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How did we get here and why are we
talking about these economic development

tools.

It is not about a development, its about
the City and protecting the public

PERSPECTIVE

4,000 residential units
4,000,000 square feet of office

900,000 square feet of retail space
more than $2 Billion of investment

significant impact on the community and service demands

ECONOMIC DEVELOPMENT TOOLS
F&A Committee 2021-6-29
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Growth, development, and re-development
can bring challenges. These challenges include
increased pressure on the transportation
infrastructure; increased demand for housing and

declining affordability; and increased demand for

services which puts a strain on municipal budgets.

Resources of the police department were used
to respond to 55,816 calls for service in 2018.
Circumstances at those calls resulted in 1,758

arrests, 10,556 traffic citations, 8,627 summons

issued, and two recovered vehicles. Continued
growth and development in the City will increase
the needs for more police resources in the future.
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FINANCIALLY RESPONSIBLE

Remain a City dedicated to delivering excellent municipal services to the
community in a financially responsible manner, especially in terms of evaluating
opportunities to increase local revenues and manage new infrastructure costs

associated with development to maintain a high quality of life for residents in

Chesterfield.

Support a safe, innovative, and efficient transportation system that leverages
opportunities to enhance street connectivity and resident mobility via walking,
biking, transit, and driving. Consider land use and transportation infrastructure

investments together, promoting a network of streets that emphasizes the

quality and character of both the street and its surrounding development

pattern. Recognize that safeguarding the transportation system in Chesterfield

requires a shared vision And partnership between state, county, and City

officials.
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Uncover the anticipated expense
(cost of municipal infrastructure)
for each new or re-developed residential development.

CORPORATE VILLAGE
DEVELOPMENT POLICY

City Center should serve as the physical and visual
focus for the City and include both residential and
commercial developments with parks, municipal

services, and preservation of historic structures and
areas as well as cultural, entertainment and

pedestrian amenities for its residents.
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DOWNTOWN
DEVELOPMENT POLICY

City Center should serve as the physical and
visual focus for the City and include both
residential and commercial developments with

parks, municipal services, and preservation of

historic structures and areas, as well as cultural,

entertainment and pedestrian amenities for its

residents.

URBAN TRANSITION
DEVELOPMENT POLICY

City Center should serve as the physical and
visual focus for the City and include both
residential and commercial developments

with parks, municipal services, and

preservation of historic structures and areas

as well as cultural, entertainment and

pedestrian amenities for its residents.
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HISTORIC CHESTERFIELD
DEVELOPMENT POLICY

City Center should serve as the physical and
visual focus for the City and include both
residential and commercial developments with

parks, municipal services, and preservation of

historic structures and areas as well as cultural,

entertainment and pedestrian amenities for its

residents.

DOWNTOWN MALL - CIVIC SPACE
This plan shows the creation of new civic spaces,
both in the core of the downtown on the upper
level, as well as along Chesterfield Parkway

around the lake. Keeping public access to

various assets like a lake will help create

vibrancy and will provide much needed space for

recreation and events (i.e. farmers’ markets, etc.)

in the downtown.
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DOWNTOWN/MALL - CIVIC SPACE
This plan shows the creation of new civic
spaces, both in the core of the downtown on
the upper level, as well as along Chesterfield

Parkway around the lake. Keeping public

access to various assets like a lake will help

create vibrancy and will provide much needed

space for recreation and events (i.e. farmers’

markets, etc.) in the downtown.

LAKE ACCESS
This rendering illustrates how public
access to the Lake on the Sachs property
could be a wonderful amenity for the

public. This view if from the western

part of the downtown looking up towards

the existing mall property, showing

taller buildings out in the distance on
the mall site.
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CIVIC AND OTHER PUBLIC SPACES ARE THE GLUE
Scaled appropriately, a variety of public spaces,
including the streets, should act as the glue that

transforms the collection of parts into a cohesive

place. Spaces should be small enough to be of

a human scale, fit the context, and not create
barriers or separate uses beyond reasonable

walking distances. However, some spaces should
be large enough to be programmed and bring
people together (i.e. small outdoor music
performances, farmers markets, etc.)

