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SECOND AMENDMENT TO THE
CIVIC MALL TAX INCREMENT FINANCING PLAN

I. INTRODUCTION

The Second Amendment to the Civic Mall Tax Increment Financing Plan (the "Second
Amendment”) shall amend the Civic Mall Tax Increment Financing Plan as adopted by the City
Council of Kansas City, Missouri (the “Council") through Ordinance N2 94158% and subsequently
amended by the Council through Ordinance N2 970236 (collectively the Civic Mall Tax Increment
Financing Plan as amended shall be referred to herein as the "Plan"). Gernerally, the Second
Amendment alters the Plan in the following ways: i) it expands the Redevelopment Area as
established in the Plan to include additional area immediately north of the Redevelopment Area
described in the Plan said area being bounded generally by 6* Street on the north, Charlotte
Street on the east, Admiral Boulevard on the south and Locust Street on the west in Kansas City,
Jackson County, Missouri; ii) it adds nine (9) additional Redevelopment Projects; and iii) it
authorizes redevelopment of a hotel in the new Redevelopment Project Block No. 15A. Other
than those changes specifically set forth in this Second Amendment, the Plan shall remain
unchanged and shall remain in full force and effect.

- II. SPECIFIC AMENDMENTS

In accordance with this Second Amendment, the Plan shall be amended as set forth
below.

Amendment N°1. Exhibit N2 1 of the Plan, entitled "Location and Legal Description
of the Redevelopment Area”, shall be deleted and a new, revised Exhibit N2 1, attached hereto,
shall replace it.

Amendment N® 2,  Exhibit N2 2 of the Plan, entitled "Site Plan," shall be deleted and
a new, revised Exhibit N2 2, attached hereto, shall replace it.

Amendment N®3. Exhibit N°4 of the Plan, entitled "Estimated Redevelopment Project
Costs,” shall be deleted and a new, revised Exhibit N° 4, attached hereto, shall replace it.

Amendment N4, Exhibit N® 5 of the Plan, entitled "Sources of Funds," shall be
supplemented with the addendum attached hereto as Exhibit N¢ 5.

Amendment N® 5.  Exhibit N°® 6 of the Plan, entitied "Estimated Annual Payments in =~

Lieu of Taxes and Economic Activity Taxes Over the Life of the Redevelopment Plan,” shall
be supplemented with the addendum attached hereto as Exhibit N2 6.

Amendment N? 6. Exhibit N2 7 of the Plan, entitled "Developer’s Proposal,” shall be
supplemented with the addendum attached hereto as Exhibit N2 7,

Amendment N®7. Exhibit N2 8 of the Plan, entitled "Existing Conditions Study, " shall
be supplemented with addendum attached hereto as Exhibit N2 8.
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Amendment N® 8. Exhibit N29 of the Plan, entitled "Development Schedule, " shall be
supplemented with the addendum attached hereto as Exhibit N¢ 9.

Amendment N*9.  Exhibit N® 11 of the Plan, entitled "Land Acquisition and Disposition
Map" shall be deleted and a new, revised Exhibit N® 11, attached hereto, shall replace it.

Amendment N? 10. Exhibit N2 12 of the Plan, entitled " Affirmative Action Policy" shall
be deleted and a new, revised Exhibit N2 12, attached hereto, shall replace it.

Amendment N° 11. Subsection I.B. of the Plan, “General Description, " shall be revised
to read as follows:

The redevelopment area has an irregular boundary generally encompassed
by 6" Street on the north, Interstate 70 (also known as Midtown Freeway) on the
east, 13* Street on the south and McGee Street on the west (the "Redevelopment
Area") in Kansas City, Jackson County, Missouri (the "City") as described in
Exhibit 1.

Amendment N? 12. The first paragraph of Section II. of the Plan, "Estimated
- Redevelopment Project Costs," shall be revised to read as follows:

Estimated redevelopment project costs for the project are projected to be
approximately $221,914,500 over the life of the Plan. The Plan proposes that
approximately $83,207,000 in redevelopment project costs will be reimbursable
from the Special Allocation Fund. The reimbursable project costs include those
shown as set forth in Exhibit N2 4,

Amendment N2 13. Subsection III.A., of the Plan, "Payment in Lieu of Taxes," shall
be revised to read as follows:

The total payments in lieu of taxes ("PILOTS") generated over the
duration of the Plan are estimated to be approximately $55,768,533. Of the total
PILOTS generated over the duration of the Plan $7,380,533 will be generated by
the Redevelopment Project Blocks approved by the Second Amendment, and in
accordance with the Act, said amount excludes any taxes attributable to the Blind
Pension Fund Tax levied under the authority of Article III, Section 38(b) of the
Missouri Constitution and the Merchant’'s and Manufacturer’s Inventory
Replacement Tax levied under the authority of Subsection 2 of Section 6 of article
X of the Missouri Constitution for Redevelopment Projects proposed and
approved as part of the Second Amendment. The resulting payments in lieu of

taxes available to pay redevelopment project costs year are shown in Exhibit N
6.

