
INTRODUCED BY: Councilmember Steve McMahon DATE: May 28,, 2024  

BILL NO.  9542               ORDINANCE NO. 7355 

AMENDED 

AN ORDINANCE AUTHORIZING THE CITY OF UNIVERSITY CITY, MISSOURI 
TO ISSUE ITS TAXABLE INDUSTRIAL REVENUE BONDS (6630-6654 DELMAR 
BOULEVARD PROJECT), SERIES 2024, IN A PRINCIPAL AMOUNT NOT TO 
EXCEED $100,000,000, FOR THE PURPOSE OF PROVIDING FUNDS TO PAY THE 
COSTS OF ACQUIRING, CONSTRUCTING AND IMPROVING A FACILITY FOR 
AN INDUSTRIAL DEVELOPMENT PROJECT IN THE CITY; APPROVING A PLAN 
FOR THE PROJECT; AND AUTHORIZING THE CITY TO ENTER INTO CERTAIN 
AGREEMENTS AND TAKE CERTAIN OTHER ACTIONS IN CONNECTION 
THEREWITH. 

WHEREAS, the City of University City, Missouri (the “City”), is authorized and empowered pursuant 
to the provisions of Article VI, Section 27(b) of the Missouri Constitution and Sections 100.010 through 100.200 
of the Revised Statutes of Missouri, as amended (collectively, the “Act”), and the City Charter to purchase, 
construct, extend and improve certain projects and to issue industrial development revenue bonds for the purpose 
of providing funds to pay the costs of such projects and to lease or otherwise dispose of such projects to private 
persons or corporations for manufacturing, commercial, office industry, warehousing and industrial development 
purposes upon such terms and conditions as the City deems advisable; and 

WHEREAS, under Attorney General Opinion 180-81, the Missouri Attorney General determined that 
the construction and rental of multi-family apartments for profit is a commercial enterprise; and 

WHEREAS, as required under the Act, a Plan for an Industrial Development Project (the “Plan”) has 
been prepared in the form of Exhibit A, attached hereto and incorporated herein by reference; and 

WHEREAS, notice of the City’s consideration of the Plan has been given in the manner required by the 
Act, and the City Council has fairly and duly considered all comments submitted to the City Council regarding 
the proposed Plan; and 

WHEREAS, the City Council hereby finds and determines that it is desirable for the improvement of 
the economic welfare and development of the City and within the public purposes of the Act that the City: (1) 
approve the Plan pursuant to the Act; (2) issue its Taxable Industrial Revenue Bonds (6630-6654 Delmar 
Boulevard Project), Series 2024, in the maximum principal amount of $100,000,000 (the “Bonds”), for the 
purpose of acquiring certain real property located 6630-6654 Delmar Boulevard in the City (the “Project Site,” 
as more fully described in the below-defined Indenture) and constructing a mixed-use development consisting of 
approximately 259 apartment units, approximately 7,131 square feet of commercial space and approximately 
399 parking spaces (collectively, the “Project Improvements,” as more fully described in the Indenture, and 
together with acquisition of the Project Site, the “Project”), (3) lease the Project to Subtext, Acquisitions, LLC 
(the “Company”); and (4) enter into a Development Agreement with the Company, under which the Company will 
make certain payments in lieu of taxes and agree to certain additional development terms and conditions in 
consideration of the City issuing the Bonds; and 

WHEREAS, the City Council further finds and determines that it is necessary and desirable in 
connection with the implementation of the Plan and the issuance of the Bonds that the City enter into certain 
documents and take certain other actions as herein provided. 
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 NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF 
UNIVERSITY CITY, MISSOURI, AS FOLLOWS: 
 

Section 1. Approval of the Plan.  The City Council hereby approves the Plan attached as Exhibit 
A hereto. 

 
Section 2. Authorization for the Project.  The City is hereby authorized to provide for the 

purchase and construction of the Project in the manner and as more particularly described in the Indenture and 
the Lease Agreement hereinafter authorized.  

Section 3. Authorization of the Bonds. The City is hereby authorized to issue and sell the Bonds 
as described in the recitals hereto for the purpose of providing funds to pay the costs of the Project.  The Bonds 
shall be issued and secured pursuant to the Indenture and shall have such terms, provisions, covenants and 
agreements as are set forth in the Indenture.  

