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I just think we should try very hard to think of other possible solutions
before going down the path of purchasing/owning a commercial office
building.
UNIVERSALLY AGREED!

I’ve heard this characterized as the City purchasing an office building
to use the parking.  But it is much more than that, multiple issues and
solutions.  Hopefully we can provide a broader context this evening.

The City has completed extensive due diligence.

At this juncture, we have a permanent funding mechanism (TIF), an
interim financing solution, an existing revenue generating facility that
meets current and potential future needs, which ultimately directly
benefit the City and its taxpaying residents.

Other solutions are possible, are much more costly, and/or consume
additional park land.



Awareness of the entire universe of needs at and around Central Park
and not attempting to address each project independently as that would
limit the City’s options to fund other needs:

• Aquatic Center
• Completion of 8 acre park expansion improvements
• Playground Replacement  (COMPLETED JUNE 2025)
• Grand “staircase” Entry
• Amphitheater
• Pickleball
• Additional Land Donation ( 3 ACRES Downtown Chesterfield)
• Community Space
• Timing of TIF revenues
• Loss of Community Garden
• Central Park access Road & Maint. bldg.
• Wildhorse Village Parking Structure
• YMCA and Library parking
• Development of adjacent parcel C-211



Chesterfield Comprehensive Plan

effort initiated January 2019
adopted September, 30, 2020

at least the 15th update to comp plan



Chesterfield Comprehensive Plan



Chesterfield Comprehensive  Plan



Goal 2: Provide Exceptional Parks,
Facilities, and Recreational Programming

• Objective 2: Continue to build out the eight acres recently
purchased in Central Park.

• Creating additional parking for the Chesterfield Amphitheater is
a key marker for this objective. Adding the 422 parking spaces
on the property makes progress on this objective and goal of the
strategic plan.

Chesterfield Strategic Plan
adopted in 2022



Chesterfield Strategic Plan











69%
Very important or
somewhat important



BACKGROUND AND
HISTORY



CENTRAL PARK SQUARE
SACHS PROPERTIES

2003

• NO VETERANS PLACE DR
• NO AMPHITHEATER

• NO LINEAR PARK
• NO AWAKENING

• NO PAVILION
• NO RESTROOMS

BUILDING A
5 STORY

BUILDING C
2 STORY

1 STORY
BLDG

1 STORY
BLDG

1 STORY
BLDG

1 STORY
BLDG

PARKING
GARAGE

SURF.
PARKING

SURF.
PARKING

PARKING
GARAGE



LAKE
AGREEMENT

2006
15 DIFFERENT
PROPERTIES

INVOLVED
FINANCIALLY
RESPONSIBLE



CENTRAL PARK SQUARE
MODIFIED AT CITY’S INITIATIVE

VETERANS PLACE
AMPHITHEATER
LINEAR PARK

PROPERTY SWAP
FUTURE SCULPTURE

FUTURE YMCA
PARKING GARAGE

THREE PARKING
GARAGES AND

MULTIPLE
SURFACE

PARKING LOTS

PASSAGE OF PROPOSITION P IN 2004



16150 MAIN CIRCLE
CONSTRUCTED

~2008

CENTRAL PARK
IMPROVEMENTS IN

PROGRESS



CENTRAL PARK
EXPANSION OPENED IN

MAY 2011

Chesterfield Amphitheater AND Other Central Park
amenities.  Streamwalks, Linear Park, Lake Trail,
Pedestrian Bridges, Gazebo, Veterans Honor Park,
The Awakening.

TASTE OF ST. LOUIS
OCTOBERFEST

COUNTRY MUSIC FESTIVAL
PEDAL THE CAUSE
ALZHEIMERS WALK
BACKSTOPALOOZA







CURRENT 8 acre
MASTER PLAN



PARKING
ISSUES



PARKING ISSUES
2010

Louis Sachs
parking issues

even with three garages
and surface lots planned

and available



July 10, 2018
PRA Committee

PARKING ISSUES
DIRECTED STAFF TO DO

PARKNG STUDY



February 11, 2019
PRA Committee

Agenda Item #7:  New Business

Councilmember Hurt discussed that the YMCA agreed to give us land if we build a structure for parking on it.
They envision a 3 level structure with the 1st level being reserved for YMCA members and the 2nd and 3rd levels
for city events.  The 2nd level would open to Veterans Memorial Parkway.  Director McCarthy proposed they
could have a park on top of the garage. Councilmember Ohley asked if we could get a grant for green space on
the top of the garage.  Director McCarthy stated that there was a possibility for a $500,000 grant in the future
from the Municipal Parks Grant program.

November 4, 2019
PRA Committee









Parking Structure Scenarios
October 2019

Scope
1. Identify sites near amphitheater for a potential parking

solution

2. Include criteria for each site for future feasibility study

3. Provide rough order of magnitude cost estimates for each
site

4. Analyze two options for each site:
- Cost efficiency (2 deck construction)
- Minimum parking capacity (at least 500 spaces)



Final Six Sites

1

2

3

4

5

6



East Side of YMCA

2

NET INCREASE
LOSE EXISTING PARKING
LIMITED FOOTPRINT

IF YOU BUILD A 200 SPACE
PARKING STRUCTURE,
YOU ONLY NET 100 NEW
SPACES

THAT DRIVES UP THE
COST PER ADDITIONAL
NET NEW PARKING SPACE



NE Corner of Lydia Hill & Parkway

3

NOW KNOWN AS
DEDICATION

PARCEL

SITE ACQUISITION
COST EST. $2.6 M



South of Lake 3

4

WILDHORSE VILLAGE
before there was a Wildhorse Village



North of Aquatic Center

5

PARCEL C-211 AND
CITY PROPERTY

REQUIRES BOTH LAND
ACQUISITION AND

CONSTRUCTION OF PARK
ROAD



Central Park Surface Parking
OVER EXISTING SURFACE LOT

6

NET INCREASE
LIMITED FOOTPRINT

IF YOU BUILD A 350 SPACE
PARKING STRUCTURE,
YOU ONLY NET 150 NEW
SPACES

THAT DRIVES UP THE
COST PER ADDITIONAL
NET NEW PARKING SPACE



Summary Table

1 2 3 4 5 6

CONSTRUCTION
COSTS ONLY

Two deck levels
up to $15 M
less parking

capacity
Y & CITY LOT DOESN’T NET

SUFFICIENT PARKING

Provide 500 spaces
~$15 M - $31 M

WILDHORSE VILLAGE & N OF
AQUATIC BEST OPTIONS



CONST. VALUE TO REPRODUCE EXIST. PKG AT 16150 MAIN CIRCLE
CURRENT SM WILSON CONSTRUCTION COST ESTIMATES:

DOES NOT INCLUDE:
LAND ACQUISITION 4.36 ACRES ~$4 MILLION (WHERE?)

SITE DEVELOPMENT EXPENSES
GRADING, UTILITIES, ROADS, LIGHTING, LANDSCAPING, STORMWATER

ENGINEERING/ARCHITECTURAL/SURVEYING
PERMITTING, GENERAL CONDITIONS/PROJECT MANAGEMENT

CONSTRUCTION COST ONLY ~$6 Million:
SURFACE PARKING SPOT:

STANDARD 9 X 18 $3,500 EACH
HANDICAP SPACE $3,900 EACH

COVERED PARKING SPOT $5,000 EACH

STRUCTURED, ELEVATED PARKING $35,000 EACH

ADJACENT 8 ACRES
7.48 ACRES PURCHASED

341,586 SQ. FT. PURCHASED
$6,900,000 PURCHASE COST
$922,460 PER ACRE
$20.20 PER SQ. FT.

