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The Coalition to Build and Support
a State Historic Tax Credit Program

to Build the Urban New Entrepreneurial Economy

Eric Friedman



Some History

€ 1996: St. Louis sees its best and brightest young people
leaving; they are attracted to urban centers with vibrant
cultural & recreational institutions, walk-able streets, transit
systems, etc. (See Creative Class, by Richard Florida)

€ The city ranks 27t of 35 peer cities in number of college
graduates with bachelors degrees in MSA,

@ St. Louis - high construction costs and relatively low housing
costs.

lEast West Gateway Council of Governments, “Where We Stand,” 2010




— The Goal

Create an environment in which
Millennials and Boomers want to live,
work, play and STAY!




Arcade Building built 1913

Dominium Development
800 Olive Street,

Downtown St. Louis
Artist lofts, market-rate apartments

& retail
Photo courtesy of US Bank, CDC

Historic renovation completed 2015




The Players

€ A Champion - Civic “White Knight”
<> Economic resources
<> No agenda except commitment to his community

€ REALTORS®
<> 22,000 strong in Missouri
<> Well-organized, with economic and political power

€ Main Street programs and local preservation
organizations

€ Downtown Development CDCs, Economic development
and tourism organizations

€ Grass-roots participation, including social justice,
environmental, religious and neighborhood organizations




Corner of Forest Park and Vandeventer,
prior to IKEA groundbreaking

Located in Midtown St. Louis, one of only a
handful of U.S. IKEAs located in urban areas
and the only IKEA property in an urban core.

IKEA, 300,000 sq. ft. of retail
opened September 2015,
3900 Forest Park

in the Cortex Innovation

Community of St. Louis

Photos courtesy of Cortex Innovation Community




The Solution

MISSOURI HISTORIC TAX CREDITS (HTC)

€ Enact a 25 percent tax credit on allowable renovation costs of
Historic Buildings* beginning in 1997:

€ Example: For $500K of approved renovation expenses, a
developer can receive $125K in tax credits.

<> Credits are 100 percent transferable
<> Can serve as equity or collateral for the project

<> Can be sold for $0.87 to $0.92 on the dollar

*On the National Register or contributing to a Register District
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Amy & Amrit Gill, Developers
40 apartments, movie theater &
bowling alley

Photos courtesy Built St. Louis

After renovation, 2005

Moolah Temple
3821 Lindell Blvd,
Midtown St. Louis

built 1912-1914

Before renovation, 1997




The Result

Renovation, Renovation, Renovation

€ 100 buildings renovated in St. Louis CBD
<> 5,000 new downtown residents
<> 43,000 jobs created in the state,

€ Nearly $3 Billion in private investment,

€ Highest percent increase in college graduates in a CBD in the
U.S. (according to CEOs for Cities)

€9 More than 2,500 HTCs awarded Missouri-wide 2000-2014 (value
approx. $1.38 Billion),

22010 St. Louis University/Missouri Growth Study (2000-2009 data)
3Community Builders Network of Metro St. Louis, Nov. 11, 2015




1110 Washington Ave., Downtown St. Louis, built 1901

Bruce Development
82 apartments, 1°* floor commercial space, parking garage

' | 1588.9992

\“b




. Lockerdome, 1221 Washington, in the Washington Avenue Historic District




The Never-Ending Challenge

€ Keeping HTC in place
<> Continuing lobbying of legislators so program isn’t capped more
or gutted
€ Maintaining a coalition
<> Keep communication open in both directions
<> Build personal relationships among participants and legislators

9 Finding new partners

<> Partners such as Arch Grants.org which provides $50K grant
individuals who start or grow a business in St. Louis, founded by
the HTC Champion

<> Cortex Innovation Community — Building the ecosystem

<> Allies who “get it” — understand HTC benefits to the community,
and have economic and political power




Local Internet Choice

€ Advanced broadband is to the 215t Century what Electricity
was to the 20t Century

€ Advanced broadband can facilitate simultaneous progress in every area
that is important to a community including education, health care, public
safety, energy efficiency, and economic development
€ Communities need to play a large role in securing high-
speed, affordable, ubiquitous Internet for their community

