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Re:  Cost/Benefit Analysis:  
Chesterfield Regional TIF 
Redevelopment Area 
Chesterfield, Missouri  

To: City of Chesterfield 
 

Date: October 21, 2022 From: Jonathan Ferry, Adam Jones, 
AICP, and Andy Struckhoff, AICP  

    
    

PURPOSE OF THIS MEMORANDUM 

This Memorandum and the accompanying tables comprise the Cost/Benefit Analysis for the 
Chesterfield Regional Tax Increment Funding Redevelopment Plan (the “Plan”). Section 99.810, 
R.S.Mo. requires the preparation of this analysis in connection with the Plan.   

The projections of incremental tax revenues contained in this analysis are based on the Plan and 
related financial information presented by the City and additional research by Model City Solutions 
and PGAV.   

These projections are for a large-scale mixed-use development, including private development and 
necessary public infrastructure (the “Project”) that is not yet constructed. They are based on the 
construction and operation of a mix of commercial and residential uses made possible by the 
construction of the Project.   

The projected tax revenues generated within the Project Area are based on a series of assumptions. 
These assumptions 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 and the 
assumptions stated in the following paragraphs. 

GENERAL ASSUMPTIONS AND COMPONENT ABSORPTION 
 
The projected tax revenues to be generated within the Project Area 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 and the 
assumptions stated in the following paragraphs.  

The development program for the Project proposes the creation of approximately 3,366 housing units 
and 3,760,000 square feet of commercial and retail space. These Project components are estimated to 
be absorbed over a period of approximately ten years. 
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COST/BENEFIT ANALYSIS TABLES 

The tables in the Appendix address the estimated fiscal impact on each taxing district which is at least 
partially within the boundaries of the Redevelopment Area. The analysis shows the impact if the 
project is not built and is built pursuant to the Plan under consideration. These tables provide a fiscal 
impact study on every affected political subdivision. 

Tables 1A, 1B, 1C– Development Program – These tables present the proposed scope of the private 
development, the anticipated development schedules, and the estimated absorption timeframe across 
all redevelopment project areas (“RPAs”) within the contemplated Redevelopment Area.   

Table 2 – Estimated Assessed Values – This table shows the estimated assessed values of the Project. 
Assessed values are anticipated to increase between three and six percent, depending on typology, 
during each reassessment period (odd year) once each development component is fully absorbed into 
the market.  

Table 3 – 2021 Property Tax Rates – This table displays 2021 Property Tax Rates and notes the 
property tax rates that are not subject to capture by TIF.  

Table 4 – Projected Taxable Retail Sales – Taxable sales volume estimates are based on an anticipated 
mix of commercial retail uses such as restaurants, clothing stores, food stores, and taxable service-
oriented businesses.  

Table 5 - Property Tax Payments Build/No-Build Scenario – This table presents estimated real 
property taxes estimated to be paid during the life of the TIF as well as estimated taxes to be paid 
should the Plan not be implemented and the Project not be built. This analysis estimates a base 
equalized assessed value of $27,056,920.   

Table 6 - Sales Tax Receipts Build/No-Build Scenario – 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. This analysis estimates a base taxable sales volume of 
approximately $19,350,000, which estimate is based on information provided by the City.   

Table 7 - Estimated Utility Tax Receipts – Build/No-Build Scenario – This table presents the estimated 
utility tax payments pursuant to the implementation of the Project (the “Build” scenario) and the 
absence of TIF and the Project’s implementation (the “No-Build” scenario).   

Table 8 – Total Tax Summary – Build/No-Build Scenarios – This table presents estimates of the total 
fiscal impact upon affected taxing jurisdictions pursuant to the implementation of the Project (the 
“Build” scenario) and the absence of TIF and the Project’s implementation (the “No-Build” scenario).   

Table 9 – Total TIF Revenue Summary – This table presents the estimated total TIF revenues 
generated per RPA within the contemplated Redevelopment Area. These calculations incorporate the 
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estimated base equalized assessed value of $27,056,920, an estimated base taxable sales volume of 
$19,350,000, an annual capital contribution to the Parkway School District and Rockwood School 
District of 10% of incremental property taxes attributable to their real property tax levy, and a pass-
through to the fire protection district of 100% of incremental property taxes generated by its property 
tax levy pursuant to Section 99.848 RSMo.   

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 
development 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 the 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.  