 
Section 4. Limitation on Liability.  The Bonds and the interest thereon shall be limited 

obligations of the City, payable solely out of certain payments, revenues and receipts derived by the City from 
the Lease Agreement.  Such payments, revenues and receipts shall be pledged and assigned to the bond trustee 
named in the Indenture (the “Trustee”) as security for the payment of the Bonds as provided in the Indenture.  
The Bonds and the interest thereon shall not constitute general obligations of the City, the State of Missouri (the 
“State”) or any other political subdivision thereof, and neither the City nor the State shall be liable thereon.  The 
Bonds shall not constitute an indebtedness within the meaning of any constitutional, statutory or charter debt 
limitation or restriction and are not payable in any manner by taxation. 

 
Section 5. Authorization of Documents.  The City is hereby authorized to enter into the 

following documents (collectively, the “City Documents”), in substantially the forms presented to and approved 
by the City Council and attached to this Ordinance, with such changes therein as shall be approved by the 
officials of the City executing the City Documents, such officials’ signatures thereon being conclusive evidence 
of their approval thereof: 

 
(a) Trust Indenture (the “Indenture”) between the City and the Trustee, in substantially the 

form attached hereto as Exhibit B, pursuant to which the Bonds will be issued and the City will pledge 
the Project and assign certain of the payments, revenues and receipts received pursuant to the Lease 
Agreement to the Trustee for the benefit and security of the owners of the Bonds upon the terms and 
conditions as set forth in the Indenture. 

 
(b) Base Lease between the Company and the City, in substantially the form attached 

hereto as Exhibit C, pursuant to which the Company will lease the Project Site to the City during the 
construction period.  

 
(c) Special Warranty Deed from the Company to the City, in substantially the form 

attached hereto as Exhibit D, pursuant to which the Company transfer title to the Project, after 
completion thereof, to the City. 

 
(d) Lease Agreement (the “Lease Agreement”) between the City and the Company, in 

substantially the form attached hereto as Exhibit E, pursuant to which the City will lease the Project to 
the Company pursuant to the terms and conditions in the Lease Agreement, in consideration of rental 
payments by the Company that will be sufficient to pay the principal of and interest on the Bonds. 

 
(e) Bond Purchase Agreement between the City and the Company, in substantially the form 

attached hereto as Exhibit F, pursuant to which the Company will purchase the Bonds. 
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(f) Development Agreement between the City and the Company, in substantially the form 
attached hereto as Exhibit G, pursuant to which the Company will make certain payments in lieu of 
taxes with respect to the Project. 
 
Section 6. Company Substitution.  Notwithstanding the forms of documents approved in 

substantially final form pursuant to Section 5, at the request of the Company, any entity controlled by or under 
common control with the Company may be inserted as the Company in the documents approved by Section 5 
prior to execution.  

 
Section 7. Execution of Documents.  The City Manager is hereby authorized to execute the 

Bonds and to deliver the Bonds to the Trustee for authentication for and on behalf of and as the act and deed of 
the City in the manner provided in the Indenture.  The City Manager is hereby authorized to execute the City 
Documents and such other documents, certificates and instruments as may be necessary or desirable to carry out 
and comply with the intent of this Ordinance, for and on behalf of and as the act and deed of the City.  The City 
Clerk is hereby authorized to attest to and affix the seal of the City to the Bonds and the City Documents and 
such other documents, certificates and instruments as may be necessary or desirable to carry out and comply 
with the intent of this Ordinance. 