€ Communities must have the authority to pursue high-
capacity broadband networks, by working with the private
sector, and in the absence of adequate private sector
involvement and investment, by pursuing broadband
initiatives on their own

€ Examples of successful local broadband initiatives include:
€ Chattanooga, Tennessee
€ Lafayette, Louisiana
€ Santa Monica, California




CLIC

coalition for local internet choice

€ The Coalition for Local Internet Choice (CLIC) is an organization
that was developed to help promote local authority to make
broadband infrastructure decisions

€ CLIC’s members include businesses, communities, advocacy groups, and
individuals

€ To learn more about community-driven initiatives to improve
broadband capacity, and to join CLIC, visit:
www.localnetchoice.org

€ CLIC will also be hosting a one day event before the Broadband
Communities Conference in Austin, Texas on April 4, 2016

€ More Information is available:
http://www.bbcmag.com/2016s/pages/16CLICconference.php

€ Special CLIC Promotion Rates Apply




Historic Tax Credits

& Entrepreneurship
in Tower Grove Neighborhoods

Dana Gray



= Organizational History

Tower Grove Neighborhoods CDC is a consolidation of 3 housing
corps with 30+ years of history. The organization supports the
area’s growth by promoting responsible development, affordable
housing, and diverse character in the area served.

Mission: promote and improve quality of life by attracting public
and private investment and providing real estate and other
community services.
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1900 acres/ 2.9 sq. miles
* Total Population 25,029
 Total Households 14,822
* Housing Units 13,732
* Vacant Housing Units 2131
(15.5%)




A
v
— VAR AN
3

Foophes .wno/
g.ﬂ.~. r.ﬂ‘
Nt A LAN
.
= (Vp)
m ©
c
= +—
Y- o - 5 =
o < O C o
c O S o S 2
@) > © 2 3 j=
. - W @) )
) A S 'c z
o £ >2 2 vwo g
O ‘= = Ig§ £
v G ©
c o E o 2
o £ S o g =2
0 o ET o S o .2
=i S2 < L& &
T2 On
S . .
w L ° °




National Regisier of Hislonc Flaces
Continuation Sheet

Seconnumber 7 Page 8 Reber Place Hatone Disarict
St Lous [Independent City|. Missoun

Secoratne beclwerk o cormace Mewel o inchadies cort | cosres thae smpls dhaliow Bracioets sad rectangain
soctoon of lighaer, Doy Bk, and the whate, ghannd Mrra cutta copang blos om the parapet wall

Ancillary Baldiag: o guage H1C)

¢ 1921

Moo | Rowd? shage e
Wl eaater vl ek Foundalson Comoron

Thes S gavage has o Bt coid pnd fonr, sepor e vehwoudar oponnps, ol contiaanmng & sonduoiine shamensurn
Oveiend Qo The brach wnls dest o i pousind Conorote Foamdation am] Souuee Totes COfle i ipet Copeng Tl

A9 AKSENSAL ST ey taddirg) HIC)
IV
Tape o Saniam Mudupde GucliogDd ek His
Sornes - Hood dragw u
Povch Novp Nood munnad Not viedic
Wall susccal exi Towdaton Suoe

A vagh window and an archod recem Soom tha two firg-story bayy, 2 segle wndew and a parcd wndow form B
twve buny of B wocond wory. Two waghe eetrance doors ocouepy B recess i the wod ond by, Addtcorad viebie
hegor s archuectural dloments poosort i hade the e over oxch eorarce door, the header dech coures Pt
focm B wamental & chon over cach window, B ooyt 1o cponed anduton, B wone windowsdly wih
Socorative peossed bk molfiag bolow; tho decorataw bocbwarrd & cornce Sevel thae schadon 2 promad bewck rope
petors and corbeld courses that loem Sommly, and B prowsed metl cocnce 2 Sw op of e paraget wall

AR ARSESAL ST (promiey badong) 1)

