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Overview
The Plan is an ambitious vision encompassing 162 acres and tens of millions
of dollars in private redevelopment value; public capital investment projects;
public-private partnerships; and programming, operations, policy, and
management requirements. The Implementation Plan outlines key actions by
University City, the City of Saint Louis, and their partners and stakeholders
to orchestrate development, capital expenditures, and policy decisions in a
coordinated way to maximize the value of each investment and overcome preH[LVWLQJGLI¿FXOWLHV,WVKRXOGEHXQGHUVWRRGWKDWDOORIWKHUHFRPPHQGDWLRQV
,WVKRXOGEHXQGHUVWRRGWKDWDOORIWKHUHFRPPHQGDWLRQV
in the Plan are non-binding and are subject to additional review and approval
by City Council and its appropriate public and private partners prior to
implementation.
Delmar Loop outdoor dining

Parkview Gardens faces several jurisdictional and regulatory challenges to
developing a dense, transit-oriented neighborhood with economic feasibility.
The Parkview Gardens neighborhood spans two municipal jurisdictions (Figure
59.1); the City of University City (a municipality of St. Louis County) and the
City of Saint Louis (an independent city.) The majority of the neighborhood
is located in University City, but properties along North Skinker Boulevard
that have some of the highest potential development values in the area are
located within the City of Saint Louis. In order to maximize redevelopment
and capital investment potential, it is important that the geographic area of
Parkview Gardens—one-half block north of Olive Boulevard, one-half block
south of Delmar Boulevard, the centerline of North Skinker Boulevard, and
the centerline of Kingsland Avenue—be given priority over the municipal
boundaries.
Additionally, the neighborhood is currently served by three Special Business
Districts (SBD) — the Loop Special Business District, the East Loop/Parkview
Gardens Special Business District, and the Parkview Gardens Special
Business District with non-coterminous boundaries (Figure 59.2.) These
SBDs each have special assessments but try to work in coordination with
each other.
Finally, as with many contemporary municipal zoning codes, land-use
ordinances, building height and setback requirements, and off-street parking
requirements that apply to Parkview Gardens don’t promote the mixed-use,
high-density development necessary to create vibrant, walkable, and transitserved neighborhoods without special variance and rezoning. This impediment
of high-density, mixed-use development by right adds unnecessary expense,
complication, and uncertainty to the development process.
The Implementation Plan addresses these challenges with recommendations
for new regulatory, jurisdictional, management mechanisms, and budget
and funding mechanisms to simplify the development process, coordinate
redevelopment efforts, and enable new, high-quality, walkable, and transitsupporting development that contributes positively to the historic character
and sustainability of the Parkview Gardens neighborhood.
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Figure 59.1: University City / City of St. Louis Boundaries & Redevelopment Areas
Municipal Boundaries
University City Redevelopment
Areas (Comprehensive Plan)
University City Land Clearance
Redevelopment Authority
University City TIF Districts
Properties
City of Saint Louis-designated
Blighted Properties (RsMO Chapter
100)

Figure 59.2: Existing Special Business Districts
Parkview Gardens Special Business
District
Loop Special Business District
East Loop/Parkview Gardens
Special Business District
Parkview Gardens Association

Figure 59.3: Historic Districts
Delmar Loop Parkview Gardens
National Register Historic District
Donaldson Court
Apartments National Register
Historic District


6NLQNHU±'H%DOLYLHUH&HUWL¿HG
Local Historic District
City Hall Plaza National Register
Historic District



