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BACKGROUND 

Over the last five years, the City of Ellisville has participated in, and completed, a number of planning 
documents, including a Comprehensive Plan (2011), the Bikeable Walkable Community Plan (2011), 
the Great Streets Master Plan (2011, with the abutting communities of Ballwin, Wildwood, Winchester 
and Manchester), and the Economic Development Strategic Implementation Plan (2011), collectively 
the “Plans”.  Each of these planning documents discussed the then current state of the community and 
identified the City’s goals and objectives for the next 10-30 years.  More specifically, statements in 
the City’s Comprehensive Plan generally plan for land uses, transportation, housing and parks, 
whereas the other documents target particular themes, including interconnectivity and pedestrian-
based transportation networks, as well as land use and (re)development recommendations for certain 
development and redevelopment areas within the City. 

EDR’s current work with the City has consisted of the review and analysis of the Plans, and a 
consequent understanding of the City’s economic development goals and objectives as stated within 
these documents.  The six general economic development Goals, and their attendant Objectives, are 
provided in this Synopsis. 

Concurrent with this review and analysis, we also met with members of the City Council and the City’s 
Economic Development Commission to generally discuss the Plans and economic development in the 
City, and to more specifically address the (re)development of the Redevelopment Areas previously 
identified by the City. 

EDR next provided the City with the names of approximately 50 retail, office, industrial and 
residential developers that may have, in EDR’s opinion, interest in the (re)development of one or more 
of the Redevelopment Areas identified by the City.  The City then selected six of these developers for 
EDR to interview.  In these interviews EDR reviewed various aspects of the Plans, discussed an outline 
of many of the activities and uses that had been identified as occurring in a Town Center for the 
community, and had specific discussions on, ultimately, six such Redevelopment Areas.  These specific 
discussions focused on soliciting the developers’ opinions concerning the (re)development potential of, 
and possible types of land uses/tenants for, these Areas (and any other locations in the City identified 
in the course of these interviews). 

The Synopsis, below, is then one which identifies the City’s current economic development Goals and 
Objectives, as identified in the Plans (and includes economic development activities the City wishes to 
pursue).  Comments identified in the Plans are shown in the Synopsis in standard black text.  This 
outline includes supplemental ideas, comments, and recommendations from the meetings and interviews 
with the City Council (“CC”), the City’s Economic Development Commission (“EDC”), and the 
representatives of the development community (“DEV”). 
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WHAT’S NEXT? 
Following our review of the City’s economic development texts, the recent efforts involving larger 
scale redevelopment in the City and our discussions with City staff, elected and appointed officials 
and representatives of the development community, we believe that the City’s next steps in its 
economic development effort is to use this Summary as resource for continued discussion with real 
estate developers.  We recommend that this document be shown, informally, to developers so that the 
City can maintain (and open) contact with the development community, and continue to both market 
opportunities in the City and gauge developer’s interest in development in the City.  Should stronger 
interest be shown in any one of the Redevelopment Areas, at that time the City can issue a formal 
Request for Proposal (RFP) for such Area. 

  

GOALS 

1. Maintain and enhance the value of all economic activity in the City. 

2. Improve the City’s high quality of life by providing for the proper 
distribution, location and extent of land uses by type and density. 

3. Preserve the City’s existing housing stock and density of residential 
neighborhoods. 

4. Improve quality of life by providing a variety of transportation 
modes, and ensuring the safety, efficiency and convenience of all 
transportation in the community. 

5. Preserve and enhance existing parks, open spaces and landscaping 
features throughout the City to the greatest extent possible. 

6. Frequently review, update and modify the Redevelopment Areas 
identified in the City’s Plans to reflect current goals and objectives and 
resulting impact on surrounding neighborhoods. 

 

EDR 
Economic Development Resources 

Page 2 



Economic Development Summary Report 
City of Ellisville, Missouri 
 
 
 
 
 
 
1. Retain/expand existing businesses and encourage new commercial and industrial business, 

compatible with the City’s goals and objectives; place focus on retail sales tax generating uses 

 

 

 

 

 

 

 

 

 

 

 

 

2. Maintain adequate commercial/industrial tax base in the City in order to keep consistent 
residential property tax rates, provide employment opportunities and offer variety of 
goods/services to residents 

 

 

 

 

 

 

 

 

3. Consider use of incentives for businesses consistent with City’s existing businesses and objectives  

 

 

 

 

 

 

 

 

GOAL 1:  Maintain and enhance the value of all economic activity in the City. 
 

(CC) Shift focus from big box retailers, pharmacies and car dealerships which create vacant sites 
and buildings; have valuable commercial frontage that needs to anchor community 

(CC) Fill currently vacant buildings before shifting focus to façade rehabilitation program; decide 
on new tenants before offering incentives for currently vacant buildings 

(CC) Assess all vacant lots and buildings, and targeted uses, before writing Request for Proposal 
(RFP); do not use TIF and do not offer TIF to projects and see what response City gets to RFP  

(CC) Focus business retention efforts on key community anchors, including Dierberg’s, Lucky’s, Shop 
& Save and LifeTime Fitness 

(EDC) Attract unique types of businesses and destinations, such as liquor store, bowling etc. 

(EDC) Also need focus on existing business retention  

(EDC) Reduce vacancies, and attract new tenants for available retail space, on major arterials 

(DEV) Unlikely to participate in significant initial investment if development has to go to referendum 

 

(CC) Preserve existing ratio of businesses/amenities in order to keep residents;  

(CC) Research and conduct study(ies) concerning sales tax impact of proposed businesses on the 
City, especially on the other retail businesses currently in the City and moving to the City  

(EDC) Attract non-sales tax generating business to the City (professional/office/medical); the City 
cannot neglect non-retail businesses 

(EDC) Bring more people to support existing retail business and eventually attract new retail business 

(EDC) Need to replicate Bussmann Cooper business 

 

(CC) Explore CID and TDD incentive tools for future development concerns; do not use TIF 
assistance; include protection for other taxing districts in any (re)development deals which 
include assistance 

(CC) Utilize eminent domain and condemnation of commercial and industrial properties, 
where/when necessary, to promote larger (especially sales tax generating) projects, as long 
as it does not require displacing existing City residents 

(EDC) Utilize TIF for public infrastructure improvements and increase connectivity; utilize CID/TDD 
sales tax or special assessments to incentivize (re)development projects 

(DEV) Unlikely to have interest if use of development incentives has to go to referendum 

 

EDR 
Economic Development Resources 

Page 3 



Economic Development Summary Report 
City of Ellisville, Missouri 
 
 
4. Develop a series of mixed-use Town Centers along Manchester (including, but not limited to, 

unanchored in-line sales tax generating retail uses, anchored in-line retail, mixed-use lifestyle 
retail and large format big box retail) with higher density housing alternatives component 
(townhomes/apartments) and office space to create additional consumer base and demand for 
retail and restaurants during business hours, as well as medical offices to serve the area’s aging 
population 

 

 

 

 

 

5. Explore and encourage the integration of Form-Based Code into development of the Town 
Centers along Manchester, using different density transects for development; enforce building 
design guidelines so that newly built environment develops sense of place; ensure future 
development is aesthetically pleasing, pedestrian-friendly and sustainable 

 

 

 

 

6. Solicit master developer for each mixed-use Town Center development to take advantage of 
available frontage and required property depth; include open space connections with Bluebird 
Park and include key civic amenities such as Ellisville City Hall; preserve existing residential uses 
behind immediate commercial frontage 

 

 

 

 

7. Encourage shared parking for retail areas; modify Zoning to be complementary with abutting 
communities; minimize surface parking and encourage parking facilities behind surrounding land 
uses; create a more walkable Town Center environment along commercial corridors; require five 
feet or greater width sidewalks and bike lanes to facilitate shopping and outdoor dining 

 

 

 

 

 

 

 

 