 
Section 8. Further Authority.  The City shall, and the City Manager or other officials, agents and 

employees of the City designated by the City Manager are hereby authorized to, take such further action and 
execute such other documents, certificates and instruments as may be necessary or desirable to carry out and 
comply with the intent of this Ordinance and to carry out, comply with and perform the duties of the City with 
respect to the Bonds and the City Documents, including but not limited to agreements with emergency service 
districts.  The City Manager is hereby authorized, through the term of the Lease Agreement, to execute all 
documents on behalf of the City (including documents pertaining to the transfer of property or the financing or 
refinancing of the Project by the Company) as may be required to carry out and comply with the intent of this 
Ordinance and the City Documents.  The City Manager is further authorized, on behalf of the City, to grant such 
consents, estoppels and waivers relating to the Bonds and the City Documents as may be requested during the 
term thereof; provided, such consents, estoppels and/or waivers shall not increase the principal amount of the 
Bonds, increase the term of the Lease Agreement or the tax exemption as provided for in the City Documents, 
waive an event of default or materially change the nature of the transaction.  The City Clerk is authorized to 
attest to and affix the seal of the City to any document authorized by this Section. 
 

Section 9. Severability.  The sections of this Ordinance shall be severable.  If any section of this 
Ordinance is found by a court of competent jurisdiction to be invalid, the remaining sections shall remain valid, 
unless the court finds that (a) the valid sections are so essential to and inseparably connected with and dependent 
upon the void section that it cannot be presumed that the City Council has or would have enacted the valid 
sections without the void ones, and (b) the valid sections, standing alone, are incomplete and are incapable of 
being executed in accordance with the legislative intent. 

 
Section 10.  Effective Date. This Ordinance shall be in full force and effect from and after the date 

of its passage and approval. 
 

 













 
 

 
 

 

 

 
 

 

TECHNICAL MEMORANDUM 
 
Re:  6630 – 6654 Delmar Tax Impact Statement 
 University City, Missouri 
 
Date:  May 21, 2024 

To:  Ryan Bumb, Subtext 
 Mitchell Korte, Subtext 
 
CC: Robert Klahr, Armstrong Teasdale 

Rhys Williams, Armstrong Teasdale 
John Mulligan, City Attorney 
Mark Spykerman, Special Counsel to City 
 

From: Andy Struckhoff, President 
 Sarah Dyott, Project Manager 

 
I. INTRODUCTION 

 

This memorandum and the accompanying tables comprise 

the Tax Impact Statement (the “Memo”) for a mixed-use 

development proposed by Subtext (the “Developer”) on a 

site located at 6630 - 6654 Delmar Boulevard (the “Project 

Site”).  The Project Site is located on the south side of 

Delmar Boulevard at the Leland Avenue intersection and 

consists of four parcels that currently contain two 

commercial buildings. Both buildings within the Project 

Site are fully vacant. Two of the four parcels are owned by 

Washington University and are tax exempt. The Project 

Site is within the corporate limits of the City of University 

City, Missouri (the “City”), which is located in St. Louis 

County (the “County”) in the State of Missouri (the 

“State”).  See Table 1, attached in the Appendix, for the list 

of parcels included in the Project Site. 

 

The Developer proposes a 259-unit apartment complex to 

be developed at 6630 – 6654 Delmar Boulevard (the 

“Project”). The Project will also include approximately 

7,131 square feet of commercial space on the ground floor 

and 399 parking spaces, of which 48 would be available for 

commercial use. The 259 apartments will include 20 

studio units, 50 one bedroom/one bath units, 122 two 

bedroom/two bath units, and 67 three bedroom/three 

bath units. 

 

Total Project development costs are approximately $98.6 

million. This includes approximately $6.9 million in land 

acquisition costs, $71.8 million in construction costs, and 

$19.9 million in soft costs. 

 

The Developer’s economics require a specific return on 

investment in order to obtain the necessary financing for 

the Project. The Developer represents that current 

projected returns without incentives are unacceptable and 

will cause them not to proceed with the Project. As a 

result, the Developer requests an 85% property tax 

abatement for ten years pursuant to Chapter 100 of the 

Revised Statutes of Missouri (“Chapter 100”). The 

application of this property tax abatement will improve 

Project returns to a level which the Developer represents 

is acceptable. In addition to the 85% property tax 

abatement, the Developer requests an exemption from 

sales taxes paid on construction materials purchases 

pursuant to Chapter 100. 