$4,021,925 CALCULATED 4.36 ACRES UNIMPROVED LAND VALUE



RELATED
PROJECTS &

ISSUES



Wildhorse Village Parking

TAX INCREMENT FINANCING PROJECT

PROVIDE 300 PARKING SPACES
STRUCTURED AND SURFACE

DEVELOPMENT AGREEMENT
$25 MILLION REIMBURSEMENT

TIF PROJECT DEFINITION:





DONATION
PARCEL TO BE
ADDED INTO

CENTRAL PARK

GRAND
ENTRY

DOWNTOWN CHESTERFIELD



7.22 ACRES, WEST OF CENTRAL PARK
AND EAST OF LYDIA HILL

ZONED FOR 2 – 12 STORY
RESIDENTIAL TOWERS

142 RESIDENTIAL UNITS

* CHESTERFIELD PARK DRIVE





AQUATIC FACILITY  ~$20 Million

PROFESSIONAL SERVICES CONTRACT
RECOMMENDATION WAS FORWARDED TO PARKS,

RECREATION AND ARTS COMMITTEE
COMMITTEE HELD CONSIDERATION UNTIL THEIR NEXT MEETING

This contract provides for: Public Engagement, Programming
& concept plan development Financing alternatives

DESIGN AND PROGRAMMING ALTERNATIVES ARE DEPENDENT
ON THE PLANS FOR THE REST OF CENTRAL PARK

SCHEDULED TO CLOSE  FOR 2027 & 2028 SEASONS
IF TIMELY FUNDED, POTENTIALLY RE-OPEN 2028



CENTRAL
PARK

C-122
RESIDENTIAL

TOWERS

GRAND
ENTRY FROM
DOWNTOWN

DONATION
PARCEL16150 MAIN

CIRCLE

LIBRARY
RECONSTRUCTION



CONTEXT

CAPACITY ISSUES

FUTURE NEEDS

HOW DID THIS ALL START?



WILDHORSE VILLAGE
SPECIAL BUSINESS DISTRICT



DOWNTOWN CHESTERFIELD
SPECIAL BUSINESS DISTRICT



THE SPECIAL BUSINESS DISTRICTS  AND THE ASSOCIATED $2.5 - $3
BILLION OF DEVELOPMENT CREATES SUBSTANTIAL ADDITIONAL
DEMANDS ON PUBLIC SERIVCES, HENCE THE NEED TO GENERATE
THE REVENUE TO FUND THOSE SERVICES THROUGH THE SBD:

WITHIN THE NEXT ~5 – 10 YEARS, YOU SHOULD EXPECT TO ADD AT
LEAST 15 POLICE OFFICERS AND THAT IS JUST RELATED TO THE
TWO SPECIAL BUSINESS DISTRICTS.

THIS DOES NOT ADDRESS CHESTERFIELD VALLEY SECURITY
DEFICIENCIES, LAW ENFORCEMENT PRESENCE FOR OUR PARKS &
TRAILS, OR ADDITIONAL SCHOOL RESOURCE OFFICERS

IT TAKES 5 OFFICERS TO FILL ONE PATROL POSITION 24/7

THE TWO SPECIAL BUSINESS DISTRICTS ALSO CREATE DEMAND IN
PUBLIC WORKS, PARKS, AND FINANCE,  BUT WITH SUBSTANTIALLY
LESS IMPACT TO STAFFING. WHERE ARE THEY GOING TO GO?



CONDUCTED EXTENSIVE PROGRAMMING
FORECAST INITIAL AND FORECASTED CAPACITY, SPATIAL NEEDS FOR 2015

1999 Bond & Wolfe Architects hired to design City Hall



consumed original Parks office PD currently at 112 employees
consumed original EOC 100 COMMISSIONED OFFICERS
consumed original Planner of the Day office 15 OR MORE ADDITIONAL WITH SBD’S
consumed warehouse area for found property and large evidence storage

PD PROJECTED 85 EMPLOYEES IN 2015
CONSIDER THE ENVIRONMENT AND

STATE OF THE CITY IN 1999



CITY HALL PROGRAMMING
ORIGINAL STAFFING FORECAST FOR 2015

CITY HALL EMPLOYEES – 93

POLICE EMPLOYEES – 85 CURRENTLY AT 112
15 OR MORE COMING WITH SBD’S

• CITY HALL PROGRAMMING WAS DONE PRIOR TO
PASSAGE OF PROP P (PARKS) IN 2004

• FROM AN ADMINISTRATION STANDPOINT,
STAFFING AND CAPACITY IS FINE.

• PARKS ADMIN WAS DISPLACED, MOVED TO THE
PARKS MAINTENANCE FACILITY - CREATING
SIGNIFICANT CAPACITY ISSUES.

• FROM A LAW ENFORCEMENT STANDPOINT, WE’RE
BURSTING AT THE SEAMS AND IT IS GOING TO
GET DRAMATICALLY WORSE IN THE NEXT 5 – 10
YEARS.

MANAGING TODAY, BUT  THE BUILDING JUST
WASN’T BUILT FOR THIS!



WITHIN CITY HALL

POLICE OPERATIONS HAVE ALREADY DISPLACED:

• PARKS ADMINISTRATION, CREATING CAPACITY ISSUES AT THE
PARKS MAINTENANCE FACILITY.

• EMERGENCY OPERATIONS CENTER

• PLANNER OF THE DAY OFFICE

• WAREHOUSE SPACE, NOW USED FOR LOST PROPERTY AND LARGE
EVIDENCE ITEMS.

• OFFICERS ARE CURRENTLY SHARING LOCKERS, SOME UN-ASSIGNED



TAX
INCREMENT
FINANCING
DISTRICT

(TIF) ISSUES



TAX INCREMENT FINANCING

WHAT DOES THIS HAVE TO
DO WITH THE PROPERTY

ACQUISITION?

TO BE EXPLICITLY CLEAR –

THE STRATEGY UNDER
CONSIDERATION DOES NOT
USE TIF FUNDS TO ACQUIRE

THE PROPERTY



Estimated Project Costs (Page 23 Redevelopment plan)

APPROVED AND ADOPTED TIF PLAN
IDENTIFIES THE PROJECT AS:

“…PARK ADMINISTRATION FACILITIES
AND PARKING……”

ARMSTRONG TEASDALE HAS
CONFIRMED THAT TIF FUNDS

COULD BE USED IN ACQUIRING
THE PROPERTY.



TIF Project
locations)

November 2022
TIF Presentation



LEGAL
ISSUES



Third parcel
incorrectly assigned
by St. Louis County



Eligibility for
FUTURE

TIF reimbursement



Government owned, commercially operated facilities are not
uncommon (EXAMPLES):

Missouri Research Park
Lambert Airport
St. Louis County Spirit Airport
Business Incubators
Lake of the Ozarks State Park

boat rentals, Marina services, Camp stores and snack bars
University of Missouri Health Care

Medical practices, pharmacies, food vendors on campus

AIRPORTS, CONVENTION CENTERS, STADIUMS & ARENAS, PARKS,
TRANSIT ORIENTED DEVELOPMENTS, HEALTHCARE FACILITIES

These arrangements allow public entities to generate revenue while
supporting local economies.

Missouri Research Park is publicly owned—it is owned and managed by the University of Missouri, which is a public university system.
Key Facts:

•The park was established in 1985 as part of a vision to create a high-tech corridor in St. Charles County.
•It spans over 180 acres and hosts more than a dozen companies and federal agencies.
•The University of Missouri oversees its development and operations, making it a public asset tied to the state’s higher education system.



Missouri Revisor
137.100. Certain property exempt from taxes. — The following subjects are exempt from
taxation for state, county or local purposes:

(1) Lands and other property belonging to this state;
(2) Lands and other property belonging to any city, county or other political

subdivision in this state, including market houses, town halls and other public
structures, with their furniture and equipments, and on public squares and lots kept
open for health, use or ornament;

(3) Nonprofit cemeteries;

OWNERSHIP, NOT USE OR USER

The leasehold interest that would be taxable on the building, is the difference
between the market value of the individual leases versus the amount charged for the
lease.  For example, if the market value of a lease is $20/sq. ft., but the City only
charges $15/sq. ft., the “bonus value” would be the difference, $5/sq. ft.