MEMORANDUM 

10/21/2022, pg. 4  

FINANCIAL FEASIBILITY  

The TIF Act requires the developer to provide sufficient information to the TIF Commission such that 
the TIF Commission can evaluate whether the Project as proposed is financially feasible. A statement 
regarding the Project’s financial feasibility is attached to this document in the Appendix.  
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Residential Commercial Agricultural Personal

County General 0.1650 0.1860 0.1460 0.2090
County Health Fund 0.1110 0.1250 0.0970 0.1400
County Park Maintenance 0.0400 0.0440 0.0350 0.0500
County Bond Ret ire 0.0190 0.0190 0.0190 0.0190
Roads and Bridges 0.0830 0.0930 0.0730 0.1050
St. Louis Community College 0.2787 0.2787 0.2787 0.2787
Special School Dist rict 1.0158 1.0158 1.0158 1.0158
Metropolitan Zoo Museum Dist rict 0.2455 0.2455 0.2455 0.2455
County Library 0.2060 0.2340 0.1860 0.2600
Metro Sewer Dist rict  Extension 0.1041 0.1041 0.1041 0.1041
Monarch Fire Dist rict 0.8960 0.9330 0.8210 1.0970

Total Tax Rate for TIF 3.1641 3.2781 3.0211 3.5241

School - Parkway 3.6390 4.8988 3.1397 4.2608
Total Tax Rate for TIF 6.8031 8.1769 6.1608 7.7849

School - Rockwood 4.1252 4.1252 4.1252 4.1252
Total Tax Rate for TIF 7.2893 7.4033 7.1463 7.6493

Tax Rates Not  Applicable to TIF
Commercial Surcharge 1.7000
State of Missouri Blind Pension Fund 0.0300 0.0300 0.0300 0.0300
Developmental Disability Program (Sheltered Workshop) 0.0710 0.08400 0.06500 0.09000

2021 Property Tax Rates
Table 3
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Year No-Build Build No-Build Build No-Build Build No-Build Build
2022 587,131$             587,163$                 6,523$           6,523$                123,375$          123,375$             33,850$             33,850$                
2023 601,804$             581,922$                 6,523$           6,523$                126,418$          125,584$             34,685$             34,456$                
2024 609,785$             673,871$                 6,523$           43,492$             128,073$          126,644$             35,139$             34,747$                
2025 617,964$             854,169$                 6,523$           44,432$             129,769$          126,666$             35,604$             34,753$                
2026 621,502$             1,193,406$             6,523$           44,432$             130,502$          120,059$             35,805$             32,940$                
2027 625,129$             1,575,814$             6,523$           46,384$             131,254$          119,555$             36,012$             32,802$                
2028 626,613$             1,749,901$             6,523$           46,384$             131,562$          116,736$             36,096$             32,028$                
2029 628,135$             2,021,968$             6,523$           48,435$             131,878$          115,854$             36,183$             31,786$                
2030 628,135$             2,202,616$             6,523$           48,435$             131,878$          112,204$             36,183$             30,785$                
2031 628,135$             2,463,737$             6,523$           50,590$             131,878$          112,204$             36,183$             30,785$                
2032 628,135$             2,597,101$             6,523$           50,590$             131,878$          114,257$             36,183$             31,348$                
2033 628,135$             2,867,257$             6,523$           52,854$             131,878$          114,257$             36,183$             31,348$                
2034 628,135$             2,885,401$             6,523$           52,854$             131,878$          114,257$             36,183$             31,348$                
2035 628,135$             2,974,642$             6,523$           55,233$             131,878$          114,257$             36,183$             31,348$                
2036 628,135$             2,983,753$             6,523$           55,233$             131,878$          114,257$             36,183$             31,348$                
2037 628,135$             3,093,183$             6,523$           57,732$             131,878$          114,257$             36,183$             31,348$                
2038 628,135$             3,096,568$             6,523$           57,732$             131,878$          114,257$             36,183$             31,348$                
2039 628,135$             3,220,861$             6,523$           60,357$             131,878$          114,257$             36,183$             31,348$                
2040 628,135$             3,224,430$             6,523$           60,357$             131,878$          114,257$             36,183$             31,348$                
2041 628,135$             3,354,762$             6,523$           63,116$             131,878$          114,257$             36,183$             31,348$                
2042 628,135$             3,358,526$             6,523$           63,116$             131,878$          114,257$             36,183$             31,348$                
2043 628,135$             3,494,774$             6,523$           66,014$             131,878$          114,257$             36,183$             31,348$                
2044 628,135$             3,498,743$             6,523$           66,014$             131,878$          114,257$             36,183$             31,348$                
2045 628,135$             9,853,001$             6,523$           631,879$          131,878$          1,829,063$         36,183$             501,831$             
2046 628,135$             17,921,952$          6,523$           631,879$          131,878$          3,883,174$         36,183$             1,065,407$         
2047 628,135$             18,768,159$          6,523$           663,868$          131,878$          4,065,870$         36,183$             1,115,533$         
2048 628,135$             25,030,095$          6,523$           663,868$          131,878$          5,602,526$         36,183$             1,537,137$         
2049 628,135$             26,175,760$          6,523$           697,477$          131,878$          5,857,325$         36,183$             1,607,045$         
2050 628,135$             31,136,623$          6,523$           697,477$          131,878$          7,038,282$         36,183$             1,931,058$         
2051 628,135$             32,595,167$          6,523$           732,786$          131,878$          7,366,472$         36,183$             2,021,102$         
Total 18,737,033$ 216,035,325$  195,690$ 5,866,066$ 3,934,147$ 38,326,934$ 1,079,400$ 10,515,569$ 