(CC) Make main commercial corridors (Manchester, Clarkson, Old State) more walkable and 
interconnected, including green spaces, mixed-use developments and shared parking lots, with 
trails, sidewalks and crosswalks; ensure that all uses are readily accessible for the elderly 

(EDC) Create a draw for visitors to come to Ellisville, whether via Town Center or anchored store; link 
together such nodes of activity 

 

(CC) Encourage original architecture design throughout the City’s assets, similar to the Grove in 
Ballwin, Barn at Lucerne and the Town Center in Wildwood  

(CC) Provide development bonuses and other incentives through such Code to take place of 
financing such as TIF 

(CC) Town Center developer to offer outdoor community-based amenities, including parks, sports 
fields, farmers’ markets, live music theaters, membership dog parks, and the like 

(DEV) Preservation of residential uses may make site too narrow/necessitate assistance for structured 
parking and multi-story residential 

 

(CC) Make it easier for pedestrians to cross Manchester; connect streets and create downtown feel 

(CC) Utilize Great Streets Plan and focus assistance on Manchester corridor; take advantage of high 
traffic counts on Manchester through the City; focus on road beautification, street lights and 
safety lighting 

(EDC) Expand Great Streets concept City-wide in order to improve connectivity and traffic flow 

(EDC) Improve walkability in the community and create pedestrian-friendly corridors; improve 
connectivity between developments and create a sense of community 

(DEV) Great Streets efforts need to be mirrored on Clarkson as well as Manchester; utilize the 
sidewalks, lighting and design overlay recommendations  

(DEV) For Great Streets, need to re-examine proposed access points; auto accessibility is still most 
important to retailers in this market 
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8. Consider undergrounding overhead utilities along Manchester as development occurs; use 

“campus” arrangement similar to large offices for underground utilities in the Town Center; move 
all overhead utilities along Manchester to parallel alignments to remove from plain view 

9. Install way-finding signs to direct patrons to locations; replace existing street signs with new logo 
and address market street signs; create a community identity with creative new artwork 

 

 

 

 

 

 
 

 

 

1. Focus major retail commercial uses on the Manchester Rd. thoroughfare; also include some 
scattered public/semi-public uses, senior living and business parks along the main arterial 

 

 

2. Other major retail users can be located at the Clarkson/Clayton intersection, including the new 
mixed-use Fountain at the Plaza project at the northeast corner 

3. Ensure large retail user buildings are attractive/reusable to avoid ongoing vacancies; carefully 
consider all large big-box retail stores (and re-use of vacancies) before approval 

4. Carefully review new commercial development and its impact on traffic patterns and existing 
residential neighborhoods, given the extensive existing commercial development in the City 

5. Continue and assist the City’s business park (office, warehouse and light industrial) on Old State 
Rd.; consider expanding the business park south towards potential annexable areas; fill in 
properties behind business park with low, urban low or medium-density residential 

6. Restrict small-scale professional office/medical uses to Clarkson, Clayton and east side of Old 
State Rd. (low traffic users); convert existing residential to small-scale commercial on these roads; 
require buffering between commercial and residential uses 

 

 

7. Pursue annexation of two abutting unincorporated areas to increase tax revenue, including (i) six 
subdivisions southeast of the City; and (ii) open space immediately south of the City 

8. Limit conversion of residential to commercial to areas identified as commercial on the City’s 
adopted Future Land Use map 

 

 
9. Maintain low-density residential areas immediately behind main commercial corridors (not to 

exceed 2.5 dwellings per acre) 

10. Preserve Bluebird Park (Klamberg Woods Conservation Area) in its entirety 

GOAL 2:  Improve the City’s high quality of life by providing for the proper 
distribution, location and extent of land uses by type and density. 

 

(CC) Create distinct aesthetic entryways into the City at entrances on Manchester and Clarkson; 
improve image and streetscape along Manchester;  

(CC) City assistance focused at City entrances to re-tenant or redevelop vacant buildings 

(EDC) Improve aesthetics and roadway conditions at entryways to the City; work with MODOT and 
St. Louis County 

 

(CC) Restrict commercial use areas to current footprint (do not expand into residential 
neighborhoods) 

 

(DEV) Existing residential on Clarkson creates opportunity for financial district to serve residents, with 
credit unions/banks 

 

 

(CC) Do not consolidate neighborhoods for commercial use, unless all property owners are in favor 
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11. Limit public/semi-public lands to governmental, educational, religious and non-profit uses 

 

 

12. Preserve existing public/semi-public uses (Passionist Nuns, Center for Creative Learning, Metro-
West Fire #4, Ellisville Elementary School) or redevelop as low-density residential 

 

 

13. Utilize natural (steep slopes, floodways) and manmade (roads) features to bound land uses 

14. Frequently update the City’s Zoning Ordinance to ensure that it complements the City’s Plans 

 

 

 

 

 

 

 

 

 

1. Preserve Hutchinson/Froesel and Hilltop neighborhoods as is; ensure future subdivisions are 
compatible with existing neighborhoods; consider preservation overlay to protect housing 

 

 

 

2. Carefully review new commercial development on Clarkson in front of Hilltop neighborhood to 
assess potential impacts on Hilltop subdivision 

3. Maintain existing residential density to take advantage of utilities, emergency services, 
transportation, environment, green space, storm water, land use demands and tranquility 

4. Consider increasing required minimum lot sizes for R-1 low density residential properties 

5. Where necessary, re-subdivide neighborhoods of larger lot-size older homes (5+ acres) into 
newer smaller lot homes (or attached homes) on project-by-project basis; not permitted in 
Hutchinson/Froesel or Hilltop neighborhoods 

 

 

6. Restrict urban low-density residential to 5 dwellings/acre (including single-family attached or 
detached dwellings/duplexes) and medium-density residential to 14 dwellings/acre (including 
single-family attached, detached, duplexes and multi-family) 

 

  

GOAL 3:  Preserve the City’s existing housing stock and density of residential 
neighborhoods. 

(CC) Promote cultural activities and create cultural center to anchor community 

(CC) Clean up and reuse contaminated Bliss-Ellisville superfund property for City purpose 

 

 
(CC) Expand community recreation activities; develop recreational areas using available property/ 

property that City can acquire/be given 

 

(CC) Utilize existing City Plans as guide for (re)development 

(CC) Hold Town Hall meetings to incorporate City residents and business owners into City decisions 

(EDC) Keep residents, business owners, and City officials informed/involved in City decisions 

(EDC) Enforce consistent zoning/subdivision regulations for landscaping and buffering, including 
impacts on (and changes to) existing curb cuts 

 

(CC) Do not consolidate neighborhoods for commercial use, unless all property owners are in favor 

(EDC) Do not subdivide larger residential lots for smaller, more compact lots and homes; there is 
enough vacant residential property available for development now 

 

 

(CC) Maintain larger 1+ acre housing tracts; do not re-subdivide larger lots to create additional 
parcels for residential development 

 

(CC) Increase residential density east of Kiefer Creek Rd., south of Manchester Rd. 
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7. Develop reasonably-priced housing options under $150,000 and rental properties under 

$1,250/month to appeal to a wider cross-section of the market 

 

 

 

 

8. Consider conditional use permits for acceptable residential uses in commercial or light industrial 
areas 

 
 

 

 

 

1. Maintain adequate bike and pedestrian facilities and City park systems to provide opportunities 
for recommended amount of physical exercise; work with neighboring communities, County 
agencies, MODOT, Missouri Department of Conservation and Great Rivers Greenway; become 
leaders in regional connectivity development; build sophisticated multi-modal transportation 
network; adhere to federal design guidelines and Great Street principles 

2. Develop City-wide bicycle and pedestrian facility network to provide access to schools, parks, 
commercial areas, community amenities, public transit, neighboring communities and other 
significant activity centers; require that all new development provides safe walking/biking 
facilities and incorporates bicycle parking facilities 

 

 

3. Create walking and biking paths “off the road” to make roads and auto traffic safer; ease traffic 
congestion, decrease auto emissions, use less gas money, reduce health care costs and create 
additional amenities to raise home values 

 

 

 

4. Repair, replace or remove existing City multi-purpose trails depending on condition; repair, 
expand and promote existing successful trail system; City should purchase property for future 
trails and create connections between trails and sidewalks 

5. Provide varying levels of multi-purpose trails, bike lanes and bike routes throughout the City for 
varying levels of purposes and skill sets, dependent on location and traffic impact 

6. Connect trail network to available transit stops and Great Rivers Greenway trails 

7. Promote and support walking and biking as safe, convenient and practical means of 
transportation through the use of education, encouragement and enforcement programs; create 
City map with walking and biking trails and connections to destinations; work with local businesses 
to incentivize active transportation to commercial areas 

GOAL 4:  Improve quality of life by providing a variety of transportation modes, 
and ensuring the safety, efficiency and convenience of all transportation in the 
community. 