CIVIC SPACE

Several new civic spaces are shown on this plan, both at the
intersection Of Baxter Road and Old Chesterfield Road, but also
on the north side of Old Chesterfield Road, where small

artisan/incubator spaces could be located.
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STREETSCAPE IMPROVEMENTS

Public investments of the public right-of-way along this
section of Old Chesterfield Road will be necessary to
enhance walkability, and the look and feel of this area.

Improvement such as the addition of on-street parking,

reduction of curb cuts, additional street trees, benches,

public art and bike lanes would help create a sense of place

and improve the character of this area.

Strategy: Implement Future Recommended Improvements
The improvements identified on the neighboring image and described on the
following page were selected after evaluating intersections and roadway
segment with either poor overall level of service, significantly decreased

level of service, or a level of service or capacity that was inconsistent with the
rest of the corridor. Intersection and roadway segment capacity, turning
movement counts, and overall demand were analyzed to determine the

cause of the issue. The number of lanes, intersection configuration, and
corridor characteristics improvements were considered to determine which
improvement would be most appropriate to address the concern. These

improvement recommendations stem from a system evaluation to ensure

localized improvement in one area do not have unintended impacts in

other areas of the system.
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CHESTERFIELD MALL
INDEPENDENT, PRIVATE COMMERCIAL

DEVELOPMENT
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Conceptual “downtown” road network and interconnectivity.

URBAN PUBLIC STREETS, BIKEWAYS, PARKS & CIVIC SPACES

DOWNTOWN, MIXED-USE
INTEGRATED AND CONNECTED PUBLIC INFRASTRUCTURE

URBAN PUBLIC STREETS, BIKEWAYS, PARKS & CIVIC SPACES
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DOWNTOWN, MIXED-USE
INTEGRATED AND CONNECTED PUBLIC INFRASTRUCTURE
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23,902,448 Square Feet of New
Commercial Development

&

650,498 Square Feet of New
Industrial Development

since 2010

Governmental obligations have grown and are growing!

Year

Public

Street

mileage

Streetlights

Marked

Patrol

units

Parks

acreage

Baseball\

Softball

diamonds

soccer

fields

Multi-

Purpose

Fields

Aquatic

Center
Amph.

Field

Rental

Hours

Aquatic

Center

Attendance

Municipal

Zoning

Approvals

Population
Property

Tax

2020 176 244 38 593 31 14 1 1
225

(7/20)

closed for

the season
47,484 $0.00

2019 176 237 38 589 29 14 1 1 13,530 35,136 1,380 47,484 $0.00
2018 176 237 38 571 29 14 1 1 15,571 38,267 1,423 47,484 $0.00

