






Planned Commercial and Residential District  PC&R

The PC&R District is procedurally different from any other planned
district.

Purpose.

The PC&R District is intended to provide development in the area of the City comprising a minimum of seventy (70)
acres in size and located only in the area bounded on the east by State Route 340, on the west by Baxter Road, on the
north by State Route 40/I-64, and on the south by Lydia Hill Drive/August Hill Drive. A PC&R District development is
intended to create a diverse residential and commercial mixed use environment in which residential and commercial
uses can be integrated pursuant to a downtown concept that encourages creative and coordinated design and
architectural styles, efficient and effective pedestrian circulation, conservation of land resources, efficient and effective
vehicular circulation, and where people can choose to live, work, eat, shop, enjoy cultural amenities and recreate. By
definition, "downtown development" is mixed use, and usually follows one (1) of two (2) patterns (or an adaptation of
both). First, as a vertical mix on a given parcel, land uses change from floor to floor within the same building.
Typically, this pattern is residential above commercial (retail, professional services or office). The second pattern
occurs when buildings or spaces of a single use are combined with those of other single uses. Examples are a street of
residential buildings with commercial buildings occupying the corners or a commercial Main Street combined with
residential side streets.



Performance standards for the PC&R District are provided in the UDC for the PC
(Commercial) and R (Residential) land uses. Conflicts between the commercial and
residential performance standards shall be resolved in the planned district
ordinance for the PC&R District, site development plan, site development
concept plan, or site development section plan.

Specific performance standards may be provided in the planned district ordinance for
the PC&R District or provided on the site development plan, site development
concept plan, or site development section plan.

Except where specifically stated otherwise in this Section, performance standards
established in the planned district ordinance for the PC&R District or provided on the
site development plan, site development concept plan, or site development
section plan for a PC&R development shall supersede any performance standards
required by any other district regulation or UDC.
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Performance standards may include, but are not limited to, addressing one
or more of the following:

(a) Density.

(b) Maximum height of buildings and structures.

(c) Setbacks.

(d) Open space.

(e) Parking.

(f) Signage.

(g) Architectural standards.

Specific performance standards may be provided in the planned district ordinance for the
PC&R District or provided on the site development plan, site development concept
plan, or site development section plan.
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O.  CITY COUNCIL REVIEW OF SITE DEVELOPMENT CONCEPT PLAN,
SITE DEVELOPMENT PLANS AND SITE DEVELOPMENT SECTION PLANS

The City Council reserves full authority to deny any request for approval of a
Site Development Concept Plan, Site Development Plan or a Site Development Section
Plan (each a “Development Plan”), or to impose conditions on their approval.  The City
Council shall not approve a Development Plan unless it finds that the application and
evidence presented clearly indicate that the proposed Development Plan:

1.  Will contribute to and promote a diverse residential and commercial mixed-use
environment in which residential and commercial uses are integrated pursuant to a
downtown concept;

2.  Will contribute to and promote a creative and coordinated design and architectural styles;

3. Will contribute to and promote efficient and effective pedestrian and vehicular circulation;

4.  Complies with the Unified Development Code, the City’s Comprehensive Plan, as amended
from time to time, and the provisions of this Ordinance.

POTENTIAL ADDITION TO ATTACHMENT A



PROJECT NARRATIVE
SUBMITTED BY PETITIONER

Downtown Chesterfield is a unique 21st Century NEW Central Business District for the City
of  Chesterfield, Missouri.  Unlike other mixed use / retail developments being developed throughout
the  US, Downtown Chesterfield is a true downtown urban core with high rise office, hotel and density
residential uses organized through a landscaped public realm including a 3.5-acre central park at the
heart  of  the  development  and  will  be  home  to  hundreds  of  shops  and  restaurants,  corporate
headquarters, office workers and thousands of residents living in a unique urban environment.

The planning concept includes a one-mile loop - pedestrian only path that is integrated into the
development and places all residents, retail and office tenants, and visitors within a 5 – 10-minute
walk  of any destination within Downtown Chesterfield.   A central park, pocket parks, jogging trails
and  bicycle paths are carefully allocated throughout to provide access to all areas of Downtown
Chesterfield  and connectivity to the surrounding community.

With a grid of treelined urban streets designed for corporate headquarters, office buildings,  luxury
condominiums,   apartments,   hotels,   retail,   restaurants   and   entertainment,   Downtown
Chesterfield offers a walkable, safe, and ecologically sustainable urban core that gives priority to the
pedestrian over the automobile.  Nine acres of park space, with over 25% of the site dedicated to
public  plazas and sidewalks, parks, bicycle trails, pedestrian street and rain gardens thereby
reducing the heat  island effect of the development and ensuring its legacy as a new vision for a
downtown in Chesterfield,  Missouri.
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CHESTERFIELD REGIONAL TIF 241 Acres