 

(CC) Explore some residential (re)development, but rehabilitate deteriorating residences first 

(CC) Encourage and maintain senior housing efforts to appeal to all demographics groups at this 
age cohort 

(DEV) Availability of less expensive alternatives in market makes this rental level likely unattainable 

 

(CC) In particular, increase connections between residential areas and recreational open spaces 

(CC) Make main commercial corridors (Manchester, Clarkson, Old State) more walkable and 
interconnected, including green spaces, mixed-use developments and shared parking lots, with 
trails, sidewalks and crosswalks; ensure that all uses are readily accessible for the elderly 
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8. Improve traffic flow at high hazard traffic areas where high traffic flow combines with poor 

vehicular access management and high accident rate, including portions of Manchester Rd., 
Clarkson Rd. (Kiefer Creek Rd.), Old State Rd. (Hutchinson Rd.) and Reinke Rd. 

9. Encourage improvements, widening, new roads and signalization to existing public infrastructure 
throughout the City; require sidewalks in all new subdivisions and developments; utilize inter-
connected parking areas between adjacent commercial developments; improve pedestrian 
connectivity in general and from residential uses to commercial uses 

10. Establish consistent and reliable street network grid; create landscaped median boulevard on 
Manchester to improve safety; create cross-streets and signals to break up traffic flow 

 

 
11. Improve and expand width of corridors, setback requirements and signage regulations to make 

signs and buildings easier to see and slow down the flow of traffic on Manchester 

12. Develop a Bus Rapid Transit (BRT) route from Ellisville along Manchester to the Maplewood 
MetroLink Station and the City of St. Louis 

13. Use enhanced sidewalks, curb extensions, raised islands, traffic circles, overhead signage and 
lighting to facilitate pedestrian and vehicular traffic at enhanced intersections within the City 

14. Provide safe sidewalk network along Manchester, including consistent width, location, distance 
from roadway, provision of shade trees, number of curb cuts, presence of crosswalks and other 
elements; similarly, develop bicycle boulevards parallel to arterials to provide safe bikeways for 
users of all types and skill levels 

15. Slow down traffic flow, reduce jaywalking and increase pedestrian connectivity; encourage use of 
street furniture, lighting, benches, etc.; establish safety zones in roads for pedestrians; work with 
MODOT and St. Louis County to address walking/biking barriers in the roadways 

16. Improve walking and biking facilities to: (i) enhance the City’s transportation network; (ii) create a 
safe and pedestrian friendly infrastructure for community connectivity; (iii) promote improved 
health and well-being for City residents; (iv) generate economic growth for residents and 
businesses; and (v) foster an enhanced sense of community 

17. Provide varying levels and capacities of walking, biking and multi-use trails throughout the City, 
cognizant of location of parks, community facilities and major transportation arterials 

18. Explore funding sources for infrastructure improvements, including national grants and funding 
programs and local sales tax and political subdivision districts (CID/TDD/NID) 

 

 

 

 

1. Existing parks in the City must be preserved and shall not be altered, moved or relocated 

 

 

2. Where necessary, convert existing public/semi-public uses to low-density residential uses 

3. Preserve existing trees, eliminate unnecessary destruction of trees, and/or require the equal 
replacement of trees where needed for (re)development efforts 

GOAL 5:  Preserve and enhance existing parks, open spaces and landscaping 
features throughout the City to the greatest extent possible. 

 

(CC) Make it easier for pedestrians to cross Manchester; connect streets and create downtown feel 

(CC) Make Bluebird Park more visible and integrate with neighborhoods better 
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4. Maintain Tree City USA status; budget for planting of new trees and removal of dead trees; 

consider tree protection ordinance to prohibit unnecessary tree removal for development 

5. Maintain and monitor landscaping/trimming standards for trees and bushes along streets, 
sidewalks and ingress/egress points to reduce impairment for motorists and pedestrians 

6. Encourage buffering, landscaping and mitigation efforts between commercial/industrial and 
residential zoning districts and land uses (including on east side of Old State Rd.) 

 
 

 

 

 

1. Encourage and facilitate redevelopment of each Redevelopment Area to encourage the highest 
and best use; promote existing businesses and encourage economic development of corridors  

 

 

 

 

 

 

2. Issue RFP for each, or selected, Redevelopment Area; identify available incentive programs in the 
RFP (including, but not limited to, TIF, CID, TDD, NID, Chapter 353, etc.) 

 

 

 

 

  

GOAL 6:  Frequently review, update and modify the Redevelopment Areas 
identified in the City’s Plans to reflect current goals and objectives and resulting 
impact on surrounding neighborhoods. 

 

(CC) Be aware of market and businesses coming to the market before selecting RFP response; be 
cognizant of existing businesses in the City when negotiating relocations and selecting tenant 

(EDC) Better define and market (potentially redraw) identified Redevelopment Areas  

(EDC) Improve damaged perception of City among businesses/residents; fix political problem 
publicly created by Sansone/Walmart deal to repair image; improving the City’s perception 
will spur new economic development for the City; tolerance of TIF for public infrastructure 
improvements in Redevelopment Areas 

(EDC) Capitalize on City’s perception as inexpensive alternative to Valley; create an identity and 
place in market; embrace safe and reliable location 
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REVIEW OF THE REDEVELOPMENT AREAS 
 

Redevelopment Area #1 
Description:  Truman/Strecker at Manchester (14 ac.); commercial 

Redevelopment project:  extend access frontage road from west to Strecker to encourage 
development of two vacant parcels; utilize incentives for necessary infrastructure and road 
improvements; provide assistance for grading of extreme topography; attract full-time service 
restaurant and retail sales tax generating commercial uses 

 

 

 

 

 

 

 

 

 

 

 

Redevelopment Area #2 
Description:  Manchester at Old State (115 ac.); industrial/commercial 

Redevelopment project: target light industrial, office or retail (jobs in communication, IT, healthcare); 
potentially willing to accept junior/big box retail based on high household income; requires assistance 
to remediate extreme topography along Manchester 

 

 

 

 

 

 

 

 

 

 

 

  

(CC) Work with property owners and MODOT to consolidate lots and redraw existing curb cuts to 
better facilitate comprehensive planning and redevelopment opportunities for larger projects 

(DEV) Site poorly located (not situated at corner intersection) with inadequate access (current access is 
limited with no curb cut); property not suited for retail; access too difficult for regular retail, but 
good location for additional storage; site accessibility made greater with extension of Truman 
access road and creation of ingress/egress onto Manchester across median 

(DEV) Land too expensive for current use but not suited for anything else; moving stoplight at Strecker 
could attract additional housing; potential for senior living/retirement center and medical 
continuum of care 

(DEV) Requires subsidy assistance and voluntary purchase from seller; possible TIF assistance; TDD/CID 
less likely given that area is not likely site for retail 

(CC) Expand industrial/office park campus around Bussmann Cooper Fuse 

(CC) Attract manufacturing/industrial uses to fill vacancies; maintain industrial uses west of Old State 
Rd. and offices east of Old State Rd.; potential location for indoor sports facility 

(DEV) Potential for small retail commercial on Manchester Rd. frontage; would need enough frontage and 
depth for successful project; Bussmann Cooper would need to sell frontage to developer at price 
that would allow new development, given topographic considerations 

(DEV) Capacity for much larger development if Bussmann Cooper would sell property, at a reasonable 
price, and utilize adjacent undeveloped property.  