8QLYHUVLW\&LW\&LYLF&RPSOH[&HUWL¿HG
Local Historic District



2OLYH%OYG&HUWL¿HG/RFDO+LVWRULF'LVWULFW

6.0 | Implementation | 315

Form-Based Code &
Sustainability Metrics Program

Example T.O.D. apartments

The Form-Based Code and Sustainability Metrics Program would codify the
Neighborhood Sustainable Development Plan legally into University City’s and
the City of Saint Louis’ municipal ordinances. The Neighborhood Sustainable
Development Plan does not include a Form-Based Code and Sustainability
Metrics Program, but these are recommended as an implementation tool. It
is important to note that the Form-Based Code and other regulations would
only apply to new development on vacant sites or redevelopment of sites
in which existing buildings are demolished. This Form-Based Code would
be based on the Plan’s Building Height and Use recommendations and the
Sustainability Action Plan. A Form-Based Code is typically comprised of the
following components:
Regulatory Plan: The Regulatory Plan locates the zones of particular desired
building character (Building Envelope Standards) in the Form-Based Code
district. The Regulatory Plan indicates which Building Envelope Standard
applies to a particular property within the neighborhood and directs the property
developer/owner to the Building Envelope Standards for further details. The
Regulatory Plan for Parkview Gardens will be based upon the Building Height
and Use recommendations (Figures 59.4 through 59.8) established in the
Neighborhood Development Framework Plan.
Building Envelope Standards: %XLOGLQJ(QYHORSH6WDQGDUGVGH¿QHWKHRYHUDOO
PDVVLQJRIEXLOGLQJVZLWKLQGH¿QHG%XLOGLQJ(QYHORSH6WDQGDUG7\SHV7KLV
may include Building Placement, Building Type, Allowable Encroachments,
Allowable Use, Thoroughfare Type, Off-Street Parking Requirements, and
other building massing requirements applicable to the Building Envelope
Standard Types. Building Envelope Standards also direct the property
developer/owner to the Building Development Standards, Thoroughfare
Standards, and Use Tables for further details. Building Envelope Standards
should apply only to new development, as indicated above. Existing buildings
and uses should be grandfathered into the Building Envelope Standards.
Building Development Standards: %XLOGLQJ'HYHORSPHQW6WDQGDUGVGH¿QH
design guidelines for buildings. This may include Access Requirements, Open
Space Requirements, Sustainability Requirements, Materials, Architectural
Standards, Massing and Articulation, Frontage Types, and others. Building
Development Standards also direct the property developer/owner to included
subsections such as Architectural Standards and Frontage Types for further
details.
Thoroughfare Standards: 7KRURXJKIDUH 6WDQGDUGV GHVFULEH VSHFL¿F
improvements to streets and public rights-of-way. This may include Street
&RQ¿JXUDWLRQ6WUHHW3DUNLQJ6LGHZDONV0HGLDQV%LNH/DQHV7UHH/DZQV
DQGRWKHUV,QDGGLWLRQ7KRURXJKIDUH6WDQGDUGVFDQLQFOXGHVSHFL¿FPDWHULDO
performance, and other criteria.
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Use Tables: Use Tables indicate the conversion of existing University City
and City of Saint Louis Land Uses into more basic Land Use Descriptions as
indicated in the Form-Based Code.
A Sustainability Metrics Program for Parkview Gardens would be comprised of
established Measurement Criteria, Targets, and Benchmarks for the Initiatives
described in the Action Plan. A Sustainability Metrics Program provides
ongoing measurement and outcome evaluation for physical, programming,
and policy sustainability initiatives and is key component of calibrating and
measuring plan implementation for success.
Creation of the Form-Based Code and Sustainability Metrics Program for
Parkview Gardens should commence immediately following the adoption
of the Plan. This will ensure that new development and capital investments
VSHFL¿HGLQWKH3ODQPD\EHJLQE\ULJKWDVVRRQDVSRVVLEOHLQRUGHUWRUHDOL]H
the community’s vision and achieve Parkview Gardens’ maximum future
sustainability potential.

Figure 59.5: Theoretical Building
Height Model

Figure 59.6: Theoretical Building
Height Plan

Figure 59.4: Building Height Massing Model

Figure 59.7: Ground Floor Use Plan

Figure 59.8: Upper Floor Use Plan
2 - 4 Stories

3 - 8 Stories

3 - 5 Stories

3 - 12 Stories
(w/ setback at 8 stories)
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District Redevelopment Entity
To successfully implement the Parkview Gardens development program
and facilitate public space enhancement capital improvement projects, a
new District Redevelopment Entity with more expansive operations must
be created. The existing Special Business District (SBD) structure in the
3DUNYLHZ *DUGHQV 1HLJKERUKRRG VKRXOG EH PRGL¿HG WR VHUYH D QXPEHU RI
additional functions. For the Parkview Gardens neighborhood to continue to
grow and achieve its future market potential, access to additional sources of
revenue must be secured.