There are multiple legal precedents in case law and has been affirmed by multiple
attorneys.

TAX LAW HAS BEEN WELL ESTABLISHED



August 16, 2024 TAX
LIABILITY
OPINION



CASE LAW HAS LOCAL PRECEDENTS AS WELL





BUILDING
CONDITION

ASSESSMENT



BUILDING CONDITION ASSESSMENT









DEBT
ANALYSIS



ESTIMATED DEBT
SERVICE

FINANCE $13.75 M

ANNUAL D/S
PAYMENTS

~$1.3 MILLION
SINCE BEEN REFINED TO

$1,168,934

EFFECTIVE NET
INCOME ~$1.8

MILLION

RESULTS IN NET
POSITIVE
REVENUE
~$500,000

AMORTIZATION SCHEDULES FOR $13.75 m & $14 M @ 7%



ISSUANCE EXPENSE INCLUDES:
BOND COUNSEL
FINANCIAL ADVISOR
BANK/LENDING FEES



NEGOTIATED PURCHASE COST:  $17,300,000

FINANCING STRATEGY:
$4 MILLION FROM FUND RESERVES
FINANCE REMAINDER

DIRECT PLACEMENT
LEASE PURCHASE FINANCING
20 YEAR TERM
EARLY CALL PROVISION
BI-ANNUAL DEBT & PRINCIPAL PAYMENTS

FOR ANALYSIS, ASSUME $13.5 M PAR VALUE

ANNUAL PROJECTED DEBT SERVICE:  $1,168,934

FINAL NUMBERS DEPENDENT ON COMPETITIVELY
SOUGHT TERMS



FINANCIAL
ANALYSIS



• LEASES, AND LEASE TERMS WERE INDIVIDUALLY REVIEWED

• PRIOR YEAR FINANCIAL BUDGETS WERE PROVIDED, REVIEWED, COMPARED TO
APPRAISALS AND PROJECTIONS

• OPERATIONAL BUDGET PROVIDED AND COMPARED TO PRO-FORMA AND APPRAISALS

• OBTAINED TAX EXEMPT LEGAL OPINION

• SHORT TERM FINANCING STRATEGY (TIF FUNDS NOT USED FOR PURCHASE,
PRESERVE RIGHTS FOR FUTURE REIMBURSEMENT)

• LEASES TABULATED, BASE RENT, OPERATIONAL EXPENDITURES, AND DEBT
SERVICE ANALYZED RESULTING IN SUBSTANTIAL ANNUAL NET POSITIVE CASH FLOW





 Period to Date

REVENUE

    Base Rent $2,313,366

    Prepaid Rent Income $1,016

    Rent Abatement ($856)

    CAM Income $37,225

    CAM Recovery $3,524

    Real Estate Tax Income $22,441

    Real Estate Tax Recovery ($482)

    Late Fees $3,770

    Miscellaneous Income $100

TOTAL REVENUE $2,380,103

  CAM EXPENSES

    CLEANING

      Cleaning Contract - Interior $86,695

      Cleaning Supplies $9,770

      Cleaning - Metal Maintenance $1,260

      Additional Cleaning $3,553

      Trash Removal $4,402

    TOTAL CLEANING $105,679

    REPAIRS & MAINTENANCE

      Maintenance Services $52,394

      Maintenance Services - Trucks $3,499

      Electrical R & M $19,250

      Electrical Supplies $1,312

      Electrical - Light Bulbs $2,226

      Elevator Contract $21,989

      Elevator Repairs & Maintenance $1,529

      EMS Monitoring $1,710

      Exterminating/Pest Control $768

      HVAC Contract $13,462

      HVAC Repairs & Maintenance $27,066

      HVAC Supplies $2,381

      Interior Plant Maintenance $2,651

      Maintenance Supplies $4,584

      Painting Contract $1,542

      Plumbing $6,914

      Roof Repairs & Waterproofing $1,244

      Signage $47

      Tenant Chargebacks $468

      Miscellaneous Other Services $2,255

      Miscellaneous Repairs & Maint. $7,501

    TOTAL REPAIRS & MAINTENANCE $174,791

16150 Main Circle, LLC (10410)
Income Statement

Period = Jan 2021-Dec 2021

 Period to Date

    GROUNDS

      Exterior Landscaping Contract $35,743

      Garage Repairs $655

      Irrigation Repairs $1,599

      Parking Lot Repairs $1,385

      Parking Lot Sweeping $5,040

      Snow Removal $20,855

    TOTAL GROUNDS $65,277

    SECURITY/SAFETY

      Li fe Safety $7,300

      Alarm Service/Monitoring $3,291

    TOTAL SECURITY/SAFETY $10,590

    UTILITIES

      Electricity $154,060

      Water $10,633

      Sewer $10,542

    TOTAL UTILITIES $175,235

    ADMINISTRATIVE & MANAGEMENT FEES

      Management Fees $95,200

      Telephone $1,039

      Internet $2,183

      Accounting Services $2,500

      Miscellaneous Administrative $383

    TOTAL ADMINISTRATIVE & MANAGEMENT FEES $101,305

    TOTAL CAM EXPENSES $632,877

  RE TAXES & INSURANCE

    Real Property Taxes $374,059

    Property Insurance $32,435

  TOTAL RE TAXES & INSURANCE $406,494

  TOTAL RECOVERABLE EXPENSES $1,039,371

NET OPERATING INCOME $1,340,732

  NON-OPERATING COSTS
      Building Improvements $789
      Parking Lot/Garage Improvements $1,500
      Building Renovation $142
      Tenant Improvements Expense $2,930
      Net Insurance Settlement $19,853
  TOTAL NON-OPERATING COSTS $25,214

NET INCOME $1,315,518

16150 Main Circle, LLC (10410)
Income Statement

Period = Jan 2021-Dec 2021

2021
FINANCIALS
VERIFIED

AND
CONSISTENT



 Period to Date

REVENUE

    Base Rent $2,346,423

    Prepaid Rent Income $1,636

    Rent Abatement ($53,680)

    CAM Income $25,040

    CAM Recovery ($16,757)

    Real Estate Tax Income $15,024

    Real Estate Tax Recovery ($2,958)

    Miscellaneous Income $3,929

TOTAL REVENUE $2,318,657

  CAM EXPENSES

    CLEANING

      Cleaning Contract - Interior $98,483

      Cleaning Supplies $7,088

      Cleaning - Metal Maintenance $1,920

      Additional Cleaning $4,004

      Window Cleaning $6,532

      Trash Removal $4,956

    TOTAL CLEANING $122,983

    REPAIRS & MAINTENANCE

      Maintenance Services $61,431

      Maintenance Services - Trucks $3,444

      Electrical R & M $7,245

      Electrical Supplies $924

      Electrical - Light Bulbs $5,402

      Elevator Contract $22,710

      Elevator Repairs & Maintenance $2,122

      Equipment Rental $501

      Exterminating/Pest Control $807

      HVAC Contract $16,045

      HVAC Repairs & Maintenance $99,911

      HVAC Supplies $12,796

      Interior Plant Maintenance $2,651

      Locks & Keys $277

      Maintenance Supplies $3,325

      Painting Contract $16,637

      Plumbing $3,865

      Roof Repairs & Waterproofing $1,406

      Signage $1,068

      Tenant Chargebacks ($370)