THE COST-BENEFIT ANALYSIS OF
THE APPROVED TIF

(currently on the City’s website)
estimated 2,725 residential units

within RPA – 1
The Mall Property

RPA-1 Mall re-development, DID NOT
INCLUDE THE 26 acres between the

Mall and Chesterfield Parkway (Sachs
properties) AND DID NOT INCLUDE

400 CHESTERFIELD CENTER

The Sachs properties were within RPA
– 3 and the TIF did not include any

development of those parcels



PROPERTIES IN ZONING PETITION, BUT NOT IN RPA – 1
SACHS PARCEL   25.883 ACRES
RPA 1 ROADWAYS AND CARVE-OUTS 5 ACRES ESTIMATED

PROPERTIES IN RPA – 1, BUT NOT IN ZONING PETITION
TWIST PARCEL 4.09 ACRES
DILLARDS PARCEL 16.68 ACRES
500 CHESTERFIELD CENTER 2.25 ACRES

TOTAL 23.63 ACRES

ZONING PETITION ACREAGE ROUGHLY 7 ACRES
LARGER THAN TIF RPA-1



The Projects
TIF PLAN

RPA-1 (A thru D)
2,725 units

ZONING PETITION
ZONING ACREAGE IS 7 ACRES
LARGER AND REQUEST IS FOR

2,880 DENSITY

7 ACRES AT 30 UNITS/ACRES
YIELDS 210 ADDITIONAL,
2,725 + 210 = 2,935 UNITS



AN
OVER-SIMPLIFICATION

ANALYSIS OF THE IMPACTS
ON

TIF BONDING CAPACITY



RPA 1A inputs and assumptions
based on TIF estimates

$14,633,050

$4,359,915 Base EAV Taken from 2023-5-23 County Taxable values Escalation Assumptions
7.7138% Commercial Property Tax Rate paid on Base (Estimated) 1.00% Annual Sales Escalation
$336,315 6 # of years to delay annual sales tax escalation

3.00% Bi-Annual Market Value Escalation

RESIDENTIAL HOUSING 8 # of years to delay bi-annual assessment escalation

TYPE ONE - Residential Values 2.00% Annual Utility Expense Escalation
1,235 Input Total original Estimated # of Residential Units 6 # of years to delay annual utility expense accelleration

$195,075 Input Estimated Market Value per Unit

$240,917,625 Estimated Total Value - Calculated Utility Tax Estimates
19% Assessment Ratio $300 Per Residential Unit

$45,774,349 Estimated Total Residential Assessment - Calculated $2.50 Per Office Square Foot
$2.00 Per Retail Square Foot

TYPE TWO - Residential Values $2,200 Per Hotel Room
233 Input Total original Estimated # of Residential Units

$650,000 Input Estimated Market Value per Unit 3.25% Sales Tax Subject to TIF
$151,450,000 Estimated Total Value - Calculated

19% Assessment Ratio 25% Monarch Fire Protection District, level of participation.
$28,775,500 Estimated Total Residential Assessment - Calculated 0.958% Monarch Fire Property Tax on Commercial Property

0.240% TIF CAPTURED

Retail Values 0.719% Monarch Fire Protection pass thru

480,000 Input Total Original Estimated Sq. Ft. of Retail
$200 Estimated Market Value per Sq. Ft. Retail 0.874% Monarch Fire Property Tax on Residential Property

$96,000,000 Estimated Total Value - Calculated 0.219% TIF CAPTURED
32% Assessment Ratio 0.656% Monarch Fire Protection pass thru

$30,720,000 Estimated Total Retail Assessment
$400 Input Estimated Retail Sales per Square Foot 5.00% Gross Utilities Tax rate

$192,000,000 Estimated Total Taxable Sales at Stabilization

Commercial Office Year of debt issuance:
272,000 Input Total Original Estimated Sq. Ft. of Office Interest Rate:

$360 Estimated Market Value per Sq. Ft. Office Proposed Par Amount ($ received): From Amortization schedule
$97,920,000 Estimated Total Value - Calculated Estimated Issuance costs: Estimated ($200k + 1%)

32% Assessment Ratio Debt Service Reserve: # months of interest
$31,334,400 Estimated Total Office Assessment Debt Service Reserve $ Value

TOTAL BOND PROCEEDS
Hotel Coverage Ratio:

0 Input Total Original Estimated Hotel units
$70,000 Estimated Market Value per Hotel unit 2026 Year of Activation - Development area

$0 Estimated Total Value - Calculated

32% Assessment Ratio Parkway School District
$0 Estimated Total Hotel Assessment 4.874% Commercial Tax Rate

3.648% Residential Tax Rate

7.2439% Commercial TIF Real Estate Tax Rate (2022 Rate Net of Blind Pension Fund, Dev. Disability, and Fire District).
5.9071% Residential TIF Real Estate Tax Rate (2022 Rate Net of Blind Pension Fund, Dev. Disability, and Fire District).

$7,928,250
18

1.3

DEBT

5.50%
$96,100,000

2027

$1,161,000

$105,189,250



NOT THIS
SIMPLE,
BUT……

ESTIMATED
BONDING

CAPACITY OF
ORIGINAL TIF

MODEL

RPA 1A
~$96 MILLION



NOT THIS
SIMPLE,
BUT……

REDUCTION OF
200

RESIDENTIAL
UNITS

ROUGHLY
REDUCES
BONDING

CAPACITY BY $11
MILLION