([DPSOHPL[HGXVHLQ¿OO

Following the basic implementation recommendations of the Delmar Loop
Retail Study (a retail capacity and development study for the Loop Trolley
route), the Plan recommends that the three SBDs (Figure 59.2) be replaced
with three new Community Improvement Districts (CIDs) (Figure 59.9). The
ad valorem assessment that can be levied by an SBD is capped by statute;
CIDs are not subject to the same and therefore new CIDs with coterminous
boundaries as shown in Figure 59.9 should be established to maximize
UHYHQXH JHQHUDWLRQ $ QRQSUR¿W FRUSRUDWH HQWLW\ VKRXOG EH HVWDEOLVKHG WR
manage the three CIDs and execute the necessary functions in the CID area.
All management, administration, and execution of functions for the area
ZRXOG EH FDUULHG RXW WKURXJK WKLV QRQSUR¿W FRUSRUDWH HQWLW\ OLNHO\ D  F
(3) corporation. The CIDs would serve as the source of the assessment and
ZRXOGDXWKRUL]HWKHQRQSUR¿WHQWLW\WRH[SHQGIXQGVRQWKHLUEHKDOIWKURXJK
independent boards that meet at least annually.
In Missouri, CIDs can be established in two ways: (1) as a separate political
VXEGLYLVLRQRU  DVDQRQSUR¿WFRUSRUDWLRQ:KLOHWKHODWWHURSWLRQZRXOG
simplify the structure of the governing entity, eliminating the need for a
separate 501(c)(3) corporation and multiple CIDs, CIDs established as nonSUR¿WFRUSRUDWLRQVKDYHOHVVÀH[LEOHPHDQVRIUDLVLQJUHYHQXH$&,'WKDWLV
DQRQSUR¿WFRUSRUDWLRQFDQRQO\UDLVHUHYHQXHYLDDVSHFLDOWD[DVVHVVPHQW
whereas a CID that is a separate political subdivision can impose a special
assessment, impose a sales tax up to 1%, or impose a real property tax.
The establishment of two CIDs as separate political subdivisions enables
broader access to revenue sources as well as greater accountability to local
property owners in the east and west CID areas. And while at present the
SULQFLSDOUHYHQXHVRXUFHZLOOOLNHO\UHPDLQDVSHFLDODVVHVVPHQWWKHÀH[LELOLW\
to impose a sales tax or real property tax may be of value in the future.
In addition to collecting revenue in the aforementioned ways, both types
of CIDs can issue bonds, notes, or other obligations and can secure any
such obligations by mortgage, pledge, assignment, or deed of trust on any
property or income of the district. This will enable the governing entity to make
VLJQL¿FDQW FDSLWDO LPSURYHPHQWV DQG LQIUDVWUXFWXUH LQYHVWPHQWV LQ WKH &,'
area. However, it bears noting that the bonds or other obligations issued by
WKHHQWLW\ZLOOQRWEHWD[H[HPSW,QDGGLWLRQHLWKHUW\SHRI&,'PD\¿QDQFH
costs through imposition of fees, rents, and charges for district property or
grants, gifts, and donations.
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Figure 59.9: District Redevelopment Entity & SBD/CID Boundaries

Parkview Gardens District Redevelopment Entity

Loop SBD/CID

Parkview Gardens SBD/CID

East Loop/Parkview Gardens SBD/CID
MetroLink Parking Lot

Figure 59.10: District Redevelopment Entity Context Map

Parkview Gardens
Management Entity Addition

West End Neighborhood

/RRS1RQ3UR¿W0DQDJHPHQW(QWLW\
(Delmar Loop Retail Study Recommendation)

Ames Place
Neighborhood

Skinker-DeBaliviere Neighborhood
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In addition to serving as the managing entity for the two CIDs, the nonSUR¿W HQWLW\ VKRXOG EH GHVLJQDWHG DV D &KDSWHU  8UEDQ 5HGHYHORSPHQW
Corporation, which would provide it with power to initiate redevelopment
SURMHFWVDQGJUDQWWD[DEDWHPHQWV7KHQHZQRQSUR¿WFRXOGHPSOR\LQFUHPHQW
¿QDQFLQJPHFKDQLVPVDVDPHDQVWRVXSSRUWUHGHYHORSPHQW

Example apartment/mixed-use

CIDs, unlike SBDs, require a greater amount of consensus from local
residents and business owners. To establish a CID, the applying entity must
VXEPLWD¿YH\HDUEXVLQHVVSODQWRWKHKRVWPXQLFLSDOLW\DORQJZLWKDSHWLWLRQ
of support signed by property owners that (1) collectively own at least 50% of
the assessed value of the real property within the proposed district and (2) are
more than 50% per capita of all owners of real property within the proposed
district.
These recommendations directly parallel those of the Delmar Loop Retail
Study (Figure 59.10) and in effect will expand the Delmar Loop Retail
Study Management and Governance Structure recommendation to include
the Parkview Gardens neighborhood. This is desirable in that it expands
RQ DQ H[LVWLQJ FURVVMXULVGLFWLRQDO SODQQLQJ SUHFHGHQW WR SURYLGH D XQL¿HG
development vision and initiative for the entirety of the Parkview Gardens
Neighborhood Sustainable Development Plan planning area.