(DEV) Site requires excessive grading, given extreme topography at Manchester Rd. frontage; belief that 
small development would probably not receive incentives from City to address topography, but if 
enough land could be controlled, potential for larger project 

(DEV) Potential for more of owner-occupied industrial businesses throughout remainder of the site; 
possibility of multi-family residential on southernmost parcel (would need low land cost) 
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Redevelopment Area #3 
Description:  Manchester at Clarkson three quadrants (73 ac.); commercial mixed-use 

Redevelopment project:  target mixed-use Town Center development with commercial (retail and 
office) and residential for three corners of intersection (not including northeast); attract employers, 
residents and retailers; tie commercial uses into neighborhoods and parks and encourage desirable 
pedestrian-friendly atmosphere; develop vacant car dealerships and fill vacancies 

 

  
(CC) Carefully study the project area boundary on southwest corner; solicit master developer (likely need 

25-30 acres for master developer); Council will not want to incentivize any additional depth 
needed beyond that now available 

(CC) Create distinct identity of for each of four corners at Manchester/Clarkson intersection; explore 
connection or pedestrian overpasses between retail uses at commercial intersections in the City 

(CC) Create a pedestrian-friendly mixed-use Town Center using all four corners of intersection with 
shops, offices, apartments, new municipal center and community meeting space/ town square; 
attract small footprint project to generate initial funding and attract attention to the corner; any 
anchor at the center of the community needs to be a job creator; keep Lukas Liquor as key tenant 

(CC) Recognize that area is for convenience, not comparison, shopping/retail; solicit regional 
entertainment services, such as upscale movie theater, major entertainment, or similar anchor that 
would draw visitors, and expand market outside of convenience services; solicit retail unique to 
market 

(CC) Explore usage of Clarkchester apartments in larger development idea on southwest corner; 
(opposed to displacing existing City residents, if specifically owner-occupied properties); maintain 
apartments as land use buffer between commercial and residential properties 

(CC) Attract users at southwest corner that utilize entire frontage and don’t compete with abutting 
communities; enforce fee schedule for piecemeal development utilizing available frontage at 
southwest corner of intersection; use fees to purchase rear of properties behind frontage to pursue 
City’s vision; do not wait for large master developer to develop entire frontage at once; restrict 
use/area dedicated to easements (for roads and utilities) behind immediate frontage that would 
constrain property depth/development potential 

(CC) Relocate nursery on Clarkson and assemble property at northwest corner for (re)development 

(CC) Take advantage of form-based code zoning standards successfully used by Wildwood and St. 
Charles to replicate similar development patterns; work with developers asking for assistance to 
provide assistance through zoning incentives 

(CC) Utilize CID/TDD for development financing at corner; consider TIF assistance, but only after Town 
Hall contribution and vote of City’s electorate 

(EDC) Make entire southwest corner available for redevelopment, including AT&T and QuikTrip; work 
with AT&T and QuikTrip to develop frontage and address depth behind properties 

(EDC) Attract mixed-use Town Center at southwest corner, including retail sales tax generators, 
recreational activities and reserved open space; or big box retail development to maximize sales 
tax 

(EDC) Work to incentivize retailers to offset economy and consumer spending problems; do not make big 
box store like Walmart the center of new master development  

(EDC) Increase enforcement of City Zoning and Subdivision regulations (including signage codes); 
develop form-based code supplemental to existing standards to regulate new development and 
encourage connectivity, sense of community and emphasis on pedestrian-friendly 
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(DEV) Frontage on southwest corner is most valuable piece; remainder becomes much less attractive 
without frontage; lack of frontage will impact ability to do Town Center, given total acreage and 
location that will remain following QuikTrip project; could do major retail if could control 16-20 
acres; have to use property depth (e.g. Clarkchester apartments) for some aspects of overall 
development 

(DEV) Town Center not suitable at this location; land cost, construction and parking space costs too high 
(specifically for structured parking built into mixed-use development); requires Walmart or similar 
sales tax generator to provide public-side revenues to push project; huge cost required to support 
office and residential in Town Center; need retail tax revenue to offset costs of the Town Center 
idea 

(DEV) Manchester Highlands and Chesterfield Valley attract the major retail dollars in the region; retail 
demand here not sufficient enough to offset required cost for Town Center development; land cost 
at Manchester Highlands was low enough to enable open suburban Town Center 

(DEV) Some retail could develop with QT situated at corner, but if developed, it would prohibit Town 
Center and other destination retail, and so makes development of remainder more problematic; 
would eliminate chances for major sales tax generator; existing AT&T store can be worked into 
master development plan; apartment community could be compatible with QT at the corner, but not 
if structured parking needed/required 

(DEV) Professional offices are too expensive to build and maintain, but could attract medical offices; 
operating costs will prohibit standard office space and small/unique boutique retail users 

(DEV) Fragmented ownership throughout makes land hard to acquire for one redevelopment project; 
challenge to get market rents from smaller retail shops, established by existing local strip centers 

(DEV) Non-revenue producing open space required for community-based amenities would not generate 
sufficient revenue required for cost of land purchase; land and infrastructure costs are too high at 
this location for an infill community retail center 

(DEV) Likely will attract more mid-tier retail and drive-thru fast food, with potential for slightly higher end 
restaurants and luxury movie theaters (potentially 20,000 sq. ft. of strip retail) 

(DEV) Land overpriced for residential; current market rate apartment rents on Manchester are too low to 
merit new multi-family development, and question if quality rental market will move this far south 
on Clarkson 

(DEV) Development would need property depth and storm water retention area, which may require taking 
of condos to the south; could use property with depth for detention pond 

(DEV) Requires form-based architectural standards to set required characteristics of the form of the 
Area’s buildings, and then invite development community through RFP process 

(DEV) Requires incentives for cross easements to produce interior roadway(s) and new stoplights; 
extent/density of development still dependent on amount of land and depth available; recommend 
new signalization west of Clarkson to slow traffic and access new development 

(DEV) Potential for expanding Redevelopment Area to include property north of Manchester west to Weis 
for additional Town Center opportunity, but too many owners, and impact on schools in property 
tax portion of TIF needed for land assembly/project construction  
 

(DEV) Unlikely to utilize TIF because of reaction to perceived impact on affected taxing districts; so likely 
that redevelopment will require lengthy tax abatement term, and sales tax (CID or TDD) to make 
investment worth it 

 (DEV) Unlikely to utilize TIF because Sansone experience, City political situation, impact on project timing 
if have to use eminent domain (condemnation and award processes) and cost (award amount) 
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Economic Development Summary Report 
City of Ellisville, Missouri 
 
 
Redevelopment Area #4 
Description:  Clayton at Clarkson southeast quadrant (8 ac.); commercial 

Redevelopment project:  complement the rest of the high volume intersection, including Fountain at the 
Plaza, St. John’s Mercy and the Dierberg’s/Walgreen’s center; utilize available incentives to assist 
property owners; target office and retail uses 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
Redevelopment Area #5 
Description:  Manchester between Vesper and Mar El Court (36 ac.); commercial 

Redevelopment project:  develop vacant lots and fill/redevelop vacant buildings; prime candidate for 
TIF, Chapter 353, and/or CID/TDD; target retail commercial tax generating land uses 

 

 

 

 

 

 

 

 

 

 

 

 

(CC) Create pedestrian overpass to link northeast and southeast corners of intersection 

(CC) Incorporate Dierberg’s plaza at southeast corner into Town Center and Entertainment District 

(EDC) Utilize existing “town centers” at Fountain at the Plaza and Clayton/Clarkson plaza (shopping, 
dining, entertainment, fitness, medium density residential); do not need new Town Center 