      Miscellaneous Other Services $2,467

      Miscellaneous Repairs & Maint. $2,265

    TOTAL REPAIRS & MAINTENANCE $266,928

16150 Main Circle, LLC (10410)
Income Statement

Period = Jan 2022-Dec 2022

 Period to Date

    GROUNDS

      Exterior Landscaping Contract $27,430

      Garage Repairs $3,565

      Irrigation Repairs $1,030

      Parking Lot Repairs $3,370

      Parking Lot Sweeping $4,165

      Snow Removal $20,934

    TOTAL GROUNDS $60,494

    SECURITY/SAFETY

      Life Safety $566

      Alarm Service/Monitoring $2,088

    TOTAL SECURITY/SAFETY $2,654

    UTILITIES

      Electricity $159,999

      Water $13,136

      Sewer $2,242

    TOTAL UTILITIES $175,378

    ADMINISTRATIVE & MANAGEMENT FEES

      Management Fees $61,636

      Telephone $236

      Internet $2,026

      Accounting Services $2,500

      Miscellaneous Administrative $1,470

    TOTAL ADMINISTRATIVE & MANAGEMENT FEES $67,868

    TOTAL CAM EXPENSES $696,304

  RE TAXES & INSURANCE

    Real Property Taxes $374,943

    Property Insurance $31,732

  TOTAL RE TAXES & INSURANCE $406,675

  TOTAL RECOVERABLE EXPENSES $1,102,979

NET OPERATING INCOME $1,215,678

  NON-OPERATING COSTS
      Building Improvements $21,192
      Tenant Improvements Expense $531,876
      TI - CMF Expense $20,789
  TOTAL NON-OPERATING COSTS $573,856

NET INCOME $641,822

16150 Main Circle, LLC (10410)
Income Statement

Period = Jan 2022-Dec 2022

2022
FINANCIALS
VERIFIED

AND
CONSISTENT



 Period to Date

REVENUE

    Base Rent $2,429,308

    Prepaid Rent Income $9,272

    Rent Abatement ($66,840)

    CAM Income $18,012

    CAM Recovery $24,266

    Real Estate Tax Income $10,257

    Real Estate Tax Recovery $35,604

TOTAL REVENUE $2,459,880

  CAM EXPENSES

    CLEANING

      Cleaning Contract - Interior $104,900

      Cleaning Supplies $13,913

      Cleaning - Metal Maintenance $1,260

      Additional Cleaning $3,697

      Window Cleaning $7,296

      Trash Removal $5,841

    TOTAL CLEANING $136,908

    REPAIRS & MAINTENANCE

      Maintenance Services $59,636

      Maintenance Services - Trucks $3,383

      Common Area Supplies $84

      Electrical R & M $14,282

      Electrical Supplies $9,676

      Electrical - Light Bulbs $14,225

      Elevator Contract $23,472

      Elevator Repairs & Maintenance $1,720

      Exterminating/Pest Control $945

      Exterior Repairs & Maintenance $3,300

      HVAC Contract $14,477

      HVAC Repairs & Maintenance $39,239

      HVAC Supplies $8,992

      Interior Plant Maintenance $2,192

      Locks & Keys $287

      Maintenance Supplies $3,587

      Painting Contract $421

      Plumbing $34,481

      Roof Repairs & Waterproofing $7,508

      Signage $38

      Tenant Chargebacks ($98)

      Miscellaneous Other Services $5,108

      Miscellaneous Repairs & Maint. $4,284

    TOTAL REPAIRS & MAINTENANCE $251,236

16150 Main Circle, LLC (10410)
Income Statement

Period = Jan 2023-Dec 2023

 Period to Date

    GROUNDS

      Exterior Landscaping Contract $24,618

      Garage Repairs $10,820

      Irrigation Repairs $3,586

      Parking Lot Sweeping $4,335

      Snow Removal $19,559

    TOTAL GROUNDS $62,918

    SECURITY/SAFETY

      Li fe Safety $2,636

      Security/Fire Telephone $235

    TOTAL SECURITY/SAFETY $2,871

    UTILITIES

      Electricity $164,598

      Water $14,144

    TOTAL UTILITIES $178,742

    ADMINISTRATIVE & MANAGEMENT FEES

      Management Fees $49,198

      Office  Supplies & Equipment $809

      Postage & Delivery $51

      Internet $2,141

      Accounting Services $4,100

      Misce llaneous Administrative $956

    TOTAL ADMINISTRATIVE & MANAGEMENT FEES $57,253

    TOTAL CAM EXPENSES $689,928

  RE TAXES & INSURANCE

    Real Property Taxes $437,812

    Property Insurance $32,153

  TOTAL RE TAXES & INSURANCE $469,965

  TOTAL RECOVERABLE EXPENSES $1,159,893

NET OPERATING INCOME $1,299,987

  NON-OPERATING COSTS

      Tenant Improvements Expense $272,929

      TI - CMF Expense $6,260

  TOTAL NON-OPERATING COSTS $279,189

NET INCOME $1,020,798

16150 Main Circle, LLC (10410)
Income Statement

Period = Jan 2023-Dec 2023

2023
FINANCIALS
VERIFIED

AND
CONSISTENT



 Period to Date

REVENUE

    Base Rent $775,300

    Prepaid Rent Income ($8,680)

    Rent Abatement ($18,909)

    CAM Income $3,963

    CAM Recovery $16,027

    Real Estate Tax Income $15,009

    Real Estate Tax Recovery $9,321

TOTAL REVENUE $792,031

  CAM EXPENSES

    CLEANING

      Cleaning Contract - Interior $26,797

      Cleaning Supplies $8,986

      Cleaning - Metal Maintenance $960

      Additional Cleaning $1,135

      Window Cleaning $7,625

      Trash Removal $2,337

    TOTAL CLEANING $47,840

    REPAIRS & MAINTENANCE

      Maintenance Services $20,390

      Maintenance Services - Trucks $736

      Electrical R & M $3,410

      Electrical Supplies ($4,748)

      Electrical - Light Bulbs $10,775

      Elevator Contract $8,004

      Elevator Repairs & Maintenance $555

      Equipment Rental $832

      Exterminating/Pest Control $428

      Exterior Repairs & Maintenance $1,200

      HVAC Contract $6,636

      HVAC Repairs & Maintenance $40,074

      HVAC Supplies $1,503

      Maintenance Supplies $751

      Plumbing $1,748

      Signage $3,827

      Miscellaneous Other Services $235

      Miscellaneous Repairs & Maint. $4,274

    TOTAL REPAIRS & MAINTENANCE $100,632

    GROUNDS

      Exterior Landscaping Contract $8,495

      Parking Lot Sweeping $1,445

      Snow Removal $7,422

    TOTAL GROUNDS $17,362

16150 Main Circle, LLC (10410)
Income Statement

2024 YTD
Thru April 2024

 Period to Date

    SECURITY/SAFETY

      Security/Fire Telephone $150

    TOTAL SECURITY/SAFETY $150

    UTILITIES

      Electricity $51,423

      Water $2,356

    TOTAL UTILITIES $53,779

    ADMINISTRATIVE & MANAGEMENT FEES

      Management Fees $15,841

      Internet $955

      Accounting Services $4,335

    TOTAL ADMINISTRATIVE & MANAGEMENT FEES $21,131

    TOTAL CAM EXPENSES $240,893

  RE TAXES & INSURANCE

    Real Property Taxes $148,856

    Property Insurance $11,028

  TOTAL RE TAXES & INSURANCE $159,884

  TOTAL RECOVERABLE EXPENSES $400,777

NET OPERATING INCOME $391,254

  NON-OPERATING COSTS

      Tenant Improvements Expense $11,491

  TOTAL NON-OPERATING COSTS $11,491

NET INCOME $379,763

16150 Main Circle, LLC (10410)
Income Statement

2024 YTD
Thru April 2024

2024
FINANCIALS

1ST QTR.