Project & Program Phasing
3URMHFW 3URJUDP3KDVLQJLGHQWL¿HVDQGSULRULWL]HVSXEOLFFDSLWDOLPSURYHPHQW
projects, establishes required legislation and partnerships, and targets
SULYDWH GHYHORSPHQW LQ VWUDWHJLF ZD\V WR PD[LPL]H LQFUHPHQWDO ¿QDQFLQJ
and investment leverage potential. Project & Program Phasing should apply
to the City of University City, the City of Saint Louis, and their partners and
stakeholders. It is divided into four (4) key Phases. This phasing strategy is a
recommendation and does not prohibit existing or future development projects
IURPRFFXUULQJRXWVLGHRIVSHFL¿HGSKDVHV
Project & Program Phasing is described in detail on the following pages.
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Public Workshop 04

Public Workshop 03

Public Workshop 02
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Phase 1 (0-5 Years)
Phase 1 (0-5 years)
Projects






.LQJVODQG:DONUHVLGHQWLDO PL[HGXVH
development
:DVKLQJWRQ8QLYHUVLW\2II&DPSXV
Housing
(QULJKW$YHQXHHQKDQFHPHQWVDQG
Parkview Gardens Bikeway
(DVWJDWH6RXWK3DUN
(QULJKW$YHQXHH[WHQVLRQ

Programs










(VWDEOLVK1HZ&RPPXQLW\,PSURYHPHQW
Districts (CIDs)
(VWDEOLVK'LVWULFW5HGHYHORSPHQW(QWLW\
(VWDEOLVK3XEOLF3ULYDWH3DUWQHUVKLSV
$GRSWLQWHJUDWHGIXQGLQJDQGPDQDJHPHQW
legislation
'HYHORSDQGDGRSWD)RUP%DVHG&RGH
Sustainability Metric Program, and enabling
legislation
,PSOHPHQWVWUHHWWUHHSODQWLQJ 
replacement policy
,PSOHPHQWVXVWDLQDELOLW\SROLFLHVDQG
incentives
&RQGXFW\HDURXWFRPHPHDVXUHPHQW
report

Phase 2 (6-10 Years)

Phase 2 (6-10 years)

Projects

Olive/Vernon/Kingsland residential






development
5HDOLJQ9HUQRQ$YHQXHEHWZHHQ/HODQG
Avenue and Westgate Avenue
0HWFDOIH3DUN
$FNHUW:DONZD\DQG$FNHUW3DUN
1RUWK6NLQNHU%RXOHYDUG 'HOPDU
Boulevard corner development
6WUHHWVFDSHDQGSXEOLFVSDFH
enhancements and green infrastructure

Programs





,PSOHPHQWVLGHZDONUHSDLUDQG
replacement policy
,PSOHPHQWVWUHHWUHSDLUSROLF\
,PSOHPHQWVXVWDLQDELOLW\SROLFLHVDQG
incentives
&RQGXFW\HDURXWFRPHPHDVXUHPHQW
report
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Phase 3 (10+ years)

Phase 3 (10+ Years)
Projects





(DVWJDWH1RUWK3DUN
1RUWK6NLQNHU%RXOHYDUGPL[HGXVH
RI¿FHFRUULGRU
1RUWK6NLQNHU%RXOHYDUG 2OLYH
Boulevard corner
6WUHHWVFDSHDQGSXEOLFVSDFH
enhancements and green infrastructure

Programs





Ongoing

,PSOHPHQWVLGHZDONUHSDLUDQG
replacement policy
,PSOHPHQWVWUHHWUHSDLUSROLF\
,PSOHPHQWVXVWDLQDELOLW\SROLFLHVDQG
incentives
&RQGXFW\HDURXWFRPH
measurement report

Ongoing
Projects





%XLOGLQJ5HQRYDWLRQ
9DFDQWORWLQ¿OOGHYHORSPHQW
1HLJKERUKRRGEXLOGRXW
6WUHHWVFDSHDQGSXEOLFVSDFH
enhancements and green infrastructure

Programs




,PSOHPHQWVLGHZDONUHSDLUDQG
replacement policy
,PSOHPHQWVWUHHWUHSDLUSROLF\
,PSOHPHQWVXVWDLQDELOLW\SROLFLHVDQG
incentives
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Integrated Funding Plan
7KH,QWHJUDWHG)XQGLQJ3ODQLGHQWL¿HVSRWHQWLDOVRXUFHVRIIXQGLQJWKDWFDQ
be utilized to implement the Plan. Because some funding sources are more
UHVWULFWHGWKDQRWKHUVWKLVSODQDOLJQVPDQ\ZLWKVSHFL¿FXVHVDQGLGHQWL¿HV
DUHDVLQZKLFKDGGLWLRQDOJDS¿QDQFLQJZLOOEHQHHGHG