2017 176 237 34 571 29 15 1 1 17,127 38,267 1,421 47,484 $0.00

2016 176 237 34 577 29 15 1 1 17,472 39,996 1,340 47,484 $0.00

2015 175 237 33 571 29 15 1 1 19,058 39,282 1,252 47,484 $0.00

2014 175 237 31 571 29 15 1 1 19,049 35,648 1,243 47,484 $0.03

2013 172 230 30 372 29 15 1 1 17,489 35,699 1,506 47,484 $0.03

2012 172 230 30 372 29 15 1 1 17,785 52,001 1,149 47,484 $0.03

2011 167 184 36 372 29 15 1 1 16,047 55,487 1,100 47,484 $0.03

2010 167 184 36 353 29 9 2 1 0 15,283 52,845 1,110 47,484 $0.03

2009 167 184 36 353 29 9 2 1 0 13,648 44,693 1,122 46,802 $0.03

2008 167 184 35 319 27 9 2 1 0 13,293 52,588 1,179 $0.03

2007 167 184 32 319 27 9 2 1 0 14,160 56,499 $0.06

2006 163 10 30 317 27 9 2 1 0 14,305 40,834 $0.06

2005 161 10 30 254 25 9 0 1 0 12,365 38,439 $0.06

2004 161 10 30 200 24 7 0 1 0 10,195 28,977 $0.06

2003 161 10 27 200 24 7 0 1 0 9,909 29,275 $0.06

2002 161 10 26 200 14 7 0 1 0 8,109 40,551 $0.06

2001 150 10 26 200 12 7 0 1 0 6,228 40,844 $0.06

2000 150 10 26 1 0 $0.10

26 MILES

AC
393RES

234

LIGHTS

12 PATROL

UNITS
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Parks & Facilities added in the last 10 years
• Chesterfield Amphitheater opened Spring 2011

• F Quad Athletic Fields - 2011

• Eberwein Park opened 2012

• Eberwein Community Garden opened 2012

• Route 141 - Olive and Ladue landscaping maintenance 2013
• Rivers Edge Park opened 2014

• Lights added on B1 & B2 2015

• Brought Public Art in-house in 2015

• Lights added on B5, A3 & A4 2016

• Veterans Honor Park opened 2016
• Chesterfield Parkway West Community Garden opened 2017

• Monarch Levee Trail Addition 2014 & 2016

• Acquired property/Monument sign at Long and Kehrs Mill (~5 acres)
• Sand volleyball courts 2018
• Acquired Awakening and additional 16 acres for Phase 2 & 3 Riparian Trail 2019
• Brought pool management in-house 2019

• Story Book Walk opened 2020

• Additional Pavilion in Central Park in 2020

• Added synthetic turf to the 4 F quad Fields partnership with CBSA 2020
• Acquired Logan Park 2020

• Acquired Chesterfield Fairgrounds – 8 acres 2020

EXPANSION OF THE PROVISION OF SERVICES

EXCERPTED FROM

FINANCE 103
9/22/2020

CONCLUSIONS:

The City of Chesterfield is in sound financial condition presently.

The Chesterfield Community IS experiencing an erosion of level of service due to

growth (all forms), inflation, regulation, and real revenue loss.

Non-Law Enforcement General Fund expenditures have already been reduced by more

than $2 million.

The City of Chesterfield continues to have an unhealthy reliance on sales tax

revenues. 55% of total revenues.

Revenues are volatile, are being reduced, and are threatened by outside actions.

The current levels of service provided is unsustainable. In the very near future, the

Community will be required to make a determination as to how they envision our

future. The status quo is unsustainable, and we will need to adjust to the

Community’s direction.

Contract?

Expand?
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• The Chesterfield Community has identified numerous infra-structure
needs that are unrelated to any individual developments that have no

probability of execution due to funding.

• The City of Chesterfield has no desire or intent to subsidize or

incentivize private development costs.

• New development is occurring and will create additional municipal

obligations on the City of Chesterfield.

• If a new revenue source is not provided by the current and future

landowners of the development area, the costs associated with providing
services to these properties will be borne by the larger Chesterfield
Community.

• City revenues are declining and the resources available to provide

services is, at best, static. Any additional burden on municipal
resources associated with the new development will result in diminished

services to existing residents and businesses of Chesterfield.

• The City of Chesterfield desires to identify funding for the municipally
desired public improvements and identify a permanent funding source

to cover the additional service requirements created by development.

Revenues derived from the developing properties and not from the

current residents and businesses of Chesterfield.

• It is possible to implement one or more economic development tools to

initially fund desired public infrastructure, fund ongoing maintenance
and operation of public improvements, and have those expenses paid for
by the properties within the development. In short, it is possible that

the needs and impacts created by development, are paid for by the

developments, without any burden on the existing Chesterfield

Community.

• Protect the taxpaying residents of Chesterfield.
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The term developer incentive should be categorically rejected. The City
should not consider any developer centric financial incentives. The

purpose of employing any economic development tools is intended to:

• Protect the existing level of services to Chesterfield residents and

business

• Provide capital funds to construct or improve public infrastructure

• Expand and or enhance the set of public amenities available to the

public

• Prevent foisting the future financial burden for M/R of new public

infrastructure onto the residents and businesses of Chesterfield.