(EDC) Connect existing Fountain at the Plaza and Clayton/Clarkson plaza with Manchester/Clarkson; 
work with MODOT and St. Louis County; increase walkability on major arterials throughout the 
entire intersection; create pedestrian overpasses and crosswalks to connect residents and business 
owners with commercial, recreational and health care amenities 

(DEV) Attractive location that needs to be redeveloped; pursue mixed-use commercial (office and retail) 
to complement Fountain at the Plaza and Dierberg’s plaza; would require detention pond 

(DEV) This is the City’s Town Center, as part of complementary activities already existing at other three 
corners of the Clayton/Clarkson intersection 

(DEV) Potential for neighborhood community center; would need to buy, tear down and build new; 
currently built out, so would need to expand boundary to south, but difficult with abutting 
residences 

(DEV) Requires TIF or CID/TDD incentive for significant redevelopment to happen here; Fountain at the 
Plaza has created a base of entertainment and draw to the intersection (focus on LifeTime Fitness) 

(CC) Attract new anchors for specific available developable sites on Manchester Rd., including both Best 
Buy and Stivers locations; attract more medical/professional offices at these locations 

(CC) Aggregate properties along Manchester to convert neighborhoods fronting onto Manchester into 
larger commercial (re)development sites  

(EDC) Remove residences from commercial areas and businesses from residential areas; designate specific 
land use areas in the City 

(DEV) Location is mid-block and common perception is that this portion is mainly for auto dealers; 
location will not attract same users as Manchester Highlands or Chesterfield Valley; would need 
stoplight in front of property to stop traffic and attract users 

(DEV) Area is not a regional site and does not bring sufficient traffic flow; possible potential for small 
grocery market for going home traffic; otherwise small neighborhood retailer like Ace Hardware; 
area still resembles older activity on Manchester Rd.; best course is upscale strip retail center; 
revenues from TIF/CID/TDD likely needed to assemble entire Area 
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Economic Development Summary Report 
City of Ellisville, Missouri 
 
 
 

 

 

 

 

 

 

 

 

 

 
 

Redevelopment Area #6 (newly identified by the City – 2014) 

Description:  Manchester west of Strecker to City limit (37 ac.); commercial mixed-use 

Redevelopment project:  develop vacant lots and fill/redevelop vacant buildings; target office, retail 
and destination uses 

 

 

 

 

 

 

 

 

 

 

 

 

  

(DEV) Residences behind commercial property south of Manchester required to create adequate depth for 
redevelopment; potential for big box retailing with outparcels and multi-family residential behind if 
traffic can be stopped; the need for detention pond and MSD sewer rules and regulations makes 
larger development here somewhat problematic 

(DEV) Any redevelopment requires majority ownership and control of large number of parcels; existing 
site will not get any new, or major, retailers into this market; have to talk to largest land owners in 
the Redevelopment Area and determine who can aggregate most of the site for development 

(DEV) Requires form-based architectural standards to set required characteristics and then invite 
development community through RFP process 

(DEV) Property owners asking for too much in land cost compared to previous retail users; site may 
support a discount retail store, if developer/user gets in at the right time for the right price; if not 
will need CID and TDD for land assembly and other costs 

(CC) Find users for a combination goods, services and entertainment center at vacant Infield facility to 
make part-time visits into more full-time experiences 

(CC) Increase skilled nursing facilities (including potential new location at vacant Infield facility) 
(CC) Remediate flooding concerns and develop new residences at old Public Works facility 
(DEV) Restricted access, extreme topography and limited visibility all issues for (re)development; would 

be able to build on hills but run-off problems would have to be solved 
(DEV) Would need 15 acres squared off to do anything, including properties not currently available 
(DEV) Potential for senior living apartments; not suitable for retail (maybe some type of showroom) 
(DEV) City Hall could relocate here and free up its existing location for better redevelopment opportunity; 

would have to then likely include adjacent properties 
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Economic Development Summary Report 
City of Ellisville, Missouri 
 
 

PROGRAMS AND INCENTIVES 
As part of our efforts in our Summary Report, we have also researched economic development 
programs and incentives the City may use in order to achieve its economic development goals and 
objectives outlined in the previous Section; many of which had been identified in our discussions with 
members of City Council, the Economic Development Commission or the Developers.   

Information concerning how such programs and incentives are created, how the programs/incentives 
generate revenue, the types of revenue that are generated by the programs/incentives, the activities 
that these revenues can pay for, and how such programs/incentives are administered, is included in 
the outline below. 

 

 

 

 

 

 

 

 

 

 

 

 

Tax Increment Financing, commonly referred to as “TIF”, is presented in the Real Property Tax 
Increment Allocation Redevelopment Act (RSMo. Section 99.800 et seq., the “TIF Act”). 

How a TIF is Created 

In order for a TIF to be created:  

(i) the City must create a TIF commission comprised of representatives of all taxing districts 
taxing property within the proposed “TIF Area” (or “redevelopment area”);  

(ii) a redevelopment plan, including a description of the redevelopment area and the 
redevelopment project(s) therein, must be completed;  

(iii) a cost-benefit analysis showing the economic impact of the redevelopment plan on each 
taxing district within the redevelopment area must be prepared;  

(iv) a TIF commission must hold a public hearing and make a recommendation to the City 
pertaining to the redevelopment plan, the redevelopment project(s), and the redevelopment 
area; and  

(v) the City must adopt an ordinance approving the redevelopment plan, the redevelopment 
project(s) and the designation of the redevelopment area.   

Missouri Court decisions have determined that there must be one (or more) actual redevelopment 
projects, essentially “ready to go” in the redevelopment area at the time the City creates the TIF. 

  

1. Tax Increment Financing (“TIF”) 

2. Community Improvement District (“CID”) 

3. Transportation Development District (“TDD”) 

4. Neighborhood Improvement District (“NID”) 

5. Sales Tax Rebate Agreements 

6. Local-Option Economic Development Sales Tax (“ED Sales Tax”) 

7. Chapter 353 (Urban Corporations Law) 

8. Chapter 100 (Industrial Development Bonds) 

 

EDR 
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How TIF Revenue is Generated 

Incremental Property Taxes 

When a TIF plan is adopted, the total of all assessed value of real property in the redevelopment 
area is determined by St. Louis County, and such assessed value is, then, the “base value” for all 
subsequent calculations.  As a redevelopment area is (re)developed, the assessed value of real 
property in the redevelopment area increases above the base value.  Annually, by applying the then 
current tax rate of all affected taxing districts within the redevelopment area to such increase in 
assessed valuation the “tax increment” is calculated.  These tax increments, referred to as “payments 
in lieu of taxes” or “PILOTS”, are paid by the property owner in the same manner as regular 
property taxes.  The PILOTS (minus those taxes not allocated to TIF, including for the State of Missouri) 
are transferred by the County to the City and deposited in a separate account referred to as a 
“special allocation fund”, to be used in the manner described in the redevelopment plan. 

Sales Taxes   

Similarly, when a TIF plan is adopted, the amounts of each City, county and special district (TDD or 
CID) sales tax revenue generated within the redevelopment area in the calendar year prior that of 
the creation of the redevelopment area is determined (by the respective level of government) as the 
“base level” for each such tax.  As property is (re)developed, additional sales taxes may be 
generated above these base levels.   On an annual basis, once these additional, or incremental, sales 
taxes are created, the city, county and special districts transfer 50% of all such incremental sales tax 
revenues, referred to as “economic activity taxes” or “EATS”, to the City treasurer for deposit into the 
special allocation fund (minus those taxes not allocated to TIF, including public transportation taxes).  
These EATS are also used in the manner described in the redevelopment plan. 

What TIF Revenue Can be Used For 

All or a portion of the money in the special tax allocation fund (both PILOTS and EATS) can then be 
used to pay for “redevelopment project costs". 