([DPSOHPL[HGXVHLQ¿OO

Economic Development Tools: Finance
Realization of this Plan and greater economic prosperity in University City will
require a concerted public/private partnership—an alliance of the city on the
public side, as well as the area’s key private stakeholders and civic interests.
In certain instances, future taxes generated by real estate investments might
EH XVHG WR ¿QDQFH FXUUHQW FRVWV RI IDFLOLWDWLQJ WKRVH LPSURYHPHQWV 7KH
following list is not intended to be exhaustive, but includes many economic
development tools that could aid in catalyzing targeted new investment that
will help realize the vision for an improved Parkview Gardens neighborhood.
&LWLHV KDYH DYDLODEOH D YDULHW\ RI ¿VFDO WRROV WR LQGXFH SULYDWH LQYHVWPHQW
7KHVHJHQHUDOO\IDOOXQGHUWKHIROORZLQJ¿YHFDWHJRULHV
%RQG¿QDQFLQJEDVHGRQDQWLFLSDWHGIXWXUHUHYHQXH
2. Tax reductions
3. Supplemental taxes
4. Grants
5. Capital Improvements
1. Anticipated Future Revenue
In certain instances, future taxes generated by real estate investments can
EH XVHG WR ¿QDQFH FXUUHQW FRVWV RI IDFLOLWDWLQJ WKRVH LPSURYHPHQWV 7KLV
PHFKDQLVP LV UHIHUUHG WR JHQHULFDOO\ DV WD[ LQFUHPHQW ¿QDQFLQJ 7,)  7KH
capture of taxes resulting from increased assessed value (the increment)
is used to pay debt service on bonds issued to fund selected costs of
development.
7D[LQFUHPHQW¿QDQFLQJLVHQDEOHGLQ0LVVRXULE\&KDSWHURIWKH5HYLVHG
6WDWXWHV,WUHTXLUHVWKHOHJLVODWHG¿QGLQJRIFRQGLWLRQVDVDEOLJKWHGDUHDD
conservation area (i.e., not yet blighted but headed that way without public
intervention), or economic development area. The maximum allowable TIF
period is 23 years, although shorter periods are often approved. The level
of subsidy can equal 100% of all incremental new property taxes (payments
in lieu of taxes, or PILOTS) and up to 50% of incremental new sales taxes
(economic activity taxes or EATS).
$VWDUWLQJSRLQWLQGHWHUPLQLQJWKHHI¿FDF\RID7,)VWUDWHJ\LVWRGHWHUPLQH
what level of taxable investment is likely to be attracted to Parkview Gardens
and what value, or increment, can be created for the larger TIF district.
2. Tax Reductions
Personal and real property tax reductions, or abatements, are common
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HFRQRPLF GHYHORSPHQW LQFHQWLYHV SDUWLFXODUO\ ZKHUH VLJQL¿FDQW QHZ UHDO
estate investment occurs or new jobs are created. In most instances, the
DEDWHPHQWVDFWWRUHGXFHRSHUDWLQJFRVWVRILQYHVWPHQWLQUHDOHVWDWH RI¿FH
industrial, retail, or rental apartment buildings) for a designated period of time.
In the instance of the Parkview Gardens plan, a strategy of leveraging public
improvements to catalyze private investment is being utilized; therefore,
WD[LQFUHPHQW¿QDQFLQJLVDPRUHXVHIXOWRROEHFDXVHLWSURYLGHVDUHYHQXH
VWUHDPIRU¿QDQFLQJSXEOLFLPSURYHPHQWV
3. Supplemental Taxes
This section focuses on improvement districts which are sometimes also
referred to as special tax districts. In general, an improvement district
JHQHUDWHVDVWHDG\VRXUFHRIUHYHQXHWR¿QDQFHVHUYLFHVDQGSURMHFWFRVWV
that are considered “special” to landowners, residents, and businesses within
a designated geographic area. Therefore, a separate tax is levied only on
WKRVH SURSHUWLHV ZLWKLQ GH¿QHG ERXQGDULHV WKDW ZLOO EHQH¿W IURP WKHVH
expenditures. We discuss two common forms of improvement districts.
3.1. Business Improvement District (BID)
Commonly known as a Business Improvement District, BIDs in Missouri
are often associated with its legal mechanism, Community Improvement
District (or CID). A BID typically involves a special property tax that
supports an array of needed supplemental programs and services.
These often include marketing, maintenance, security, and limited capital
improvements, including streetscape enhancements. It is important to
note that the imposition of such supplemental taxes or fees does not
have to be limited to businesses and commercial properties but can also
come from residents and residential properties. Sometimes, tax-exempt
SURSHUWLHVYROXQWHHUWRSD\WKHVDPH³WD[HV´EHFDXVHWKH\WRREHQH¿W