VERIFIED
AND

CONSISTENT



2025
PROPERTY
BUDGET

VERIFIED
AND

CONSISTENT

 Area: 95,197

Account Description $/SF Total Jan 25 Feb 25 Mar 25 Apr 25 May 25 Jun 25 Jul 25 Aug 25 Sep 25 Oct 25 Nov 25 Dec 25

4000- REVENUE
4010-0000 Base Rent $27.10 $2,579,683 $212,978 $212,978 $213,095 $213,051 $213,359 $213,704 $216,267 $216,587 $216,916 $216,916 $216,916 $216,916
4017-0000 Rent Abatement ($0.08) ($8,091) $0 $0 $0 -2,697 -2,697 -2,697 $0 $0 $0 $0 $0 $0
4210-0000 CAM Income $0.70 $66,840 $5,570 $5,570 $5,570 $5,570 $5,570 $5,570 $5,570 $5,570 $5,570 $5,570 $5,570 $5,570

4220-0000 Real Estate Tax
Income

$0.30 $28,368 $2,364 $2,364 $2,364 $2,364 $2,364 $2,364 $2,364 $2,364 $2,364 $2,364 $2,364 $2,364

4999-9999 TOTAL
REVENUE

$28.01 $2,666,800 $220,912 $220,912 $221,029 $218,288 $218,596 $218,941 $224,201 $224,521 $224,850 $224,850 $224,850 $224,850

5300-0000 GROUNDS

5310-0000
Exterior Landscaping
Contract $0.27 $25,488 $0 $4,248 $2,124 $2,124 $2,124 $2,124 $2,124 $2,124 $2,124 $2,124 $2,124 $2,124

5320-0000 Garage Repairs $0.05 $5,000 $0 $0 $0 $0 $0 $0 $5,000 $0 $0 $0 $0 $0
5325-0000 Irrigation Repairs $0.01 $1,000 $0 $0 $0 $0 $0 $500 $0 $0 $500 $0 $0 $0
5335-0000 Parking Lot Sweeping $0.05 $4,416 $368 $368 $368 $368 $368 $368 $368 $368 $368 $368 $368 $368
5345-0000 Snow Removal $0.16 $14,844 $2,474 $2,474 $2,474 $0 $0 $0 $0 $0 $0 $2,474 $2,474 $2,474
5399-9999 TOTAL GROUNDS $0.53 $50,748 $2,842 $7,090 $4,966 $2,492 $2,492 $2,992 $7,492 $2,492 $2,992 $4,966 $4,966 $4,966

5400-0000 SECURITY/SAFETY
5410-0000 Life Safety $0.02 $2,078 $0 $0 $0 $0 $0 $0 $0 $440 $1,488 $150 $0 $0

5420-0000 Alarm Service
Monitoring

$0.01 $600 $0 $0 $0 $600 $0 $0 $0 $0 $0 $0 $0 $0

5499-9999 TOTAL SECURITY/SAFETY
$0.03 $2,678 $0 $0 $0 $600 $0 $0 $0 $440 $1,488 $150 $0 $0

5500-0000 UTILITIES
5510-0000 Electricity $1.76 $167,500 $14,000 $14,000 $12,000 $12,000 $11,000 $13,000 $20,000 $20,000 $13,000 $12,500 $12,500 $13,500
5530-0000 Water $0.15 $14,100 $500 $500 $500 $800 $800 $2,000 $3,000 $3,000 $1,500 $500 $500 $500
5599-9999 TOTAL UTILITIES $1.91 $181,600 $14,500 $14,500 $12,500 $12,800 $11,800 $15,000 $23,000 $23,000 $14,500 $13,000 $13,000 $14,000

5600-0000 ADMINISTRATIVE &
MANAGEMENT FEES

5605-0000 Administrative/Mgr. $0.35 $33,000 $2,750 $2,750 $2,750 $2,750 $2,750 $2,750 $2,750 $2,750 $2,750 $2,750 $2,750 $2,750
5620-0000 Management Fees $0.56 $53,339 $4,445 $4,445 $4,445 $4,445 $4,445 $4,445 $4,445 $4,445 $4,445 $4,445 $4,445 $4,444
5666-0000 Internet $0.03 $2,640 $220 $220 $220 $220 $220 $220 $220 $220 $220 $220 $220 $220
5699-9999 TOTAL ADMINISTRATIVE & MANAGEMENT FEES

$0.93 $88,979 $7,415 $7,415 $7,415 $7,415 $7,415 $7,415 $7,415 $7,415 $7,415 $7,415 $7,415 $7,414
sum value

5799-9999 TOTAL CAM
EXPENSES $6.68 $635,849 $52,697 $49,052 $55,892 $57,473 $47,653 $48,303 $64,308 $58,643 $50,669 $53,190 $48,935 $49,034

5800-0000 RE TAXES & INSURANCE
5810-0000 Real Property Taxes $4.83 $459,960 $38,330 $38,330 $38,330 $38,330 $38,330 $38,330 $38,330 $38,330 $38,330 $38,330 $38,330 $38,330
5830-0000 Property Insurance $0.37 $34,970 $2,864 $2,864 $2,864 $2,864 $2,864 $2,950 $2,950 $2,950 $2,950 $2,950 $2,950 $2,950

5899-9999 TOTAL RE TAXES
& INSURANCE $5.20 $494,930 $41,194 $41,194 $41,194 $41,194 $41,194 $41,280 $41,280 $41,280 $41,280 $41,280 $41,280 $41,280

5999-9999 TOTAL
RECOVERABLE $11.88 $1,130,780 $93,891 $90,246 $97,087 $98,067 $89,447 $89,583 $105,588 $99,923 $91,949 $94,470 $90,215 $90,314

EXPENSES

6000-0000 NON-RECOVERABLE EXPENSES
6706-0000 Banners & Flags $0.00 $300 $0 $0 $300 $0 $0 $0 $0 $0 $0 $0 $0 $0
6710-0000 Tenant Relations $0.01 $1,200 $0 $0 $400 $0 $0 $0 $0 $0 $800 $0 $0 $0
6897-9999 TOTAL NON-RECOVERABLE EXPENSES

$0.02 $1,500 $0 $0 $700 $0 $0 $0 $0 $0 $800 $0 $0 $0

6898-9999 TOTAL OPERATING EXPENSE

6898-9999 TOTAL OPERATING
EXPENSE $11.89 $1,132,280 $93,891 $90,246 $97,787 $98,067 $89,447 $89,583 $105,588 $99,923 $92,749 $94,470 $90,215 $90,314

6899-9999 NET OPERATING
INCOME $16.12 $1,534,520 $127,021 $130,666 $123,242 $120,221 $129,149 $129,358 $118,613 $124,598 $132,101 $130,380 $134,635 $134,536

6999-9999
NET INCOME
BEFORE DEBT
SERVICE

$16.12 $1,534,520 $127,021 $130,666 $123,242 $120,221 $129,149 $129,358 $118,613 $124,598 $132,101 $130,380 $134,635 $134,536

7499-9999
NET INCOME
AFTER DEBT
SERVICE

$16.12 $1,534,511 $127,021 $130,666 $123,242 $120,220 $129,148 $129,357 $118,612 $124,597 $132,100 $130,379 $134,634 $134,535

16150 Main Circle, LLC
2025 Budget



 Area: 95,197

Account Description $/SF Total Jan 25 Feb 25 Mar 25 Apr 25 May 25 Jun 25 Jul 25 Aug 25 Sep 25 Oct 25 Nov 25 Dec 25
5300-0000 GROUNDS

5310-0000 Exterior Landscaping
Contract

$0.27 $25,488 $0 $4,248 $2,124 $2,124 $2,124 $2,124 $2,124 $2,124 $2,124 $2,124 $2,124 $2,124

5320-0000 Garage Repairs $0.05 $5,000 $0 $0 $0 $0 $0 $0 $5,000 $0 $0 $0 $0 $0
5325-0000 Irrigation Repairs $0.01 $1,000 $0 $0 $0 $0 $0 $500 $0 $0 $500 $0 $0 $0
5335-0000 Parking Lot Sweeping $0.05 $4,416 $368 $368 $368 $368 $368 $368 $368 $368 $368 $368 $368 $368
5345-0000 Snow Removal $0.16 $14,844 $2,474 $2,474 $2,474 $0 $0 $0 $0 $0 $0 $2,474 $2,474 $2,474
5399-9999 TOTAL GROUNDS $0.53 $50,748 $2,842 $7,090 $4,966 $2,492 $2,492 $2,992 $7,492 $2,492 $2,992 $4,966 $4,966 $4,966