With respect to “redevelopment project costs”, the TIF Act defines such costs as including “the sum total 
of all reasonable or necessary costs incurred or estimated to be incurred, and any such costs incidental 
to a redevelopment plan or redevelopment project, as applicable”. Such costs include, but are not 
limited to, the following: 

(i) Costs of studies, surveys, plans, and specifications; 
(ii) Professional service costs, such as financial advisory fees, bond counsel fees and planning 

expenses, subject to certain limitations as provided in the TIF Act;  
(iii) Land acquisition and demolition costs;  
(iv) costs of rehabilitating and repairing existing buildings;  
(v) initial costs for an economic development area;  
(vi) costs of constructing public works or improvements, such as street lighting, repairs or parking;  
(vii) financing costs, including bond issuance costs, capitalized interest and reasonable reserves;  
(viii) capital costs incurred by any taxing jurisdiction as a direct result of the project; 
(ix) relocation costs; and, 
(x) payments in lieu of taxes. 

How TIF Revenue is Used 

For each redevelopment project, the City will negotiate one or more agreements with a developer, or 
developers, who will undertake the redevelopment project(s) identified in the redevelopment plan.  
These agreements provide a certain amount, or percentage, of the TIF revenues generated annually 
to the developer, or the developer’s lender, or to bond holders to pay (or repay) them for all or a 
portion of the redevelopment project costs of the redevelopment project. 

EDR 
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The City may retain a certain dollar amount, or percentage of the TIF revenues, to pay for (or repay 
itself for) certain redevelopment project costs (such as the costs of creating the TIF); and may use TIF 
revenues to pay for certain other costs (usually, if done in this manner, for “public works and 
improvements”). 

How a TIF is Administered 

The TIF is administered by the City, which creates the special allocation fund into which the TIF 
revenues are deposited.  PILOTS are calculated and collected by St. Louis County and distributed by 
the County to the City as such monies become available; depending on the specific sales tax, EATS 
are calculated by the County, or by the City, and are distributed on a monthly basis.  Both PILOTS 
and EATS are then deposited in the special allocation fund. 

The City is responsible for completing, annually, a report concerning the status of each redevelopment 
plan and redevelopment project, which is then submitted to the Director of the Missouri Department of 
Economic Development.   Should the City not comply with the reporting requirements contained in the 
annual report, it is prohibited from implementing any new tax increment financing project for a period 
of no less than five years. 

 

 

A Community Improvement District (“CID”) may be created by the City for the purpose of 
financing a wide range of improvements or services, as authorized by the Community Improvement 
District Act (RSMo. Section 67.1401 et seq., the “CID Act”). 

How a CID is Created 

A CID is created by filing a petition signed by property owners that: (i) collectively own at least 50% 
of the assessed value of the real property within the proposed CID; and (ii) make up more than 50% 
per capita of all owners of real property within the proposed CID.  The petition must include a five-
year plan that describes the purposes of the proposed CID, the services such District will provide, the 
improvements it will make and an estimate of the costs of the identified project(s).  Once filed, the 
City Council holds a public hearing and may approve the creation of the proposed CID by ordinance. 

How CID Revenue is Generated 

If the CID is organized as a “political subdivision”, it can raise revenues through: 

(i) levy of a special assessment (to fund improvements that specifically benefit properties within 
the CID); 

(ii) levy of a real property tax assessment (to fund improvements that specifically benefit 
properties within the CID); or 

(iii) levy of a sales and use tax (levied on general merchandise at 0.25% increments up to a 
maximum 1.0%). 

If the CID is organized as a “nonprofit corporation”, it can raise revenues thorough: 

(i) levy of a special assessment (to fund improvements that specifically benefit properties within 
the CID). 

What CID Revenue Can be Used For 

Either type of CID may fund, provide, or contract to provide, a variety of public improvements or 
services, including, but not limited to:  

(i) pedestrian or shopping malls and plazas; 
(ii) parks, lawns, trees and any other landscape; 
(iii) convention centers and meeting facilities; 

EDR 
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(iv) sidewalks, streets, alleys, bridges, tunnels, traffic signals, utilities, drainage, water, storm and 

sewer systems; 
(v) parking lots, garages or other facilities;  
(vi) lakes and waterways;  
(vii) streetscape, lighting, benches or other seating furniture, trash receptacles, walls and barriers;  
(viii) bus stops, rest rooms and kiosks;  
(ix) sculptures and fountains;  
(x) security personnel and equipment;  
(xi) tourism, recreational or cultural activities, including advertising and promotion;  
(xii) training programs; and  
(xiii) other economic, planning or marketing studies. 

If the CID has been found to be a “blighted area” (as found either under the CID Act, the TIF Act or 
the 353 Law), a CID revenues may also, then, pay for the demolition, and removal, renovation, 
reconstruction or rehabilitation of any building or structure with the CID owned by a private party.   

How CID Revenue is Used 

For each project, the CID may negotiate one or more agreements with a developer, or developers, 
who will undertake the redevelopment project(s) identified in the CID Petition.  These agreements 
provide a certain amount, or percentage, of the CID revenues generated annually to the developer, 
or the developer’s lender, or to bond holders to pay (or repay) them for all or a portion of the 
redevelopment project costs of the redevelopment project. 

The CID may retain a certain dollar amount, or percentage of the CID revenues, to pay for (or repay 
itself for) certain project costs (such as the costs of creating the CID); and may use CID revenues to pay 
for certain other costs enumerated above. 

How a CID is Administered 

CID sales tax revenues are collected by the Missouri Department of Revenue, in the course of its 
collection of all sales taxes.  CID real property tax revenues are collected by the County Collector of 
Revenue, in the same manner as other real property taxes are collected.  Each month, both the 
Department and the County send the revenues to the CID (less any collection fees) to then be used in 
accordance with activities outlined in the CID Petition. 

A CID is administered by a board of directors consisting of at least five but not more than 30 
directors, each of whom is either an owner of real property or of a business operating within the CID, 
or a registered voter residing within the CID.  The CID Board of Directors submits an annual budget to 
the City Council no less than 90 days prior to the first day of the City’s fiscal year.  The CID Board of 
Directors must also adopt and submit to the City Clerk, and the Missouri Department of Economic 
Development, an annual report no more than 120 days after the end of the City’s fiscal year, stating 
the services provided, revenues collected and expenditures made during the fiscal year.  

 

 

A Transportation Development District (“TDD”) is a separate political subdivision that may be 
created to fund, promote, plan, design, construct, improve, maintain and operate one or more 
transportation-related projects or to assist in such activity, as authorized by the Missouri 
Transportation Development District Act (RSMo. Section 238.200 et seq., the “TDD Act”).   

How a TDD is Created 

A TDD may be created by petition of:  

(i) at least 50 registered voters within the proposed TDD;  
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(ii) if there are no registered voters within the TDD, the owners of all real property located within 
the proposed TDD; or  

(iii) the governing body of any local transportation authority in which a proposed project may be 
located.   

In addition, two or more local transportation authorities may adopt resolutions calling for the joint 
establishment of a district and then file a petition requesting its creation.  In all cases, the petition is 
filed in the circuit court of the county in which the proposed project is to be located.  Once the petition 
is filed, the circuit court will certify the petition for voter approval by the “qualified voters” within the 
boundaries of the proposed TDD.  A “qualified voter” is: (i) any registered voter residing within the 
proposed TDD; or (ii) if no persons eligible to be registered voters reside within the proposed TDD, 
the owners of real property located within the proposed TDD.   

How TDD Revenue is Generated 

Once created, a TDD can assist in the financing of a project through:   

(i) levy of a special assessment (to fund improvements that specifically benefit properties within 
the TDD); 

(ii) levy of a property tax (in an amount not to exceed $0.10 per $100 of assessed valuation);  
(iii) levy of a sales and use tax (levied on general merchandise at 0.25% increments up to a 

maximum 1.0%); or,  
(iv) tolls and fees for use of the TDD’s Project.   