from the services and improvements.
3.2. Special Assessment District (SAD)
This form of improvement district is typically used to defray the cost of
SXEOLF LPSURYHPHQWV DPRQJ SURSHUWLHV WKDW UHFHLYH D GLUHFW EHQH¿W
Common SADs involve the extension of infrastructure such as sanitary
DQGVWRUPVHZHUVDQGDUHW\SLFDOO\OHYLHGRQSURSHUW\RZQHUVRYHUD¿[HG
period such as ten (10) years. In Missouri, a Transportation Development
District (TDD) can be established and allows for a 1% sales tax dedicated
to approved transportation development costs. (Technically, a TDD can
assess property taxes as well, though it is rarely used in this way.)
Enacting a TDD requires approval by voters.
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4. Grants
While far less available than in the past, there remain opportunities to obtain grants
and soft loans from a wide variety of both public and private sources. Private
corporate and charitable foundations, as well as institutions do target their support
to different aspects of urban investment and revitalization such as economic
development, environment enhancement, historic preservation, and open space
and parks. Most government grants are ones resulting from legislators’ capacity to
WDUJHWDSSURSULDWLRQVWRVSHFLDOFRPPXQLW\QHHGVDQGKLJKSUR¿OHSURMHFWVRIZLGH
SXEOLFEHQH¿W)HGHUDO7,*(5JUDQWVIRUH[DPSOHFRXOGEHH[SORUHGIRU3DUNYLHZ
Gardens, but there could be many others.
5. Capital Improvements
Cities often create a capital improvements plan (CIP), which is usually short-term in
nature, that allocates money from sources including general funds, street and road
funds, and parks and recreation funds. As University City prepares its next CIP, it will
likely allocate funds to Parkview Gardens for park and road improvements. These
funds can be augmented with the other sources of potential revenue noted above to
make public improvements.
Sources of Funding
A number of funding sources could be utilized for the proposed improvements to
Parkview Gardens. Some are more restricted in their uses than others, which helps
set priorities for how they are applied.
Potential sources of funding for public improvements in Parkview Gardens are
YDULHGEXWWKRVHHYDOXDWHGIRUWKLVVWXG\JHQHUDOO\FDQEHFODVVL¿HGXQGHUDKDQGIXO
of categories:
 Payments in Lieu of Taxes (PILOTS)
 Special Assessments
 Economic Activity Taxes (EATS)
7KHVH VRXUFHV RI IXQGLQJ PD\ QRW SURYLGH DOO WKH QHHGHG UHYHQXH WR ¿QDQFH WKH
SXEOLF LPSURYHPHQWV LGHQWL¿HG EXW FRXOG EH VXSSOHPHQWHG E\ VHYHUDO DGGLWLRQDO
sources, including:
 Parking Revenues: Existing and potential new revenues from parking can reduce
the amount of direct public spending needed to maintain, improve, supplement,
and operate public parking facilities.
 Capital Improvements: University City has put together a preliminary Capital
Improvements Plan (CIP), which allocates some amount of money to public
improvements in Parkview Gardens.
 Grants: University City recently submitted an application for TIGER IV funding
and could apply for other federal and state grants in the future.
In addition, there is a Transportation Development District (TDD)—a type of special
assessment—already in place along Delmar that imposes an added retail sales
tax. While revenues from this assessment cannot be applied to many projects in
Parkview Gardens, they could be applied to some projects if they are just outside the
district, but nevertheless serve the district.
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Geography
Because some funding sources will relate more to the commercial district along
Delmar (using sales tax revenue, for example), it is also important to identify where
revenues are generated. Some sources can be applied to Parkview Gardens,
some cannot, and some can only under certain circumstances. For the purpose of
allocating funding, the Parkview Gardens Neighborhood is divided into the following
geographical areas.
A. Parkview Gardens
B. Skinker Corridor