Table 8: Total  Tax Summary Build/No-Build Scenarios (cont)
Total Tax Summary

Parkway School  District Rockwood School  District Special  School  District St.  Louis  Community  College
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Year No-Build Build No-Build Build No-Build Build No-Build Build
2022 28,412$        28,414$             113,304$          113,309$                 145,125$          145,125$             165$         165$               
2023 29,113$        28,360$             116,099$          137,536$                 145,125$          148,753$             165$         165$               
2024 29,494$        27,138$             117,619$          532,819$                 145,125$          280,969$             165$         165$               
2025 29,885$        27,724$             119,177$          840,060$                 145,125$          361,870$             165$         165$               
2026 30,054$        26,396$             119,850$          1,586,514$             145,125$          1,041,050$         165$         165$               
2027 30,227$        26,325$             120,541$          2,382,515$             145,125$          1,884,727$         165$         165$               
2028 30,298$        25,702$             120,824$          2,764,246$             145,125$          2,206,410$         165$         165$               
2029 30,371$        25,560$             121,114$          3,320,456$             145,125$          2,403,608$         165$         165$               
2030 30,371$        24,777$             121,114$          3,712,291$             145,125$          2,494,021$         165$         165$               
2031 30,371$        24,879$             121,114$          4,212,130$             145,125$          2,564,669$         165$         165$               
2032 30,371$        25,382$             121,114$          4,447,718$             145,125$          2,634,347$         165$         165$               
2033 30,371$        25,447$             121,114$          4,972,413$             145,125$          2,707,033$         165$         165$               
2034 30,371$        25,453$             121,114$          5,006,497$             145,125$          2,776,466$         165$         165$               
2035 30,371$        25,448$             121,114$          5,193,889$             145,125$          2,846,412$         165$         165$               
2036 30,371$        25,451$             121,114$          5,211,014$             145,125$          2,917,798$         165$         165$               
2037 30,371$        25,451$             121,114$          5,437,142$             145,125$          2,990,902$         165$         165$               
2038 30,371$        25,452$             121,114$          5,443,509$             145,125$          3,065,802$         165$         165$               
2039 30,371$        25,456$             121,114$          5,698,552$             145,125$          3,142,580$         165$         165$               
2040 30,371$        25,457$             121,114$          5,705,269$             145,125$          3,221,283$         165$         165$               
2041 30,371$        25,460$             121,114$          5,972,692$             145,125$          3,301,959$         165$         165$               
2042 30,371$        25,461$             121,114$          5,979,779$             145,125$          3,384,659$         165$         165$               
2043 30,371$        25,463$             121,114$          6,259,399$             145,125$          3,469,432$         165$         165$               
2044 30,371$        25,465$             121,114$          6,266,877$             145,125$          3,556,331$         165$         165$               
2045 30,371$        402,320$          121,114$          6,561,649$             145,125$          3,645,409$         165$         15,946$        
2046 30,371$        854,496$          121,114$          6,569,540$             145,125$          3,736,721$         165$         15,946$        
2047 30,371$        894,810$          121,114$          6,878,295$             145,125$          3,830,323$         165$         16,753$        
2048 30,371$        1,238,619$      121,114$          6,886,624$             145,125$          3,926,273$         165$         16,753$        
2049 30,371$        1,295,071$      121,114$          7,209,558$             145,125$          4,024,629$         165$         17,601$        
2050 30,371$        1,562,930$      121,114$          7,218,349$             145,125$          4,125,451$         165$         17,601$        
2051 30,371$        1,635,970$      121,114$          7,558,764$             145,125$          4,228,803$         165$         18,492$        
Total 906,016$ 8,480,337$ 3,613,036$ 140,079,405$  4,353,750$ 81,063,815$ 4,950$ 122,887$ 

