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BACKGROUND: 

For the past several months, staff has been working with Four Horseman Properties, LLC on a proposed 

redevelopment project of 101 E. 4th Street. The property owners desire to renovate the vacant commercial 

building to a 7,200 square foot restaurant/bar/brewery with outdoor seating called the “Black Pony 

Brewery” and add second story residential components. The private investment estimated for the project is 

$750,000.  

 

On October 12, 2020, the City Council approved the Black Pony Redevelopment Plan, determination of 

blight for both downtown and the project area, and certain tax abatement through Chapter 353. Chapter 353 

tax abatement is an incentive allowed by Missouri law to encourage the redevelopment of blighted areas 

through the abatement of real property taxes. Under Chapter 353, tax abatement on real property can be 

approved for a period of up to twenty-five (25) years. State statute allows for up to one-hundred percent 

(100%) property tax abatement for the first ten (10) years and up to fifty percent (50%) for the following 

fifteen (15) years for approved projects. In developing a local Chapter 353 program, a community can 

customize the program to tie levels of abatement directly to the amount of total investment and adherence 

to design guidelines. 

 

The approved 353 Redevelopment Plan for the Black Pony Brewery Redevelopment Corporation follows 

the intent of the desired future 353 District with 100% tax abatement on the improved value for a period of 

ten (10) years, then a 50% tax abatement on the improved value for the following fifteen (15) years. The 

proposed tax abatement is for only the improved post development value and does not lower or remove any 

existing property taxes to each taxing jurisdiction.  

 

The proposed ordinance executes a Development Agreement with Black Pony Brewery Redevelopment 

Corporation and Four Horsemen Properties, LLC, for implementation of the Black Pony Brewery 

Redevelopment Plan. The Development Agreement outlines certain mutual covenants between the parties 

to ensure redevelopment activities associated with the approved redevelopment plan. In addition to certain 

tax abatements, the City agrees to replace the sidewalk adjacent to the property with the upcoming traffic 

signal replacement project. The development agreement approves licensing a portion of the public right-of-

way (sidewalk) to the owner for outdoor café seating. The area will include a permanent decorative fence 

as well as any additional protections necessary from vehicular traffic. Once the property is fully developed 

according to the redevelopment plan, a certificate of completion will be provided to the owner for tax 

abatement purposes.  

 

 

  



FINANCIAL CONSIDERATIONS: 

The property currently has a 2020 assessed valuation of $13,010 and generates a total of $1,066 in annual 

property taxes, with $111 coming to the City of Maryville. If existing conditions are present for the full 

twenty-five (25) year period with no redevelopment, a total of $26,652 in property taxes will be due from 

the property, with $2,770 in total to the City.  

 

If the project proceeds as planned, the post development assessed value is estimated at $133,010, resulting 

in an estimated $10,899 in annual property taxes. The approved 353 Redevelopment Plan outlines a 100% 

tax abatement on post development taxes for ten (10) years, and a 50% tax abatement on post development 

taxes for years eleven (11) through twenty-five (25). For the developed full twenty-five (25) year period, a 

total of $107,034 in property taxes would be paid from the property with $11,125 to the City. 

 

LEGAL CONSIDERATIONS: 

The ordinance has been reviewed and approved by the City Attorney.  

 

COMPREHENSIVE PLAN: 

Section Two: A Community Vision (Chapter 4, p. 44 & 46) 

• Figure 4.1: Priority Projects within the Next Ten Years 

o “Revitalization of Downtown Maryville.” 

• The Economy and Economic Development 

o “Focus on the revitalization of Main Street as the civic/cultural/retail center of 

Maryville.” 

Section Three: Community Plan (Chapter 6, p. 83, 89, 90, 96, 97) 

• A Destination Downtown 

o “This chapter examines the potential inherent in Maryville’s traditional downtown and 

presents a program that can realize its potential to provide a distinctive and prosperous 

urban place for the city and its residents and visitors.” 

• Goals for Downtown Maryville 

o “Improve the condition and appearance of downtown buildings.” 

• The Downtown Maryville Concept 

o “Produce better property maintenance and encourage the rehabilitation of buildings, 

including building façade, improvements consistent with the original character of 

structures.” 

• Building Condition and Façade Design 

o Design Guidelines 

▪ “Adopt design standards for new construction and rehabilitation within the 

downtown historic district. Important factors such as prohibition of inappropriate 

façade materials (such as vinyl siding, corrugated metal, and concrete block), 

building orientation, and parking layout and configuration, will improve the 

customer environment and increase the coherence of the district’s-built 

environment.  The DREAM document includes illustrations of potential guidelines 

applied to specific buildings, some of which are reproduced here.” 

 

DOWNTOWN STRATEGIC PLAN: 

Executive Summary. (p. 2) 

• Goal Three: Address Commercial Building Conditions in Downtown. 

o “The effort to improve building conditions has several phases. First, the City should begin 

with a review of its building codes and practices city-wide. Such a review should include 

a set of simple design standards for infill construction in downtown to ensure that buildings 

are constructed that complement downtown architecture and existing materials.” 



Building Design and Conditions (p. 15) 

• Develop Infill and Rehabilitation Standards 

o “Maryville needs to adopt Downtown design standards for new construction as well as for 

rehabilitation work in the historic district.  These standards will be enforced through the 

local historic preservation commission to protect existing Downtown buildings.  Important 

design aspects such as prohibiting certain materials for facades (e.g. vinyl siding, 

corrugated metal siding, and cinder blocks), building orientation, and parking lot layouts 

will improve the pedestrian friendliness of downtown and will help ensure that new 

construction compliments the historic district.” 

 

RECOMMENDED ACTION:  

Approve the proposed ordinance to execute a Development Agreement with Black Pony Brewery 

Redevelopment Corporation and Four Horsemen Properties, LLC, for implementation of the Black Pony 

Brewery Redevelopment Project. The 353 Redevelopment Plan for Black Pony Brewery Redevelopment 

Corporation is consistent with both the 2019 Downtown Design Guidelines and Downtown Overlay 

District. The property at 101 E. 4th Street has been underutilized and poorly maintained with several prior 

projects. Approval of the Development Agreement ensures a private investment of approximately $750,000 

and restore a visually prominent downtown corner building. The proposed project aligns with the adopted 

FY’21 Strategic City Council Goal to “Redevelop the Physical, Economic, and Cultural Viability of 

Downtown Maryville. 