A

B

)LJXUH$UHD,GHQWL¿FDWLRQ

Capital Project Costs: What’s Included
Capital project costs were calculated in two phases; phase one is considered the
³%DVH/HYHO´DQGLQFOXGHVDOOWKHFDSLWDOSURMHFWVNH\WRIXO¿OOLQJWKHJRDOVRIWKH3ODQ
including: Road Extensions; Metcalfe Park (Phase 1); Ackert Park; and Enright Bike
Path. “Base Level” capital improvements are included in the analysis of Alternative
One, as described in detail below.
Phase two capital projects are considered the “Full Vision” and include all capital
projects included in the Plan, including: Road Enhancements; Road Extensions;
Metcalfe Park (Full Build-out); Ackert Park and Walkway; the Enright Bike Path;
Eastgate South Park; and Eastgate North Park. It does not include ongoing or
deferred maintenance. “Full Vision” capital improvements are included in the analysis
of Alternative Two, as described in detail on the next page.
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Methodology and Evaluation of Alternatives
7KH YDULRXV HFRQRPLF GHYHORSPHQW SURJUDPV LGHQWL¿HG RQ SUHYLRXV SDJHV ZHUH
PRGHOHG XVLQJ GLVFRXQWHG FDVK ÀRZ DQDO\VLV WR GHWHUPLQH WKH SUHVHQW YDOXH RI
FDVKSURFHHGVWKDWFRXOGEHXVHGWR¿QDQFHSXEOLFLPSURYHPHQWV7ZRDOWHUQDWLYHV
ZHUHFRQVLGHUHGHDFKZLWKLWVRZQSKDVLQJSURMHFWLRQV7KH¿UVWDOWHUQDWLYHLQFOXGHV
development that was supported as part of Development Strategies’ residential
market study for the Parkview Gardens Sustainability Plan. The second alternative
LQFOXGHVDVVXPSWLRQVUHJDUGLQJGHYHORSPHQWRIDQRI¿FHGLVWULFWDORQJWKH6NLQNHU
corridor, as well as more aggressive assumptions for residential development in
some areas. Following is a partial list of assumptions made as part of this study:


A baseline assessed value was determined from St. Louis City and St. Louis
County records for Parkview. This baseline excludes tax-exempt properties,
such as those owned by Washington University. Potential increases in the
assessed value are targets for TIF.



)RU WD[ LQFUHPHQW ¿QDQFLQJ PRVW SURSHUW\ WD[HV²FLW\ FRXQW\ VFKRRO HWF²
were assumed to be captured.



St. Louis County and St. Louis City taxes were considered separately, then
combined as part of an overall revenue pool.



All development is phased and discounted to arrive at present values.



For mixed-use projects, each component was evaluated separately. Baseline
assessed values were assigned relative to the proportion of total building square
footage that each component contributes to the project.



This study assumes that a large proportion of existing properties in the heart
of Parkview Gardens will be rehabilitated/renovated, leading to higher rents,
sale prices, and assessed values. Washington University properties are not
included in this analysis, though the return of some properties to the tax rolls
would contribute further to the TIF pool.



A Transportation Development District and Community Improvement District
sales tax were evaluated as part of this study, but only for a few selected
properties that extend into Parkview Gardens from the Loop. Evaluating all
potential revenue sources for the Delmar Loop is beyond the scope of this study.



2I¿FH GHYHORSPHQW DORQJ WKH 6NLQNHU &RUULGRU ZDV QRW HYDOXDWHG DV SDUW RI
Development Strategies’ market study, so assumptions have been made. It is
DVVXPHGWKDWKDOIRIWKHRI¿FHGHYHORSPHQWZLOOEHLQVWLWXWLRQDO DQGWKXVWD[
exempt, with the exception of earnings taxes), and half will not be tax-exempt.
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Property taxes were not assumed to be captureable as part of a CID district (it
would require a 50% majority of residents to vote for a self-imposed tax), retail
sales taxes and earnings taxes (in the case of properties within the City of St.
Louis) are included.



,W LV DVVXPHG WKDW SDUNLQJ JDUDJHV QHHGHG WR IDFLOLWDWH LQVWLWXWLRQDO RI¿FH ZLOO
EH VHOIIXQGHG ZKHUHDV SDUNLQJ JDUDJHV QHHGHG WR VHUYH PDUNHWUDWH RI¿FH
development will need public support.



2I¿FHGHYHORSPHQWDORQJWKH6NLQNHU&RUULGRULVDVVXPHGWRQHHGWKUHHSDUNLQJ
spaces per 1,000 square feet of gross leasable area (GLA)—one less than the
conventional norm—due to the nearby Delmar MetroLink station.



Monthly parking revenues are assumed to be $50 per space. No study has been
conducted to determine the reasonableness of this as a parking rate, or the
depth of demand, particularly for a public parking garage.