Community Planning Saint Louis Place  
Economic Development 200 North Broadway, Suite 1000  
Urban Design St. Louis, Missouri 63102 

(314) 231-7318 
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II. TAX REVENUE PROJECTIONS 

 

Four major sources of revenue for local jurisdictions 

include real property taxes, personal property taxes, 

sales/use taxes, and utility taxes.  This Memo estimates 

the impact of the Project and requested tax abatement on 

real property tax revenues.  This Memo provides a written 

statement that includes an estimate of the amount of ad 

valorem tax revenues of each political subdivision that 

may be affected by the proposed real property tax 

abatement pursuant to Chapter 100. Additionally, this 

Memo provides an estimate of the amount of sales and 

use taxes on construction materials that may be exempted 

pursuant to Chapter 100.  

 

This analysis is for a Project that is not yet constructed 

and is based on the improvement of currently 

underutilized parcels and fully or partially vacant existing 

buildings.  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.   

 

III. REAL PROPERTY TAX ABATEMENT REQUEST 

 

The Developer has requested, pursuant to Chapter 100, 

the abatement of 85% of real property tax liability on the 

Project Site and improvements for a total of 10 years. 

 

In each of the 10 years that the Project Site is subject to 

abatement, the Developer is expected to make a Payment 

in Lieu of Taxes (“PILOT”) equal to 15% of the real estate 

taxes that would be owed to the other taxing districts on 

the assessed valuation of the Project Site and any 

improvements thereon (85% abatement) but for the 

abatement.   

 

IV. NOTABLE ASSUMPTIONS 

 

1. Projected Market Value and Assessed Value 

 

The assumptions used in this analysis to project 

future market values are based on a review of 

comparable mixed-use properties in St. Louis County 

and assessment information obtained from the St. 

Louis County Assessor (the “Assessor”).  At the time 

the buildings are completed, the Assessor will 

appraise the actual Project as constructed.  Since the 

Project has not yet been built, the Assessor cannot 

determine the future appraised value for purposes of 

levying real property taxes.   

 

Based on a review of comparable mixed-use 

properties in St. Louis County, after redevelopment, 

the Project may have an estimated value of 

approximately $295,000 per apartment unit and 

$500 per square foot of retail space, amounting to an 

estimated value of $79,999,000 in total for the entire 

Project, as appraised for tax purposes by the Assessor. 

 

2. Real Property Tax Rates 

 

See Table 2, attached in the Appendix.  The total real 

property tax rate levied against Project Site 

commercial property is $9.9737 per $100 of assessed 

valuation, inclusive of the commercial surcharge rate 

of $1.70 per $100 of assessed valuation. The total real 

property tax rate levied against Project Site residential 

property is $7.3104 per $100 of assessed valuation. 

 

Actual tax rates will vary from year-to-year due to 

changes in adopted tax rates, State mandated 

rollbacks resulting from increased assessed value 

through reassessment, and/or bond issues and debt 

retirement. 

 

3. Most Recent Assessed Value 

 

See Table 1, attached in the Appendix. The Project 

Site’s current taxable value and most recent real 

property taxes were obtained from the Assessor for 

the 2023 tax year. Currently, the Project Site includes 

four commercial parcels, two of which are tax exempt. 

The Project Site currently has a combined appraised 



3 

value of $5,221,400 and assessed value of 

$1,670,840. Due to the current tax-exemption status 

of two parcels, the Project Site has a combined taxable 

value of $3,708,800 and a taxable assessed value of 

$1,186,810.1 The Project Site generated a total of 

$118,369 in property taxes paid to all taxing 

jurisdictions in 2023.  

 

4. Growth in Market Value 

 

The market value of the Project is projected to grow 

three percent (3%) in each reassessment year (i.e. 

odd-numbered years) beginning after construction 

completion. 

 

V. REAL PROPERTY TAXES FISCAL IMPACT 

 

1. Estimated Real Property Taxes 

 

See Table 3, attached in the Appendix.  This table 

illustrates the estimated tax proceeds attributable to 

all real property within the Project Site if the Project 

were to proceed. The table illustrates the estimated 

total residential and commercial real property taxes 

that may be generated annually during the tax 

abatement period pursuant to the Project and its 

anticipated implementation schedule.  Additionally, 

the table illustrates the estimated taxes abated 

annually pursuant to the 85% abatement, and the 

estimated total PILOTs paid to all taxing jurisdictions 

after abatement.  