• The City of Chesterfield has substantial experience in the use of these
tools for the benefit of the general public, while intentionally avoiding

developer incentives or subsidies.

• In fact, the City has engaged in substantial litigation to prevent
inappropriate use of public funds.  It is important to recognize that

the structure, governance, and oversight of any economic
development tool is critical.

• These economic tools are important tools but are not inherently good
or bad. The individual implementation and structure of these tools
determine whether they are of general benefit to the public, or mis-

used as a private enrichment.

• The first characteristic that differentiates economic development

districts, is whether the proposed district is a developer controlled or
a City driven initiative.
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• It should be self-evident, that $2 billion of new development in the

southwest quadrant will create additional workload and burden on
existing municipal services.

• The addition of 4,000 residential units, 4,000,000 square feet of office

space, and 900,000 square feet of retail space, will require police,
public works, parks, planning and administration resources.

• Without expanding the currently provided available City resources, the

levels of service currently provided to the existing residents and
businesses will be diminished\reduced.

Absent a new funding source, preferably paid by the developing
properties, these resources will be drawn from the existing level of
Chesterfield services, directly reducing the services currently provided
to the residents of Chesterfield.

Special Financing District Concerns\Issues

The City of Chesterfield has opposed special financing districts intended
to reduce, offset, or directly fund the cost of private development

costs.

The City of Chesterfield does not attempt to incentivize or entice
development at the expense of current taxpayers.

In general, approved financing districts were limited to funding public
improvements.  As a result, the City of Chesterfield has taken a pro-active

approach to create and participate in the governance\oversight of such

districts and has opposed development driven districts. It is my personal

opinion that the City should continue to oppose developer driven

financing districts, preferring to initiate public centric economic

development tools that focus on public improvements and permanent

revenue strategies.
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HYPOTHETICAL SCENARIO #1 (no financing district, full build)

Assume that the City of Chesterfield elects not to consider use of any Economic Development tools.  Further
assume, best case scenario for the sole purpose of this exercise, that both Wildhorse Village and the TSG re-

development of Chesterfield Mall proceed without such tools:

o The necessary improvements to regional public infrastructure are not funded resulting in degradation of existing

roadways, additional traffic, delays, and incomplete infrastructure systems.

o The desired enhancements or additions contemplated for the southwest quadrant are not funded or realized.

o The desired amenities mandated by Chesterfield zoning, e.g. trails\walkways, lake amenities, parks, etc., are not

made available to the general public.

o Development occurs and the City is severely burdened with stretching existing resources, e.g. Police, Public

Works, Parks, Admin, Planning, to provide services to the residents and businesses of these new developments.

Clearly this results in diminishing the level of resources that are deployed to the existing residents and businesses
within the City of Chesterfield. While the mere addition of residents, businesses and retail at these magnitudes

will reduce service provisions well below reasonable service levels, refer back to the promotional development

videos which portrayed public streets with multiple traffic signals, public bikeways, and urban street

configurations. The City simply cannot absorb those burdens with existing resources. Every City service,

amenity, facility and property will degrade.

HYPOTHETICAL SCENARIO #2 (no financing district, WH Village builds, Mall sits idle)

Assume that the City of Chesterfield elects not to consider use of any Economic

Development tools. Assume for the sole purpose of this exercise, that Wildhorse Village

proceeds, but the TSG re-development of Chesterfield Mall is delayed or abandoned:

o The Chesterfield Mall Property remains in its current state, Macy’s, Cheesecake Factory, and the Theater permanently abandon

the site until a new redevelopment partner emerges. However, knowing that the City of Chesterfield is unwilling to consider any

financing tools, redevelopment opportunities will be limited and the site will continue to deteriorate for an unspecified length of

time.  Less than optimal development partners will emerge.

o All associated property tax districts are unable to realize the benefits of a $1.5 billion increase in property values associated with

the redevelopment of the mall property.