5400-0000 SECURITY/SAFETY
5410-0000 Life Safety $0.02 $2,078 $0 $0 $0 $0 $0 $0 $0 $440 $1,488 $150 $0 $0

5420-0000
Alarm Service
Monitoring $0.01 $600 $0 $0 $0 $600 $0 $0 $0 $0 $0 $0 $0 $0

5499-9999 TOTAL SECURITY/SAFETY
$0.03 $2,678 $0 $0 $0 $600 $0 $0 $0 $440 $1,488 $150 $0 $0

5500-0000 UTILITIES
5510-0000 Electricity $1.76 $167,500 $14,000 $14,000 $12,000 $12,000 $11,000 $13,000 $20,000 $20,000 $13,000 $12,500 $12,500 $13,500
5530-0000 Water $0.15 $14,100 $500 $500 $500 $800 $800 $2,000 $3,000 $3,000 $1,500 $500 $500 $500
5599-9999 TOTAL UTILITIES $1.91 $181,600 $14,500 $14,500 $12,500 $12,800 $11,800 $15,000 $23,000 $23,000 $14,500 $13,000 $13,000 $14,000

5600-0000 ADMINISTRATIVE &
MANAGEMENT FEES

5605-0000 Administrative/Mgr. $0.35 $33,000 $2,750 $2,750 $2,750 $2,750 $2,750 $2,750 $2,750 $2,750 $2,750 $2,750 $2,750 $2,750
5620-0000 Management Fees $0.56 $53,339 $4,445 $4,445 $4,445 $4,445 $4,445 $4,445 $4,445 $4,445 $4,445 $4,445 $4,445 $4,444
5666-0000 Internet $0.03 $2,640 $220 $220 $220 $220 $220 $220 $220 $220 $220 $220 $220 $220
5699-9999 TOTAL ADMINISTRATIVE & MANAGEMENT FEES

$0.93 $88,979 $7,415 $7,415 $7,415 $7,415 $7,415 $7,415 $7,415 $7,415 $7,415 $7,415 $7,415 $7,414
sum value

5799-9999 TOTAL CAM
EXPENSES $6.68 $635,849 $52,697 $49,052 $55,892 $57,473 $47,653 $48,303 $64,308 $58,643 $50,669 $53,190 $48,935 $49,034

5800-0000 RE TAXES & INSURANCE
5810-0000 Real Property Taxes $4.83 $459,960 $38,330 $38,330 $38,330 $38,330 $38,330 $38,330 $38,330 $38,330 $38,330 $38,330 $38,330 $38,330
5830-0000 Property Insurance $0.37 $34,970 $2,864 $2,864 $2,864 $2,864 $2,864 $2,950 $2,950 $2,950 $2,950 $2,950 $2,950 $2,950

5899-9999 TOTAL RE TAXES
& INSURANCE $5.20 $494,930 $41,194 $41,194 $41,194 $41,194 $41,194 $41,280 $41,280 $41,280 $41,280 $41,280 $41,280 $41,280

5999-9999 TOTAL
RECOVERABLE $11.88 $1,130,780 $93,891 $90,246 $97,087 $98,067 $89,447 $89,583 $105,588 $99,923 $91,949 $94,470 $90,215 $90,314

EXPENSES

6000-0000 NON-RECOVERABLE EXPENSES
6706-0000 Banners & Flags $0.00 $300 $0 $0 $300 $0 $0 $0 $0 $0 $0 $0 $0 $0
6710-0000 Tenant Relations $0.01 $1,200 $0 $0 $400 $0 $0 $0 $0 $0 $800 $0 $0 $0
6897-9999 TOTAL NON-RECOVERABLE EXPENSES

$0.02 $1,500 $0 $0 $700 $0 $0 $0 $0 $0 $800 $0 $0 $0

6898-9999 TOTAL OPERATING EXPENSE

6898-9999 TOTAL OPERATING
EXPENSE $11.89 $1,132,280 $93,891 $90,246 $97,787 $98,067 $89,447 $89,583 $105,588 $99,923 $92,749 $94,470 $90,215 $90,314

6899-9999 NET OPERATING
INCOME $16.12 $1,534,520 $127,021 $130,666 $123,242 $120,221 $129,149 $129,358 $118,613 $124,598 $132,101 $130,380 $134,635 $134,536

16150 Main Circle, LLC
2025 Budget

2025
PROPERTY
BUDGET

VERIFIED
AND

CONSISTENT



ACTUAL EXPENDITURES FROM APPRAISALS & VALIDATED
FROM FINANCIAL STATEMENTS AND BUDGET



PROPERTY EXPENSES
TAKEN FROM APPRAISALS

VERIFIED BY FINANCIAL REPORTS

$1.14 MILLION
ANNUAL OPERATING

EXPENSES

INCLUDES $450,000
IN TAXES

FROM APPRAISALS & VALIDATED FROM FINANCIAL
STATEMENTS AND BUDGET



PROPERTY REVENUES
TAKEN FROM APPRAISALS

VERIFIED BY FINANCIAL REPORTS

$2.67 MILLION REVENUE



$2.67 MILLION REVENUE

REDUCED FOR POTENTIAL VACANCY
AND COLLECTION LOSSES  $146,870

EFFECTIVE GROSS INCOME (EGI)   $2,523,498

PROPERTY REVENUES
TAKEN FROM APPRAISALS

VERIFIED BY FINANCIAL REPORTS



PROPERTY REVENUES
TAKEN FROM APPRAISALS

VERIFIED BY FINANCIAL REPORTS

FORECAST REVENUES (EGI) $2,523,498 (EFFECTIVE GROSS INCOME)
FORECAST EXPENDITURES $1,141,941 (INCLUDES TAX EXPENSE)

NET EFFECTIVE OPERATING INCOME $1,381,557 ANNUALLY
ADD BACK, TAXES $   450,000

COC NET OPERATING INCOME $1,831,557



PROPERTY REVENUES
TAKEN FROM APPRAISALS

VERIFIED BY FINANCIAL REPORTS

FORECAST REVENUES (EGI) $2,523,498
FORECAST EXPENDITURES $1,141,941 (INCLUDES TAX EXPENSE)

NET OPERATING INCOME $1,381,557 ANNUALLY
ADD BACK, TAXES $   450,000

COC NET OPERATING INCOME $1,831,557

$2.6 MILLION
ANNUAL REVENUE



FORECAST REVENUES $2,523,498 (EGI)
FORECAST EXPENDITURES $1,141,941 (INCLUDES TAX EXPENSE)

NET OPERATING INCOME $1,381,557 ANNUALLY

ADD BACK, TAXES $   450,000
COC NET OPERATING INCOME$1,831,557 BASED ON EGI NOT NOI

LOOKING AHEAD

ESTIMATED DEBT SERVICE  $1,287,750
FINANCIAL ADVISOR EST. $1,169,872  Debt Service

NET POSITIVE ANNUAL REVENUE FROM
ACQUISITION $543,807

$661,685 USING PIPER SANDLER D/S #



CITY’S SAFETY NET:
THE CITY “RESERVES” THE ABILITY TO REIMBURSE ITSELF WITH TIF FUNDS FOR
THE PROPERTY ACQUISITION AT SOME POINT IN THE FUTURE.

FINANCING WILL HAVE AN EARLY CALL PROVISION.

PROJECT QUALIFIES AND WAS INCLUDED IN THE TIF @ $24 MILLION

AFTER FIVE YEARS, REMAINING PRINCIPAL ON LOAN ~$11.45 M.
AFTER SIX YEARS, REMAINING PRINCIPAL ON LOAN ~$10.97 M.
AFTER SEVEN YEARS, REMAINING PRINCIPAL ON LOAN ~$10.5 M

3RD PARTY EVALUATE VALUE OF “PUBLIC PURPOSE” AND HAS THE ABILITY TO PAY
OFF THE REMAINING PRINCIPAL ON LOAN.