What TDD Revenue Can be Used For 

A TDD can finance any transportation-related Project (as that term is defined in the TDD Act), 
including, but not limited to, any bridge, street, road, highway, access road, intersection, signing, 
signalization, parking lot, bus stop, station, garage, shelter, light rail, or other mass transit and any 
similar or related improvement or infrastructure.  However, before construction or funding of any 
project, a TDD is required to submit the proposed project, together with the proposed plans and 
specifications, to the Missouri Highways and Transportation Commission and/or the local 
transportation authority for their prior approval.  A “local transportation authority” is a county, city, 
town, village, county highway commission, special road district, interstate compact agency, or any 
local public authority or political subdivision having jurisdiction over any bridge, street, highway, dock, 
wharf, ferry, lake or river port, airport, railroad, light rail or other transit improvement or service. 

How the TDD Revenues are Used 

For each Project, the TDD may negotiate one or more agreements with a developer, or developers, 
who will undertake the redevelopment projects identified in the TDD Petition.  A TDD may also issue 
bonds, notes and other obligations and may secure its obligations by mortgage, pledge, assignment 
or deed of trust of any or all of the property and income of the district.  Each month, the Department 
of Revenue sends the revenues of the TDD (less any collection fees) to be deposited in a special trust 
fund and used in accordance with activities outlined in the TDD Petition. 

How a TDD is Administered 

TDD sales tax revenues are collected by the Missouri Department of Revenue, in the course of its 
collection of all sales taxes.  TDD real property tax revenues are collected by the County Collector of 
Revenue, in the same manner as other real property taxes are collected.  Each month, both the 
Department and the County send the revenues to the TDD (less any collection fees) to then be used in 
accordance with activities outlined in the TDD Petition. 

A TDD is governed by a board of directors consisting of at least five but not more than 15 directors.  
Each director must be either a registered voter residing within the TDD or an owner of real property 
within the TDD. 

EDR 
Economic Development Resources 

Page 19 



Economic Development Summary Report 
City of Ellisville, Missouri 
 
 
A Neighborhood Improvement District (“NID”) may be created in an area desiring certain 
public-use improvements that are paid for by special tax assessments to property owners in the area 
to which the improvements are made, as authorized by the Missouri Neighborhood Improvement 
District Act (RSMo. Section 67.453 et seq., the “NID Act”).   

How a NID is Created 

A NID may be established in one of two ways:  

(i) by a petition of at least two-thirds of the owners of record of all of the real property located 
within the proposed NID requesting that the City approve the NID; or, 

(ii) by the City’s submission of a question to all qualified voters residing within the proposed NID 
at a general or special election called for that purpose, which must be approved by the 
requisite percentage of votes required for the City to issue any other general obligation debt. 

How NID Revenue is Generated 

A NID is financed by general obligation bonds and temporary notes issued by the City. A NID can be 
established anywhere; there is no requirement that a NID contain any conditions of blight. To pay for 
the public improvements, the City levies assessments that are above existing property or sales taxes 
imposed.  While the property owners are primarily responsible for payment of the costs of the public 
improvements, the City carries its share of the burden as well. If the property owners fail to pay their 
assessments, the City is ultimately responsible to the bondholders, although the delinquent assessments 
constitute liens on the property and, as such, the City has some recourse against the property owners. 
Other local taxing districts (such as schools and fire) have no affect or impact from a NID, even though 
they may receive an increase in tax revenues attributable to the public improvements. 

What NID Revenue Can be Used For 

NID revenues can be used to pay for any one or more public facilities or improvements which confer a 
benefit on property within the NID, including streets, street lighting, parks and recreational facilities, 
sidewalks, utility service connections, sewer and storm water systems, flood control works, off-street 
parking structures, bridges, overpasses, tunnels, and any other public facilities or improvements 
deemed necessary by City Council. The NID Act also allows certain incidental costs to be financed, 
such as land acquisition and engineering, legal, and financing fees and costs. 

How NID Revenue is Used 

Notes or general obligation bonds may be issued by the City to pay for any one or more public 
facilities or improvements noted above. 

Administration of the NID 

After the adoption of the ordinance or resolution imposing the special assessments, the city clerk shall 
mail a notice to each property owner within the NID which sets forth a description of each parcel of 
real property to be assessed, the special assessment assigned to such property, and a statement that 
the property owner may pay such assessment in full, together with interest accrued thereon from the 
effective date of such ordinance or resolution, on or before a specified date determined by the 
effective date of the ordinance or resolution, or may pay such assessment in annual installments as 
provided in subsection 4 of this section. Special assessments shall be collected and paid over to the 
city treasurer in the same manner as real property taxes of the City are collected and paid. 
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Sales Tax Rebate Agreements (RSMo. Section 70.220 et seq.) enable the City to contract with 
any other political subdivision, private person or firm for the “planning, development, construction, 
acquisition or operation of any public improvement or facility”. 

How to Create a Sales Tax Rebate Agreement 

The Missouri Constitution generally requires voter approval if a political subdivision pledges tax 
revenue to the repayment of indebtedness that lasts for more than one year. Therefore, sales tax 
rebate agreements specifically provide that the political subdivision’s obligation is from year-to-year 
only, and is subject to annual appropriation by the City Council.  Since the City is obligating only its 
funds (not the funds of any other political subdivision), no public hearing or consultation with other 
political subdivisions is required.  

How Sales Tax Rebate Agreement Revenues are Generated 

The City enters into an agreement (commonly referred to as a “sales tax rebate agreement” or 
“development agreement”) with a private person, firm, business or developer, where the entity agrees 
to fund the costs of certain public improvements.  The City agrees to reimburse the owner for the cost 
of those improvements, with interest at an agreed-upon taxable interest rate, from those incremental 
sales taxes generated by the project.  The owner generally agrees to be paid solely from those 
incremental sales taxes, and not from any other funds of the City. 

Many retail developments require the installation of public improvements (roads, traffic signals and 
utilities) to accommodate the development.  Under a sales tax rebate agreement, the developer 
agrees to advance the costs of the public improvements.  The City agrees to reimburse the developer 
for such costs, with interest, over a specified period of time.  The agreement provides that a portion of 
the additional sales tax revenues generated from the development will be used to reimburse the cost 
of the public improvements. 

 

 

Local Option Economic Development Sales Tax (“ED Sales Tax”) allows the City to impose 
a City-wide supplemental sales tax, subject to voter approval, dedicated exclusively for certain 
economic development initiatives in the community, as authorized by RSMo. Section 67.1305 et seq. 

How an ED Sales Tax is Created 

An ED Sales Tax may be levied, subject to voter approval, at a rate of up to one-half of one percent 
(0.5%) by the City.  The ED Sales Tax may not be imposed by the City without majority approval by 
voters of the City in a citywide, county or state general, primary or special election proposing to 
authorize the City to impose the ED Sales Tax.  If the majority of the votes cast by the qualified voters 
voting thereon are in favor of the question, the sales tax will become effective on the first day of the 
second calendar quarter following the election.  If not approved by the voters, a new proposal for an 
ED Sales Tax may not be resubmitted to the voters for 12 months. 

How ED Sales Tax Revenue is Generated 

The voter-approved tax of not more than 0.5% is charged on all retail sales made in the City that are 
subject to sales taxes under RSMo. Chapter 144.  This tax is in addition to all other sales taxes 
imposed by law. 