o The necessary improvements to public infrastructure are not funded, resulting in degradation of existing roadways, additional

traffic, delays, and incomplete infrastructure systems.

o The desired enhancements or additions contemplated for the southwest quadrant are not funded or realized.

o The desired amenities, mandated by Chesterfield zoning, e.g. trails\walkways, lake amenities, parks, etc., are not made available

to the general public.

o Development occurs, and the City is severely burdened with stretching existing resources, e.g. Police, Public Works, Parks,

Admin, Planning, to provide services to the residents and businesses of these new developments.  Clearly this results in

diminishing the level of resources that are deployed to the existing residents and businesses within the City of Chesterfield.

While the mere addition of residents, businesses, and retail at these magnitudes will reduce service provisions well below

reasonable service levels, refer back to the promotional development videos which portrayed public streets with multiple traffic

signals, public bikeways, and urban street configurations. The City simply cannot absorb those burdens with existing

resources. Every City service, amenity, facility and property will degrade.
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'Reimagine': St. Louis County to spend millions to demolish
JamestownMall, vows to attract new development

The former JCPenney Outlet Store (building on right) and
Macy's at JamestownMall in Florissant on Thursday, May 21,
2015. Photo by Cristina Fletes-Boutte, cfletes-boutte@post-
dispatch.com

HYPOTHETICAL SCENARIO #3 (Capital financing tool only, no on-going funding)

Assume that the City of Chesterfield elects to consider use of an Economic Development tool only to fund
major capital public improvements, but elects to forego permanent revenue generation to fund operation and

maintenance of these improvements, ignoring the increase burden on City resources.  Further assume that

both Wildhorse Village and the TSG Mall re-development occur as anticipated:

o The desired amenities, mandated by Chesterfield zoning, e.g. trails\walkways, lake amenities, parks, etc., are

not made available to the general public.

o Development occurs, and the City is severely burdened with stretching existing resources, e.g. Police, Public

Works, Parks, Admin, Planning, to provide services to the residents and businesses of these new developments.

Clearly, this results in diminishing the level of resources that are deployed to the existing residents and
businesses within the City of Chesterfield. While the mere addition of residents, businesses and retail at these

magnitudes will reduce service provisions well below reasonable service levels, refer back to the promotional

development videos which portrayed public streets with multiple traffic signals, public bikeways, and urban

street configurations. The City simply cannot absorb those burdens with existing resources. Every City

service, amenity, facility and property will degrade.
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HYPOTHETICAL SCENARIO #4 (Capital and Operational funding)

Assume that the City of Chesterfield elects to consider use of Economic Development tools to fund desirable
major capital public improvements, but does so contingent on developer cooperation in establishing a

permanent, ongoing dedicated revenue source, paid ONLY BY the owners\users of property within the

development area. The revenue stream would be based on the value necessary to provide additional police,

public works, parks, planning, and administration resources solely to serve the development area.

o Development occurs in the City’s desired configuration.

o All of the property tax districts benefit from the addition of more than $2 billion of increased property taxes.

o The City is able to secure construction of desired capital improvements (limited only by the maximum debt service

funded by the taxing district).

o The City, through a new and separate funding source, has revenues to offset the increased burden of providing

services, e.g. Police, Public Works, Parks, Admin, Planning, to the residents and businesses of these new
developments, without impacting or diminishing the existing levels of services throughout the City.

o The desired amenities, mandated by Chesterfield zoning, e.g. trails\walkways, lake amenities, parks, etc., which

enhance the southwest quadrant as well as these developments, are available to the general public. Further

enhancing the consumer experience and impacting overall property values.