FROM THAT POINT FORWARD, ANNUAL NET OPERATING INCOME INCREASES BY THE
VALUE OF DEBT SERVICE THAT WAS ELIMINATED.

ANNUAL OPERATING INCOME ~$1.8 MILLION.



16150 MAIN CIRCLE PROPERTY ACQUISITION DISCUSSION

CENTRAL
PARK

WHEN DELIBERATING THE ALTERNATIVES
CONSIDER FOUR HYPOTHETICAL SCENARIOS

SCENARIO 1:
STATUS QUO

CURRENT & FUTURE PROBLEMS
UNRESOLVED

CAPACITY ISSUES
POLICE & PARKS

FINANCIAL ISSUES
PARKING ISSUES

COMMUNITY SPACE
MASTER PLAN

AMPHITHEATER
POOL

MAINTENANCE BLDG.
TIF TIMING & REVENUES

IF NOT HERE, THEN
WHERE? HOW? FINANCE?



CONST. VALUE TO REPRODUCE EXIST. PKG AT 16150 MAIN CIRCLE
CURRENT SM WILSON CONSTRUCTION COST ESTIMATES:

DOES NOT INCLUDE:
LAND ACQUISITION 4.36 ACRES ~$4 MILLION ( but WHERE?)

SITE DEVELOPMENT EXPENSES
GRADING, UTILITIES, ROADS, LIGHTING, LANDSCAPING, STORMWATER

ENGINEERING/ARCHITECTURE/SURVEYING
PERMITTING, GENERAL CONDITIONS/PROJECT MANAGEMENT

CONSTRUCTION COST ONLY ~$6 Million:
SURFACE PARKING SPOT:

STANDARD 9 X 18 $3,500 EACH
HANDICAP SPACE $3,900 EACH

COVERED PARKING SPOT $5,000 EACH

STRUCTURED, ELEVATED PARKING $35,000 EACH
ADJACENT 8 ACRES

7.48 ACRES PURCHASED
341,586 SQ. FT. PURCHASED

$6,900,000 PURCHASE COST
$922,460 PER ACRE
$20.20 PER SQ. FT.

$4,021,925 CALCULATED 4.36 ACRES UNIMPROVED LAND VALUE



16150 MAIN CIRCLE PROPERTY ACQUISITION DISCUSSION

CENTRAL
PARK

SCENARIO 2:
PURCHASE 4.36
ACRES OF VACANT
LAND

~$4 MILLION VALUE



16150 MAIN CIRCLE PROPERTY ACQUISITION DISCUSSION

CENTRAL
PARK

SCENARIO 3:
PURCHASE 4.36 ACRES
WITH 422 PARKING
SPACES

~$4 MILLION VALUE
~$6 MILLION (CONST. COST ONLY)



16150 MAIN CIRCLE PROPERTY ACQUISITION DISCUSSION

CENTRAL
PARK

SCENARIO 4:
PURCHASE 4.36 ACRES
WITH 422 PARKING
SPACES & EXISTING
FULLY LEASED BLDG.
GENERATING $1.8 M
NET REVENUE ANNUALLY

~$4 MILLION VALUE
~$6 MILLION (CONST. COST ONLY)

~$1.8 MILLION NET
POSITIVE REVENUE
($600K WITH D/S)



FOCUS ON
APPRAISALS

UNLIKE RAW LAND OR RESIDENTIAL
PROPERTY, COMMERCIAL OFFICES ARE
TYPICALLY APPRAISED AS INVESTMENTS

E.G., THE PRESENT VALUE OF THEIR
REVENUE STREAM



Unlike residential appraisals, commercial office buildings are normally
valued based on the income approach.  As better described in the appraisal
provided, see page (86).   BOTH APPRAISALS USED THE INCOME APPROACH

The value of a commercial property is based on its income generating
capacity.  What is the investment based value of the land and building,
based upon the net income and rate of return that the asset provides.



ORIGINAL APPRAISAL

$18,900,000



ADDENDUM

CAP RATE INCREASED
FROM 7.25% TO 7.50%

ASSUMED VACANCY RATE
INCREASED FROM 5.0% TO

7.5%

REVISED OPINION OF
VALUE

$17,600,000



SECOND APPRAISAL



INCOME APPROACH

TERMS:
NET OPERATING INCOME
CAPITALIZATION RATE (CAP RATE)
PROPERTY VALUE

PROPERTY VALUE = NET OPERATING INCOME/CAPITALIZATION RATE
** reduced by anticipated capital expenditures **

A capitalization rate is the yield expected by investors in the
marketplace for the income stream generated by a property.

*simplified description





PROVIDED FOR CONTEXT AND INFORMATION ONLY.

WHAT IS A REASONABLE CAP RATE ASSUMPTION FOR THE PURCHASE
OF A 96,000 SQUARE FOOT, FULLY LEASED COMMERCIAL OFFICE
BUILDING IN CHESTERFIELD MISSOURI?

ChatGPT said: If you're evaluating the acquisition of a 96,000 SF fully leased office building in
Chesterfield, Missouri, a reasonable cap rate assumption today is approximately 8%, with a
likely range of 7.5% to 8.5%, based on the following data:  Market Support & Data Missouri Office Cap
Rates  According to data compiled by Apartment Loan Store (as of April 2025)

Final Takeaway   For a Class A office property in Chesterfield—assuming
strong tenant quality and long lease terms—a cap rate around 8% is
well-supported.



When two competing commercial appraisals for the same income-generating property use
significantly different cap rates, the differences typically arise from one or more of the following
factors:

1. Different Interpretations of Market Data;  Cap rates are derived from market sales of comparable
properties. Appraisers may use different sets of comparables, or weight them differently, leading to
variation.  One appraiser might select newer, higher-quality comps, while the other uses older or
distressed sales.  Example: One appraisal uses cap rates from fully leased Class A retail centers,
another uses partially vacant Class B centers.

2. Different Appraiser Judgment or Bias;  Appraising is part science, part art.  One appraiser might be
more conservative or aggressive due to professional judgment, client expectations, or intended use (e.g.,
litigation vs. financing).

3. Intended Use or Client Influence;  Cap rate assumptions can subtly vary depending on whether the
appraisal is for:  Lending (banks often prefer conservative, higher cap rates  )Investment decision-
making Legal dispute (e.g., divorce or eminent domain)While appraisers should be objective,
engagement context can influence assumptions.

4. Cap Rate vs. Effective Cap Rate;  Some appraisers may use stabilized NOI, others use actual NOI.
Others may include adjustments for reserves or recurring capital expenses.

5. Bottom Line:  Significantly different cap rates often stem from subjective interpretation of risk,
market data and property-specific factors.  It's not always an error — but it highlights the
importance of reviewing the assumptions, comps, and reasoning behind each appraisal.