 

Table 4, attached in the Appendix, summarizes the 

total property taxes paid to the City and to all taxing 

jurisdictions over a 10-year period, with and without 

tax abatement.  

 

2. Taxes by Jurisdiction 

 

See Table 5 through Table 7, attached in the 

Appendix, which are separated by jurisdiction and 

 
1 Source: St. Louis County Assessor 

illustrate the estimated real property taxes paid or 

abated during the tax abatement period (with or 

without abatement in place) pursuant to the Project 

and its anticipated implementation schedule.   

 

Table 5 estimates the real property taxes paid 

annually on the Project Site following completion of 

the Project without any abatement in place.  Table 6 

estimates the real property taxes paid annually on 

real property within the Project Site if the Project 

were to not move forward (the “No-Build Scenario”). 

Table 7 estimates the PILOTs paid annually on the 

Project Site following completion of the Project with 

the requested abatement in place. 

 

3. Impact on the School District of University City 

 

See Table 8, attached in the Appendix. Without tax 

abatement, the Project could generate a total of $6.96 

million in property tax revenue for the School District 

of University City (the “School District”) over a ten-

year period. The 85% abatement for ten years would 

reduce that revenue to $1,044,490. If the property 

were to remain as-is without the Project, the School 

District would collect approximately $610,840 in real 

property tax revenue over ten years. The tax-abated 

Project would result in a net increase in revenue for 

the School District of $433,650. In the first year 

following the end of the tax abatement period, the 

School District will receive an estimated $749,000 in 

tax revenue from the Project.  

 

The unit mix of the Project includes studio, one-

bedroom, two-bedroom, and three-bedroom 

apartments. It is possible that some of these units 

could be occupied by families with school-age children 

attending schools within the School District. It is 

assumed that studio and one-bedroom apartments 

will be occupied only by adults, while five percent 

(5%) of two-bedroom and ten percent (10%) of three-

bedroom units could be occupied by families with one 
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school-aged child. In total, an estimated 13 school-age 

children could reside within the completed Project 

and attend the schools operated by the School 

District.2  

 

The School District’s average per-pupil expenditure in 

the 2021-2022 school year was $18,500 or 

approximately $16,000 net of revenue from the State 

of Missouri.3  If 13 new students enrolled in the 

School District, expenditures could increase by 

approximately $208,000. 

 

VI. SALES AND USE TAX EXEMPTION ESTIMATES 

 

See Table 9 attached, in the Appendix. The table 

summarizes the estimated sales and use taxes on 

construction materials that could be exempted, pursuant 

to Chapter 100. The value of the sales and use tax 

exemption varies depending on the location in which the 

sales and use taxes are applied and consequently the 

applicable sales and use taxes. For the purposes of this 

Memo, it is assumed that 90% of construction materials 

will be purchased within the State of Missouri, 60% within 

St. Louis County, and 5% within University City. No 

construction materials are assumed to be purchased 

within the Loop Trolley TDD. Additionally, it is assumed 

that the construction materials purchased outside the 

State of Missouri (10%) would be subject to Missouri’s and 

University City’s use tax. St. Louis County does not have a 

use tax. 

 

VI. GENERAL CONDITIONS AND ASSUMPTIONS 

 

This Memo is based on assumptions, projections, and 

information provided by the Developer and various other 

sources considered reliable.  PGAV neither verified nor 

audited the information that was provided by the other 

sources.  Information provided by others is assumed to be 

 
2 This is a conservative estimate based on the Project’s loca-
tion, target market, and the occupancy of similar projects by 
the Developer in other Cities. The actual occupancy of the Pro-
ject by families with school-age children may differ. 

reliable, but PGAV assumes no responsibility for its 

accuracy or certainty.   

 

These projections are intended to be interpreted and used 

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 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 assumes no liability should market 

conditions change or the development schedule not be 

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 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 Developer and the City and should not be used 

3 Sources: Missouri Department of Elementary & Secondary 
Education and the School District of University City June 30, 
2022 Financial Statements 
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for other purposes with the exception of sharing with 

overlapping taxing districts.   

 

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 regarding any representation therein with respect 

to PGAV’s organization and work product. 
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