Amendment N? 14. The first full paragraph of Subsection III.B. of the Plan "Economic
Activity Taxes,"” shall be revised to read as follows:
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Over the life of the Plan, the total economic activity tax revenues are
estimated to be approximately $55,768,000. Of the total additional revenue from
taxes imposed by the Municipality or other taxing districts and which are
generated by economic activities within the redevelopment project areas, as
defined in Section 99.845.3, fifty percent (50%), or approximately $27,884,000
over the life of the Plan, will be made avaitable upon annual appropriation, to pay
cligible redevelopment project costs. Those economic activity taxes available to
pay project costs are shown in Exhibit N2 6.

Amendment N® 15. The first full paragraph of Section VI. of the Plan, "Most Recent
Equalized Assessed Valuation," shall be revised to read as follows:

The total initial equalized assessed valuation of the areas selected for
redevelopment projects, according to the Kansas City assessor’s records is
$10,404,020. The current combined tax levee for commercially assessed property
is projected to be $10.95 per hundred dollars assessed valuation on land and
$9.20 per hundred dollars assessed valuation on improvements. The current
annual tax revenue is approximately $998,625.

Amendment N2 16. Section VII. of the Plan, "Estimated Equalized Assessed Valuation
After Redevelopment,” shall be revised to read as follows:

Upon completion of all of the redevelopment projects, the assessed
valuation of the areas selected for all Redevelopment Projects is anticipated to be
approximately $38,707,400. The increase in assessed valuation therefore is
anticipated to be approximately $30,507,000. The resulting payments in lieu of
taxes available to pay redevelopment costs by year are shown in Exhibit N2 6
attached hereto. When complete, the Redevelopment Projects will yield an
estimated $2,135,676 in additional real property taxes annually.

Amendment N2 17. Section X. of the Plan, "But For TIF," shall be revised by replacing
the last grammatical sentence with the following:

Redevelopment Project Block 15A of the Redevelopment Plan, as
proposed, has little to no return on investment without Tax Increment Financing
assistance and has a rate of return with the assistance proposed that is satisfactory
given the investment tisk associated with the project. Empirical evidence of this
fact is more fully described in Exhibit N® 15 which demonstrates that the
Redevelopment Project Block 15A of the Plan is not likely to attract private
investment without public assistance. '

Amendment N® 18. Section XI. of the Plan, "Conformance to the Comprehensive Plan, "
shall be revised by adding the following to the end of that section.

The Plan is also in compliance with the FOCUS Kansas City Plan and
specifically supports the following initiatives:
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l. Target existing public incentives to projects in areas with existing public
infrastructure (Preservation Plan);

2. Enhance the feasibility of infill development, redevelopment or development
proposed as a contiguous or logical extension of existing development patterns
through direct assistance or development incentives, where justified (Physical
Framework Plan);

3 Retain and attract good business citizens and jobs (Heart of the City Plan); and
4. Provision of new urban amenities in Central Business District (Heart of the City
Plan). :

Amendment N?19. Section XIX., entitled "Requests for Proposals" shall be revised by
replacing the last two sentences of that Section, with the following:

The proposal of any prospective Developer(s) must inciude evidence of financial
commitments sufficient to complete the given Redevelopment Project. The accuracy of
the information contained in any proposal and the reasonableness of the assumptions
contained therein shall be certified to in writing by the prospective Developer prior to
the conclusion of any public hearing on such matters. That proposal will then be
attached to the Plan as a part of Exhibit 7 and shall become part of the plan.

As to implementation of Redevelopment Project Block 15A, the Commission
made a public request for proposals to which Vista Del Rio Redevelopment Company,
L.L.C. responded. A summary of Vista Del Rio Redevelopment Company, L.L.C."s
Proposal, including evidence of commitments for financing, is attached hereto as part of
Exhibit 7. Specific components of Vista Del Rio Redevelopment Company, L.L.C.’s
Proposal have been integrated into and have become a part of the Plan.