Real Estate Analysts Limited Partner Valuation Advisors
5/14/2024 4/22/2025

Projected Appraisal Appraisal
Values
Appraised Value $18,900,000 $14,500,000
Rentable Ft.2 95,197 Sq. Feet SQ. FT. 95,197 Sq. Feet SQ. FT.
Parcel Size 4.36 ACRES 4.36 ACRES

% Leased 100.00% 100.00%
Revenues

Gross Revenue $2,569,368 $2,594,911 DELTA $25,543
Abatement net of abatements ($72,146) -2.80%

Expense Reimbursements $95,445 $74,043 2.90%
Vacancy Allowance ($128,468) 5.00% 4.00%

Collection Loss Allowance ($12,847) 0.50% 1.00%
EFFECTIVE GROSS INCOME $2,523,498 $2,466,968 DELTA ($56,530)

delta $56,530

Taxes $450,000 $463,179
Insurance $35,000 $38,079

Utilities $190,000 $180,874
Repairs/Maintenance $188,850 $180,874

Cleaning/Janitorial $139,000 $138,036
Roads/Grounds $55,500 $61,878

Security $3,000 $4,760
General/Administrative n/a $14,280

Non-reimbursable Expenses n/a $74,009
Admin. and Management $80,592 n/a

Expenditures $1,141,942 $1,155,969 DELTA $14,027
delta ($14,027)

Expenditures $1,141,942 $1,155,969
$1,381,557 NET OPERATING INCOME $1,310,999 DELTA ($70,558)

EFF. GROSS INCOME

GROSS REVENUES

EXPENDITURES

($129,840)

WITH TAXES

FIRST APPRAISAL SECOND APPRAISAL

Vacancy Rate 5.00% 4.00%
Loss Rate 0.50% 1.00%
CAP RATE 7.25% 9.00%



Real Estate Analysts Limited Partner Valuation Advisors
5/14/2024 4/22/2025

Projected Appraisal Appraisal
Values
Appraised Value $18,900,000 $14,500,000
Rentable Ft.2 95,197 Sq. Feet SQ. FT. 95,197 Sq. Feet SQ. FT.
Parcel Size 4.36 ACRES 4.36 ACRES

% Leased 100.00% 100.00%
Revenues

Gross Revenue $2,569,368 $2,594,911 DELTA $25,543
Abatement net of abatements ($72,146) -2.80%

Expense Reimbursements $95,445 $74,043 2.90%
Vacancy Allowance ($128,468) 5.00% 4.00%

Collection Loss Allowance ($12,847) 0.50% 1.00%
EFFECTIVE GROSS INCOME $2,523,498 $2,466,968 DELTA ($56,530)

delta $56,530

Taxes $450,000 $463,179
Insurance $35,000 $38,079

Utilities $190,000 $180,874
Repairs/Maintenance $188,850 $180,874

Cleaning/Janitorial $139,000 $138,036
Roads/Grounds $55,500 $61,878

Security $3,000 $4,760
General/Administrative n/a $14,280

Non-reimbursable Expenses n/a $74,009
Admin. and Management $80,592 n/a

Expenditures $1,141,942 $1,155,969 DELTA $14,027
delta ($14,027)

Expenditures $1,141,942 $1,155,969
$1,381,557 NET OPERATING INCOME $1,310,999 DELTA ($70,558)

EFF. GROSS INCOME

GROSS REVENUES

EXPENDITURES

($129,840)

WITH TAXES

FIRST APPRAISAL SECOND APPRAISAL

Vacancy Rate 5.00% 4.00%
Loss Rate 0.50% 1.00%
CAP RATE 7.25% 9.00%

Real Estate Analysts Limited Partner Valuation Advisors
5/14/2024 4/22/2025
Appraisal Appraisal

Appraised Value $17,600,000 $14,500,000

FIRST APPRAISAL REVISED SECOND APPRAISAL

ADDENDUM (REVISED)
Appraised Value $17,600,000
REVISED Cap Rate 7.50%
REVISED Vacancy Rate 7.75%



SO, WHY THE DIFFERENCE
$3.1 MILLION

• SIMILAR REVENUE AND EXPENDITURE VALUES
• IDENTICAL LEASE ANALYSIS
• CAPITAL EXPENDITURES ($270,000)

• MAJOR DIFFERENCE IS THE
ASSUMED “CAP RATE”

• 9% VERSUS 7.5%



When two competing commercial appraisals for the same income-generating property use
significantly different cap rates, the differences typically arise from one or more of the following
factors:

1. Different Interpretations of Market Data;  Cap rates are derived from market sales of comparable
properties. Appraisers may use different sets of comparables, or weight them differently, leading to
variation.  One appraiser might select newer, higher-quality comps, while the other uses older or
distressed sales.  Example: One appraisal uses cap rates from fully leased Class A retail centers,
another uses partially vacant Class B centers.

2. Different Appraiser Judgment or Bias;  Appraising is part science, part art.  One appraiser might be
more conservative or aggressive due to professional judgment, client expectations, or intended use (e.g.,
litigation vs. financing).

3. Intended Use or Client Influence;  Cap rate assumptions can subtly vary depending on whether the
appraisal is for:  Lending (banks often prefer conservative, higher cap rates  )Investment decision-
making Legal dispute (e.g., divorce or eminent domain)While appraisers should be objective,
engagement context can influence assumptions.

4. Cap Rate vs. Effective Cap Rate;  Some appraisers may use stabilized NOI, others use actual NOI.
Others may include adjustments for reserves or recurring capital expenses.

5. Bottom Line:  Significantly different cap rates often stem from subjective interpretation of risk,
market data and property-specific factors.  It's not always an error — but it highlights the
importance of reviewing the assumptions, comps, and reasoning behind each appraisal.



PROVIDED FOR CONTEXT AND INFORMATION ONLY.

WHAT IS A REASONABLE CAP RATE ASSUMPTION FOR THE PURCHASE
OF A 96,000 SQUARE FOOT, FULLY LEASED COMMERCIAL OFFICE
BUILDING IN CHESTERFIELD MISSOURI?

ChatGPT said: If you're evaluating the acquisition of a 96,000 SF fully leased office building in
Chesterfield, Missouri, a reasonable cap rate assumption today is approximately 8%, with a
likely range of 7.5% to 8.5%, based on the following data:  Market Support & Data Missouri Office Cap
Rates  According to data compiled by Apartment Loan Store (as of April 2025)

Final Takeaway   For a Class A office property in Chesterfield—assuming
strong tenant quality and long lease terms—a cap rate around 8% is
well-supported.



ADDENDUM (REVISED)
Appraised Value $17,600,000
REVISED Cap Rate 7.50%
REVISED Vacancy Rate 7.75%

$1,381,557 NET OPERATING INCOME

FMV $15,350,630 9.00%  @ 9% Cap rate
FMV $16,253,608 8.50%  @ 8.5% Cap rate
FMV $17,269,458 8.00%  @ 8% Cap rate
FMV $18,420,756 7.50%  @ 7.5% Cap rate
FMV $19,055,954 7.25%  @ 7.25% Cap rate

WITH TAXES

Real Estate Analysts Limited Partner Valuation Advisors
5/14/2024 4/22/2025
Appraisal Appraisal

ORIGINAL $18,900,000 $14,500,000
ADDENDUM $17,600,000

95,197 Sq. Feet SQ. FT. 95,197 Sq. Feet
4.36 ACRES 4.36

100.00% 100.00%

$2,569,368 $2,594,911
Abatement net of abatements ($72,146)

Expense Reimbursements $95,445 $74,043
Vacancy Allowance ($128,468) 5.00%

Collection Loss Allowance ($12,847) 0.50%
$2,523,498 EFFECTIVE GROSS INCOME $2,466,968

delta $56,530

($129,840)

$1,310,999 NET OPERATING INCOME

FMV $14,566,656 9.00%  @ 9% Cap rate
FMV $15,423,518 8.50%  @ 8.5% Cap rate
FMV $16,387,488 8.00%  @ 8% Cap rate
FMV $17,479,987 7.50%  @ 7.5% Cap rate
FMV $18,082,745 7.25%  @ 7.25% Cap rate

WITH TAXES



TAXING
DISTRICT
ISSUES



RESOLVING EXISTING CITY ISSUES WILL REQUIRE
FINANCING AND INCURRING DEBT.

• Aquatic Facility
• Pool house,
• Filter Building
• Maintenance & equipment building
• Central Park Master Plan improvements
• Parking
• Amphitheater maintenance and improvements
• TIF Improvements
• North Outer 40 extension into Chesterfield Valley
• Long Road Interchange
• Grand Staircase/entry
• Wildhorse Village Parking
• Law Enforcement staffing and facilities
• Parks Admin facilities
• Community Center space

Acquiring a NET REVENUE POSITIVE ASSET, THAT
CONCURRENTLY RESOLVES ONE OR MORE OF THE EXISTING

ISSUES directly reduces the FUTURE debt requirements.




