Plan implementation and absent Plan
implementation.
Table 17 – Estimated City Revenues – This table presents estimates of revenues to the City if the project
is built or not built.
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Table 18 – Estimated County Revenues – This table presents estimates of revenues to the County if the
project is built or not built.
Table 19 – Estimated Lindbergh School District Revenues – This table presents estimates of revenues to
the Ladue School District if the project is built or not built.
Table 20 – Estimated Metro Transit Revenues – This table presents estimates of revenues to Metro
Transit if the project is built or not built.
Table 21 – Estimated Great Rivers Greenway Revenues – This table presents estimates of revenues to
Great Rivers Greenway if the project is built or not built.
Table 22 – Estimated State of Missouri Revenues – This table presents estimates of revenues to the State
of Missouri if the project is built or not built.
Table 23 - Estimated Fiscal Impact Upon St. Louis Community College and the Special School District –
This table presents estimates of revenues to the St. Louis Community College and the Special School
District if the project is built or not built.
Table 24 - Estimated Fiscal Impact Upon Metropolitan Zoo-Museum District, Metropolitan Sewer
District, and Development Disability Districts – This table presents estimates of revenues to the
Metropolitan Zoo-Museum District and Metropolitan Sewer District if the project is built or not built.
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GENERAL ASSUMPTIONS AND CONDITIONS
These projections are intended to be interpreted and applied based on the assumptions used for their
preparation. Projections formulated in this document are based on currently available information and
the assumptions as stated. PGAV Planners believes that the assumptions used in this analysis constitute
a reasonable basis for its preparation.
In addition to the impact on these projections of actual implementation activities, external factors may
influence these assumptions and projections as well. Changes in the national, regional, and local economic
and real estate market conditions and trends may impact the real estate market and redevelopment
activity. Changes or modifications may also be caused by economic, environmental, legislative, or
physical events or conditions. PGAV Planners assumes no liability should market conditions change or
the schedule is not met.
The tax revenue projections contained in this report represent prospective information, opinions, and
estimates regarding a development project that is not yet constructed. These projections are not
provided as predictions or assurances that a certain level of performance will be achieved or that certain
events will occur. The actual results will vary from the projections described herein and the variations
may be material. Because the future is uncertain, there is risk associated with achieving the results
projected. PGAV Planners assumes no responsibility for any degree of risk involved.
This report and the information included herein are intended for the purposes of providing a preliminary
concept of the performance of this potential project for use by the City and taxing jurisdictions in
discussion and consideration of the Plan and should not be used for other purposes. Neither this document
nor its contents may be referred to or quoted, in whole or in part, for any purpose including, but not
limited to, any official statement for a bond issue and consummation of a bond sale, any registration
statement, prospectus, loan, or other agreement or document, without prior review and written approval
by PGAV Planners regarding any representation therein with respect to PGAV Planners’ organization and
work product, provided that a copy may be provided to taxing jurisdictions and the City’s tax increment
financing commission and included with the Plan and further provided that this document and the Plan
shall be public documents for all purposes under Missouri law.

FINANCIAL FEASIBILITY
The TIF Act requires the Developer to provide sufficient information to the TIF Commission such that the
TIF Commission can evaluate whether or not the Project as proposed is financially feasible. A statement
regarding the Project’s financial feasibility (prepared by the Developer) is attached to this document in the
Appendix.
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MEMORANDUM
TO:

City of Crestwood
Crestwood TIF Commission

FROM:

D3 Commercial Realty Group, LLC (“Developer”)

DATE:

May 19, 2021

RE:

Northeast Watson and Sappington Tax Increment Financing Redevelopment Plan
(“Redevelopment Plan”) and Project (the “Project”)

A pro forma demonstrating anticipated costs, operating income and rates of return associated with
the Project as contemplated at this time, is attached. This information reflects the Developer’s
reasonable understanding of the Project at this time, but the attached information is subject to
change as market, site or economic conditions, or other factors, may dictate. The rates of return
shown are typically lower than what other merchant developers might expect, reflecting the
challenges associated with the Project. In this instance, however, the nature of the proposed use,
and specifically, the grocery store anchor (that is an affiliate of the proposed Developer) offers
unique long term operational value that can allow this proposed Developer to finance the Project,
assuming the assistance of TIF and a CID. A financing commitment letter is attached to the
Redevelopment Plan.
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