For University City’s Capital Improvement Plan (CIP), an annual contribution of
$340,000 for Parkview Gardens was assumed over 23 years.



Capital improvements (such as road replacements, resurfacing, etc.), as well
as funds from the capital improvements plan, have been removed from this
analysis. This analysis focuses only on the sources and uses of funds for parks,
road enhancements and extensions deemed critical by the Parkview Gardens
Plan, and parking garages serving Delmar Loop and the Skinker Corridor.



A roughly 900 to 1,000 space parking garage is assumed for Delmar Loop
and the Skinker Corridor in alternative one; an 1,800 to 2,000 space garage
continues to be assumed for alternative two.

Sources include money from payments in lieu of taxes (PILOTS), special assessments,
and economic activity taxes (EATS), as well as revenues from parking facilities
serving the Delmar Loop and Skinker Corridor. Totals under sources represent cash
SURFHHGVIURPWKHVDOHRIJRYHUQPHQWERQGVWR¿QDQFHLPSURYHPHQWVDQGDVVXPH
a debt coverage ratio of 1.30.
In both alternatives one and two, all sources generated in Area A stay (or are “used”)
in Area A, all sources in Area B stay in Area B, and so on. In each case, the sources
DUHLQVXI¿FLHQWWRIXQGDOOQHFHVVDU\LPSURYHPHQWVVRDOWHUQDWLYHIXQGLQJVRXUFHV
are needed. These sources could include federal grants, money from fundraising,
and money from public/private/institutional partnerships.
A summary of Sources of funding, Uses of funding (capital costs), and Financing
Gap for each Alternatives One and Two are provided on the following pages.
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Alternative One
As indicated in the diagrams to the left, Alternative
One results in the following, categorized by area:
A. Parkview Gardens
Sources (Funding):
Uses (Capital Costs):
Financing Gap:

$8.3M
$8.2M
None

B. Skinker Corridor
Sources (Funding):
Uses (Capital Costs):
Financing Gap:

$8.5M
$17.0M
$8.5M

In Alternative One, all “Base Level” capital
improvement projects located in Area A (the
QHLJKERUKRRG  FDQ EH IXOO\IXQGHG ZLWK LGHQWL¿HG
revenue sources. The parking garage in Area C
shows a Financing Gap of $8.5 Million.

$8.3M

$8.5M

Figure 60.2: Alternative One – Sources

$8.2M

$17.0M

Figure 60.3: Alternative One – Uses

None

$8.5M

Figure 60.4: Alternative One – Financing Gaps
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Alternative Two
As indicated in the diagrams to the left, Alternative
Two results in the following, categorized by area:
A. Parkview Gardens
Sources (Funding):
$9.1M
Uses (Capital Costs):
$19.0M
Financing Gap:
$9.9M

$9.1M

$29.7M

Figure 60.5: Alternative Two – Sources

B. Skinker Corridor
Sources (Funding):
Uses (Capital Costs):
Financing Gap:

$29.7M
$33.0M
$3.3M

,Q$OWHUQDWLYH7ZR ¿QDQFLQJ JDSV DUH SUHVHQW7KH
3ODQ UHFRPPHQGV WKDW WKHVH ¿QDQFLQJ JDSV EH
closed through pursuit of various funding sources,
including:
 Increased Capital Improvement Plan (CIP)
budgeting
 Federal, State, and local grants
 Public/private partnerships
 Implementation partnerships
 Operations & maintenance agreements and
partnerships
 Fund raising

$19.0M

$33.0M

Figure 60.6: Alternative Two – Uses

$9.9M

$3.3M

Figure 60.7: Alternative Two – Financing Gaps

6.0 | Implementation | 331

The work that provided the basis for this publication was supported by funding
under an award with the U.S. Department of Housing and Urban Development.
7KH VXEVWDQFH DQG ¿QGLQJV RI WKH ZRUN DUH GHGLFDWHG WR WKH SXEOLF 7KH
author and publisher are solely responsible for the accuracy of the statements
and interpretation contained in this publication. Such interpretations do not
QHFHVVDULO\UHÀHFWWKHYLHZVRIWKH*RYHUQPHQW
This material is based upon work supported by the Federal Transit
Administration under Cooperative Agreement No. MO-79-1001.
$Q\ RSLQLRQV ¿QGLQJV DQG FRQFOXVLRQV RU UHFRPPHQGDWLRQV H[SUHVVHG LQ
WKLVSXEOLFDWLRQDUHWKRVHRIWKH$XWKRU V DQGGRQRWQHFHVVDULO\UHÀHFWWKH
view of the Federal Transit Administration.