All ED Sales Tax revenue collected by the director of revenue (less any collection fees), shall be 
deposited into a special trust fund by the City, to be known as the "Local Option Economic 
Development Sales Tax Trust Fund". 
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What ED Sales Tax Revenue Can be Used For 

The use of ED Sales Tax revenue is subject to several restrictions: 

(i) ED Sales Tax revenue may not be used for any retail development project, except for the 
redevelopment of downtown areas or historic districts; 

(ii) At least twenty percent (20%) of the revenue must be used for projects directly related to 
long-term economic development preparation, including but not limited to the following: (a) 
acquisition of land; (b) installation of infrastructure for industrial or business parks; (c) 
improvement of water and wastewater treatment capacity; (d) extension of streets; and (e) 
providing matching dollars for state or federal grants;  

(iii) Remaining revenue may be used for, but is not limited to, the following: (a) marketing; (b) 
providing grants and low-interest loans to companies for job training, equipment acquisition, 
site development and infrastructure; (c) training programs to prepare workers for advanced 
technologies and high skill jobs; (d) legal and accounting expenses directly associated with the 
economic development planning and preparation process; and, (e) developing value-added 
and export opportunities for Missouri agricultural products; 

(iv) Not more than 25% of ED Sales Tax revenue may be used annually for administrative 
purposes, including staff and facility costs; 

(v) ED Sales Tax is not captured by tax increment financing (TIF), where applicable; and, 
(vi) ED Sales Tax revenue may not be used for the purposes of an overlapping TIF, NID, CID or 

TDD, unless recommended by the Economic Development Sales Tax Board and approved by 
City Council. 

How an ED Sales Tax is Administered 

Upon voter approval, City Council must create an Economic Development Tax Board (the “Board”) to 
oversee project proposals, construction activities, and distribution of ED Sales Tax revenue and to 
prepare required annual reports.  The members of the Board are appointed by City Council and by 
the school district(s) included within any economic development plan area funded by the ED Sales Tax. 

The Board and City Council must compile an annual report on the use of the ED Sales Tax revenue and 
the progress of any economic development plan, economic development project or the designation of 
the economic development area.  Additionally, the Board must submit an annual report to the Joint 
Committee on Economic Development that includes the information for each project funded, including, 
but not limited to:  

(i) primary economic goals;  
(ii) total amount of ED Sales Tax revenue received in the previous calendar year; and  
(iii) total expenditures in the previous calendar year by category. 

The Director of Revenue shall keep accurate records of the amount of money in the trust fund and 
which was collected by the City, and the records shall be open for inspection.  Each month, the 
Director of Revenue distributes all moneys deposited in the trust fund during the preceding month to 
the City.  Such funds shall be deposited with the City, and all expenditures of funds arising from the 
ED Sales Tax trust fund shall be used in accordance with the provisions above. 
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Chapter 353 (RSMo. Chapter 353 et seq., the Urban Redevelopment Corporations Law) provides 
real property tax abatement to encourage the redevelopment of designated “blighted areas”. 

How a Chapter 353 Corporation is Created 

Following:  

(i) the creation of a redevelopment plan describing the project and proposed abatement;  
(ii) a tax impact statement being sent to each taxing district within the boundaries of a proposed 

redevelopment area;  
(iii) a public hearing; and, 
(iv) approval of the redevelopment plan by the City Council, 

an Urban Redevelopment Corporation can be created under the general corporation laws of Missouri 
(i.e. articles of incorporation being filed with the Secretary of State).  

How Chapter 353 Works 

Chapter 353 Corporations (“Corporation”) are entitled to receive various property tax abatements.  
To be eligible for the abatement, the Corporation must take title to the property to be redeveloped; 
the City has the power to exercise condemnation in this regard.   

As tax abatement is triggered on the day that the Corporation takes title to property, it is common for 
a Corporation to own property for a moment in time, and immediately transfer title back to the 
developer.  In this situation, the developer will assume all of the rights, duties and obligations of the 
Corporation in the property by contract, and will receive the tax abatement as the authorized 
successor to the Corporation. 

Tax abatement is negotiable between the Corporation and the City.  Abatement is available for up 
to 25 years;  in the first period of abatement, not to exceed 10 years:  

(i) 100% of the incremental increase in real property taxes on the land may be abated; and 
(ii) 100% of the real property taxes on all improvements may be abated.   

During the period of abatement, the property owner continues to pay real property taxes on the land 
in an amount equal to those assessed in the year before the Corporation took title.  During the next 
abatement period, not to exceed 15 years, at least 50% and up to 100% of the incremental real 
property taxes on all land and all improvements may be abated.  The individual periods of 
abatement and the total amount of the tax abatement are set by the City.  The Corporation may take 
title to lots, tracts or parcels of property within the redevelopment area in phases, to maximize the 
tax abatement during a phased project. 

PILOTS are paid on an annual basis to replace all or part of the real estate taxes that are abated.  
PILOTS are allocated to each taxing district according to their proportionate share of ad valorem 
property taxes. 

The Urban Redevelopment Corporation must carefully plan the point in time at which it takes title to 
real property to ensure that it maximizes the benefits of 353 tax abatement. The 25 years starts to 
run as soon as the Urban Redevelopment Corporation takes title. Unless the current improvements on 
the real property have a significant assessed value, the Urban Redevelopment Corporation should not 
take title to the real property until the improvements to be made under the redevelopment project are 
completed. Until that time, title to the real property may be held by a related entity. 
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Chapter 100 (RSMo. Chapter 100 et seq.), authorizes municipalities to issue Industrial Development 
Bonds (IDB’s) to finance industrial development projects for private corporations, partnerships or 
individuals. 

How Chapter 100 is Created 

When proposing a Chapter 100 project, The City Council must first approve the plan for the project 
by majority vote. The plan shall include the following information in regards to the proposed project: 

(i) description of the project;  
(ii) an estimate of the cost of the project;  
(iii) a statement of the source of funds to be expended for the project;  
(iv) a statement of the terms upon which the facilities to be provided by the project are to be 

leased or otherwise disposed of by the City; and, 
(v) such other information necessary to meet the requirements of Chapter 100. 

IDB’s issued by the City do not require voter approval, and may be issued as tax-exempt or non-tax-
exempt. It is upon the issuance of taxable Chapter 100 IDB’s that local ad valorem taxes on bond-
financed property may be abated, which the City may offer to new industrial prospect companies. 

How Chapter 100 Works 

The City issues the IDB’s, and must maintain legal ownership of the property while the bonds are 
outstanding in order for the property to be eligible for tax abatement.  Full or partial abatement of 
real property or personal property tax on the project for up to the total period the IDB’s are 
outstanding.  The City and the company may determine partial tax abatement is desirable, and the 
company may agree to make “payments in lieu of taxes” to the City under a negotiable agreement. 
In a typical IDB transaction, the company will convey to the City fee simple title to the site on which the 
project will be located.  At the same time, the City will lease the project site, with all improvements 
thereon, back to the company pursuant to a lease agreement.  The lease agreement will require that 
the company, acting on behalf of the City, will use the proceeds of the IDB’s to purchase and construct 
the project. The company will make payments to the City in amounts that will be sufficient to pay 
principal and interest on the IDB’s as they become due. 

What Chapter 100 Can be Used For 

IDB’s from Chapter 100 are issued to finance various industrial projects, including:  

(i) costs of industrial plants, warehouses, distribution facilities;  
(ii) research and development facilities, office industries, services facilities providing interstate 

commerce;  
(iii) agricultural processing industries; and,  
(iv) land, buildings, fixtures and machinery in connection with the development project.   

Retail and services in intrastate commerce and others are not eligible. 

How Chapter 100 is Administered 

Prior the personal property being installed, the Department of Economic Development (DED) will 
approve a sales tax exemption to the company receiving IDB’s.  The company may purchase eligible 
personal property for resale, as the title will then be transferred to the City.  The company will be 
responsible for the payment of sales tax on purchases above the limit in the proposal, ineligible 
purchases, or the revenue generated by lease of ineligible personal property.  DED will produce an 
incentive proposal to qualifying projects, in which the exemption will be included. The proposal must 
be accepted by the company prior to any project announcements.  DED may issue approval based on 
the company and City portions of the Sales Tax Exemption, plus a copy of the resolution or ordinance 
authorizing the bond issuance.  After the personal property has been transferred to the City, bond 
documents and the lease agreement, DED will issue a certificate to the City (which must be retained). 
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