8

Bokber Chasborg VA
Dype ot Saiam Sanygle Duvclioy

NS | oot shge 2"
Puorch Onher R R wuabens Nl v e
Wl el Bk Fonndidsn Skt

A sl windorm and e ontr e Soun Soem e Da Tagade buns. A hpped rood ponch shelions e endinie of e
ot ond by Voubie bivdor archanedtunal clomonts prosent nchalc the M Cotha copeng Ske on the Sront parages
wall the vooe wndousll and B docorzmae bock work owir B0 window opoamg.  Alcratoos exlode the o of
B¢ ongral porch rood mppon postx, o replacemnt of 2w ooypoal entrance dooe, ndelighe and Tamom wash noe-
Moo afil manrol, aad e apponent rebarkdng of fw apper Dyade wall (dadow haes wagpes aliraton %0 fus



| | 4175 Shaw
Priorities for revitalization | . former
\ ; Gas Station
vacant lots
corner properties
LRA property
Nuisance property

rehab needs in excess
of the marketable value

projects not likely to
attract private
Investment

3901 Shaw
former corner market,
originally a theater




1634 Tower Grove Ave

1634 Tower Grove Ave - After
Olia a wine bar in a former auto service station
Elia a restaurant in a former duplex




1624-1630 Tower rove Ave. — After
La Patisserie Chouquette, French Pastry shop
DTLS Landscape Architect Studio

11 et




1605 Tower Grove
- After
Union Studio
Artists Workspace
& Gift Shop

1621 Tower Grove — After
Old Standard
Fried Chicken & Bar

¥

N
STANDALD

1621 & 1605 Tower Grove Ave - Before




3537 South Kingshighway - Before

After — Garcia Properties Real Estate office
and 15 Loft Apartments with rooftop deck




After
The Station a take out restaurant &
The Social Affair catering
This project was awarded by the St. Louis
Landmarks Association and is considered a
Brownfield remediation success story.




3500 Magnolia — Before

3500 Magnolia — After
The Beck Law Firm




2622 South Kingshighway
Before & After
22 Unit Apartment Building




3150 S Grand Blvd. Before & After
Rooster café

Photo credit: St. Louis Landmarks Association



Business Districts
] Walkable & Bikeable Communities

Within the Tower Grove Neighborhoods is the South Grand Business District,
Tower Grove Business District, and Hill Business District.
Residents can walk or bike to most any service amenity needed.




LEVERAGING HISTORIC TAX CREDITS TO FINANCE
URBAN REVITALIZATION

The Experience of Missouri and St. Louls

Bob Lewis



=i How do Tax Credits Work?

Typical Financing: COME UP WITH THE MONEY!

Alternatively: ‘My Money + State’s Money + Fed’s'
Money |

| pay up front

Alternatively: My Money +‘State's Money + Fed's Money'

Missouri 25% ; Returnedto me'as tax credits
Federal 20%




How do Tax Credits Work?

Typical Financing: $1,000,000 Project Costs
Alternatively: My Money + State’s Money + Fed's Money

$500,500 + $250,000 + $200,000
Missouri  25% | o— Returned to me as tax credits,
Federal 20% Pay off the mortgage, etc.

Who has $1,000,000 to put at risk?
Sell the tax credits to “rich” tax payers.
Cost of doing so reduces value of tax credits to 85-90%.




- Historic Preservation Tax Credit Awards by County (1998-2015)

BPUCHANAN CO.
(5L Joseph)
$17.3M
SY. LOUIS CITY
$911.0M
JACKSON CO, (U726 awards)
{(Xansas Chty)
} 53395:‘ . ST, LOUIS COUNTY
(305 .‘/ (Claytom)

$24.1M

GREENE CO.
GSpringtield)

$31.2M

STt B | |
$|46 BI"IOﬂ in Tax Credits, 88% in five major urban counties e ' " ® X e



City of St. Louis

The Story of HTCs in
Missouri is the Story of
St. Louis

69% of all projects
62% of HTC value
Founded 1764

61 square miles
— 0.1% of land area

320,000 population
— 5.2% of population




=i St. Louis as Percent of Missouri; HTC Projects

90%
80%
2006 Long Term Average 68.8%
60%
S0%
40%
30%
209
10%
0%




HTC Dollar Value
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=i Tax Credits as Share of Total Project Costs: St. Louis

« $4.4 billion S800 W Remainder of Costs
in total $700 u Tax Credits
costs $600

« 1.0 billion $500
in HTCs $400

e 23% of $300
total costs $200

S$100 ! !
S- --!
EhXoo0osa886 3 -._.::':J:'J::ti
88588888888 S



g;;;oog}aﬁ; :);zgglc District %

Certified Local Historic
District
37% of projects*

Listed Individually
19% of projects

‘Proxecls may be isted in both national
and certified local histonc distncts.