It is my recommendation that, much like what was done in Chesterfield Valley, the City

should consider the following, prior to consideration of any developer-initiated action:

o Pro-actively identify the preferred economic development tools.

o Pro-actively identify the public infrastructure needs for the southwest quadrant and estimate their

cost.

o Pro-actively identify the structure of an ongoing revenue source to fund the ongoing maintenance

obligations associated with development of the southwest quadrant.

o Pro-actively negotiate with the landowners for the voluntary implementation of one or more of the

economic development tools to fund a specific set of public improvements and to create a permanent

revenue source.

o Pro-actively initiate conversations with the major taxing districts to discuss the economic

development options, including St. Louis County, Fire District, and School district(s).

o Pro-actively engage consultants to develop financial information and projections.

o Pro-actively involve legal counsel to develop a legal framework to accommodate all of the above.
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Valley produced 40% of the Total Rockwood Property
Tax generated from within City of Chesterfield.

($38,615,514)

TDD, CID, & NID, all require “add on taxes”, even if considered as user-fees…..

TIF does not increase property tax, or Sales tax. Simply diverts increment for specified

purpose.

1994 Valley Assessed value
$18,905,090

2020 Valley Assessed value
$360,545,900

increased by a factor of 1900%

General Fund Parks Capital Public Safety

Transfer to
Public Safety

TOTAL
ADOPTED

BUDGET

COMPARED TO
2021 BUDGET

EXPENDITURES

2014 $21,130,238 $8,411,304 $9,711,618 $0 $39,253,160 $0 $39,253,160 ($3,322,365) Since 2014

2015 $21,740,854 $8,828,232 $9,090,313 $0 $39,659,399 $0 $39,659,399 ($3,728,604) Since 2015

2016 $21,407,605 $9,079,883 $12,570,272 $0 $43,057,760 $0 $43,057,760 ($7,126,965) Since 2016

2017 $21,616,697 $9,136,509 $8,276,796 $0 $39,030,002 $0 $39,030,002 ($3,099,207) Since 2017

2018 $24,211,928 $8,728,949 $6,430,810 $0 $39,371,687 $0 $39,371,687 ($3,440,892) Since 2018

2019 $19,245,157 $8,882,155 $5,827,603 $10,908,808 $44,863,723 ($7,546,351) $37,317,372 ($1,386,577) Since 2019

2020 $19,535,272 $8,803,640 $5,754,546 $11,552,571 $45,646,029 ($7,891,624) $37,754,405 ($1,823,610) Since 2020

2021 $18,793,707 $8,692,816 $4,940,316 $11,727,942 $44,154,781 ($8,223,986) $35,930,795 $0 Since 2021

2022

General Fund Parks Capital Public Safety

Transfer to
Public Safety

TOTAL
ADOPTED

BUDGET

COMPARED TO
2021 BUDGET

EXPENDITURES

2014 $21,217,369 $8,734,287 $8,845,989 $0 $38,797,645 $0 $38,797,645 ($1,228,392) Since 2014

2015 $21,924,818 $9,349,033 $8,067,252 $0 $39,341,103 $0 $39,341,103 ($1,771,850) Since 2015

2016 $22,068,605 $9,139,468 $11,660,653 $0 $42,868,726 $0 $42,868,726 ($5,299,473) Since 2016

2017 $22,066,261 $9,391,620 $7,707,880 $0 $39,165,761 $0 $39,165,761 ($1,596,508) Since 2017

2018 $25,597,343 $8,907,329 $6,791,766 $0 $41,296,438 $0 $41,296,438 ($3,727,185) Since 2018

2019 $20,475,966 $9,001,655 $5,973,114 $10,908,808 $46,359,543 ($7,546,351) $38,813,192 ($1,243,939) Since 2019

2020 $21,204,718 $8,890,046 $5,679,178 $11,552,571 $47,326,513 ($7,891,624) $39,434,889 ($1,865,636) Since 2020

2021 $20,024,890 $8,617,811 $5,422,596 $11,727,942 $45,793,239 ($8,223,986) $37,569,253 $0 Since 2021

2022

INCLUDES $2.6 MILLION ANNUALLY FROM PROP P, BEGINNING FALL 2018

ADOPTED BUDGETED EXPENSES

ADOPTED BUDGET REVENUES