Table 8: Total  Tax Summary Build/No-Build Scenarios (cont)
Total Tax Summary

etropolitan Sewer DistriCounty Library Monarch Fire District Metro Transit
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Year No-Build Build No-Build Build No-Build Build
2022 2,950,013$         2,698,386$                 2,106,640$         1,926,929$             2,106,640$         1,926,929$             
2023 2,983,544$         2,992,912$                 2,130,581$         2,160,847$             2,000,546$         2,028,964$             
2024 3,003,666$         4,487,084$                 2,144,948$         3,236,114$             1,891,113$         2,853,150$             
2025 3,024,288$         5,980,669$                 2,159,673$         4,004,100$             1,787,883$         3,314,790$             
2026 3,035,644$         14,100,028$               2,167,782$         9,297,307$             1,685,067$         7,227,011$             
2027 3,047,288$         23,750,102$               2,176,095$         15,689,626$          1,588,290$         11,451,557$          
2028 3,054,716$         27,799,851$               2,181,400$         18,332,397$          1,494,988$         12,563,817$          
2029 3,062,331$         31,364,362$               2,186,839$         20,465,223$          1,407,244$         13,169,498$          
2030 3,066,988$         33,365,678$               2,190,164$         21,597,137$          1,323,365$         13,049,664$          
2031 3,071,760$         35,683,656$               2,193,573$         22,759,579$          1,244,531$         12,912,720$          
2032 3,076,652$         37,160,326$               2,197,066$         23,570,470$          1,170,434$         12,556,603$          
2033 3,081,665$         39,570,390$               2,200,649$         24,798,430$          1,100,791$         12,404,478$          
2034 3,086,805$         40,318,355$               2,204,319$         25,296,281$          1,035,331$         11,881,230$          
2035 3,092,073$         41,483,111$               2,208,082$         26,003,667$          973,801$             11,468,053$          
2036 3,097,473$         42,181,490$               2,211,939$         26,484,218$          915,965$             10,967,121$          
2037 3,103,007$         43,503,128$               2,215,892$         27,265,156$          861,598$             10,601,416$          
2038 3,108,681$         44,194,900$               2,219,944$         27,752,480$          810,491$             10,132,301$          
2039 3,114,495$         45,644,526$               2,224,098$         28,597,527$          762,449$             9,803,590$             
2040 3,120,455$         46,371,530$               2,228,356$         29,109,643$          717,285$             9,370,094$             
2041 3,126,564$         47,893,413$               2,232,719$         29,996,828$          674,826$             9,066,356$             
2042 3,132,826$         48,657,447$               2,237,192$         30,535,005$          634,908$             8,665,744$             
2043 3,139,245$         50,252,439$               2,241,776$         31,465,314$          597,380$             8,384,754$             
2044 3,145,824$         51,055,398$               2,246,476$         32,030,876$          562,096$             8,014,519$             
2045 3,152,567$         64,680,674$               2,251,293$         43,064,063$          528,921$             10,117,519$          
2046 3,159,479$         82,617,973$               2,256,230$         57,695,141$          497,729$             12,727,663$          
2047 3,166,564$         85,653,391$               2,261,291$         59,795,031$          468,399$             12,385,824$          
2048 3,173,826$         96,596,675$               2,266,477$         69,014,519$          440,820$             13,423,033$          
2049 3,181,270$         100,183,554$            2,271,794$         71,564,012$          414,887$             13,069,389$          
2050 3,188,898$         108,833,890$            2,277,244$         78,847,839$          390,499$             13,520,750$          
2051 3,196,719$         112,994,235$            2,282,829$         81,861,852$          367,566$             13,180,836$          
Total 92,945,326$ 1,412,069,573$  66,373,359$ 944,217,610$  30,455,842$ 302,239,372$  

Total Tax Summary
Table 8: Total  Tax Summary Build/No-Build Scenarios (cont)

All  Pre-Existing Taxing Districts All  PETD NPV w/ CoverageAll  PETD w/ Coverage
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