Very high usage
Moderately hgh usage
Less usage -4
L Little actavity an distrcts
B Very small or no dsstricts. "0
- M < sy -
NN Cert. Local Hist. Dsstrict
Nat. Hist. Distct

.
- an 0

Four broad categories of neighborhoods—
What explains the differences?

Very high usage
neighborhoods

Over 8% of parcels and/or more
than 100 projects

Moderately high usage

neighborhoods
Between 6% & 8% of parcels
and/or 50 to 100 projects

Lass usage neighborhoods
5% or fewer parcels and/or fewer
than 50 projects

Neighborhoods with districts
but little activity



Very high usage

Nodactoly bghusage 1| What explains the differences?
B v, sion v Gstrcns L [ S Length of district designation?
] Park + High usage neighborhoods tend to

By o Lossi Het, i have longer historic district
o designations.
* There are exceptions,
Neighborhood Coverage?
* Districts tend to follow neighborhood
boundaries.
* Neighborhoods with higher percent of
eligible parcels tend to use more
S S o HTCs.
SRR B % « Again, however, there are
‘ ; exceptions.
Growing neighborhoods?
— + Growing neighborhoods tend to use
HTCs more often (correlation?).
* No correlation. Some shrinking
neighborhoods also use many HTCs,
* Elimination of overcrowding?
+ But those that have grown have:
» Used HTCs heavily or
+ Have a great historic building
stock,



Very high usage

e T B What explains the differences?
L Little actavity n distrcts
QR oy el o csricn ¥ Increasing Property Values?

* Very high and moderately high
neighborhoods had strong value
growth.

« Cause or effect?

» Less usage neighborhoods have
mixed results.

Crime?
» Crime is lower and declining faster
in tax credit neighborhoods.
. * There is a statistical correlation
between higher usage rates and
declining crime

NN Cert. Local Hist. Diastrict
Nat. Hist. Distict

Geographic Location?
* Agglomeration Effect: Where there
are HTCs, more show up.
» Historic district designation is a
catalyst.
, + 81% of tax credit projects took place
in designated districts.

4



Downtown St. Louis as a Historic Preservation Tax Credit Success Story

WASHINGTON AVENUE LOFT DISTRICT
1875 - 1930

T""\'l"ﬂ COMMEroll waremouse

district specializing n dry geods. garments, and

$NOoe manglactunng

. Osl '."f' '\"." |

Decling m marulactiunng and oreference for
single-story industnal space leads to hign
vacancy

19605 - 19905
NuUmerous projects to revitalize
Downtown St. Louss

1998-2015

State 25101 1ax credits maxke arge-scak
renovation financially feasiole and ead to
dramatc gcopulation growth

1920s

! Tax credit proects

] Natonal histonc
distncts

] |
! F) = 1)
= Tl : ‘%ud*
- ,5 sdatm fe

' moﬂ " .

2007




9,000
8,000
7,000
6,000
5,000
4,000
3,000
2,000
1,000

Simultaneous Growth in Tax Credit Use:
Downtown Total Housing Units & Population

Residential

8.286 Population

6.396

+175%
Total Downtown
Housing Units
+105%

Housing Units Added by
Tax Crodit Projects

IMmage cred: Rob Powers
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Questions?

Eric Friedman, chairman,
Missouri Coalition for Historic Preservation,
President & Coach, Friedman Group, Ltd.,
St. Louis, MO

Nate K. Johnson, asr, crs, GRi
President, Real Estate Solutions, St. Louis, MO

’( nate@livingstl.com

erics@friedmangroup.com

Dana Gray

Community Outreach Coordinator,

Tower Grove Neighborhoods Community
Development Corporation, St. Louis, MO

Robert M. Lewis, aicp, cecD

Principal and President,
Development Strategies, St. Louis, MO

RML@development-strategies.com info@danagray.com
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