Amendment N® 26. A new Section XXII., entitled "Public Participation in Success of
the Plan," shall be added to the Plan and it shall read as follows:

Substantial public financing of the future project improvements is provided
for herein to assist in successful redevelopment of the redevelopment project areas
which will serve the public purposes set forth herein. The purpose of affording
public assistance is to accomplish the stated of public purposes and not to
subsidize an otherwise economically viable redevelopment project. The exhibits
to the Plan demonstrate that these projects would not be undertaken but for the
public assistance being provided. It is recognized that the ongoing profitability
of the Plan is based upon projections that may or may not be fuifilled.
Therefore, tn order to assure that the public assistance being provided does not
subsidize an unreasonable level of earnings, the redevelopment agreement to be
entered with the developer shall contain provisions limiting the developer's return
to a reasonable level not to exceed eighteen (18) percent, whereby the public may
participate in the annual cash-on-cash returns in excess of such reasonable level
of return. In the event that any project improvement is refinanced or sold, once
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all costs of sale or refinancing have been paid, the net remaining proceeds shall
be dispersed as follows:

First, to retire any the private debt incurred by the Developer to
finance the subject project improvement;

Second, to retire any outstanding public debt issued in connection
with the project, if any;

Third, to pay for any cumulative annual return due to the
Developer as allowed pursuant to this Plan; and

Fourth, to return the investors’ equity.

[f upon payment of the forgoing amounts a balance remains, the Commission may
require the Developer to share in the residual proceeds with the Commission in
the same proportion as each party’s respective investment in the subject project
improvement.

- Amendment N2 21. A new Section XXIII., entitled, "Cost Benefit Analysis," shall be
added to the Plan and it shall read as follows:

A cost benefit analysis has been prepared for that portion of the
redevelopment area approved by the Second Amendment to the Civic Mall Tax
Increment Financing Plan. Such analysis describes the following: (1) The impact
on the economy of each taxing district if the Second Amendment to the Plan and
the projects therein are not built; (2) The impact on the economy of each taxing
district if the Second Amendment to the Plan and the projects therein are built;
(3) Fiscal impact study on every affected political subdivision; and (4) Sufficient
information to determine whether the Second Amendment to the Civic Mall Tax
Increment Plan, as proposed, is financially feasible. The cost benefit analysis
referred to herein is attached hereto as Exhibit N2 16,

_ Amendment N?22. A new Section XXIV., entitled, "Gaming" shall be added to the
Plan and it shall read as follows. '

The Redevelopment Plan does not include the initial development or
redevelopment of any gambling establishment,

Amendment N®23. A copy of the Developer’s Affidavit attached hereto, shail be
attached to the Plan as Exhibit 17.
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Exhibit No. 1

Location and Legal Description of the Redevelopment Area



EXHIBIT 1

LOCATION AND LEGAL DESCRIPTION
OF THE REDEVELOPMENT AREA

The proposed Redevelopment Area has an irregular boundary generally encompassed by
6" Street Trafficway on the north, Interstate 70 (also known as the Midtown Freeway)
on the east, 13th Streets on the south and McGee Street on the west. The boundaries are
more specifically described as follows:

Beginning at the point of intersection of the center line of 13th Street and the center line
of McGee Street, thence north along the center line of McGee Street to the center line
of 11° Street; thence east along the center line of 11" Street to the center line of Oak
Street; thence north along the center line of Oak Street to the center line of 10" Street;
thence west along the center line of 10% Street to the center line of McGee Street; thence
north along the center line of McGee Street to the center line of 8th Street; thence east
along the center line of 8th Street to the center line of Oak Street; thence northeasterly
along the center line of Oak Street to the south right-of-way line of 6® Street Trafficway;
thence east along the south right-of-way line of 6™ Street Trafficway to_the west right-of-
way line of Interstate 70; thence southerly and westerly along the west right-of way line
of Interstate 70 to the center line of 11th Street; thence west along the center line of 11th
Street to the center line of Charlotte Street; thence south along the center line of Charloue
Street to the center line of 12th Sireet; thence west along the center line of 12th Street
to the center line of Cherry Street; thence north along the center line of Cherry Street to
the center line of 11th Street; thence west along the center line of 11th Street 10 the center
line of Oak Street; thence south along the center line of Oak Street to the center line of
13th Street; thence west along the center line of 13th Street to the Point of Beginning,
now all included in and a part of the City of Kansas City, Jackson County, Missouri.

REDEVELOPMENT PROJECT AREA DESCRIPTIONS

BLOCK 14

That city block legally described as beginning at the intersection of the center line of
Admiral Blvd. and the center line of Locust Street; thence East along the center line of
Admiral Blvd. to the center line of Cherry Street; thence North along the center line of
Cherry Street to the center line of 6" Street; thence West along the center line of 6®
Street to the center line of Locust Street; thence South along the center line of Locust
Street to the Point of Beginning, all included in and a pant of Kansas City, Jackson
County, Missouri.

BLOCK 15A

Beginning at the Northwest corner of Lot 7, Block 6, of RICE'S ADDITION, also being
a point of the North line of Admiral Blvd. as established by Ordinance N2 15,550 passed
October 10, 1900; thence North 252 feet along West line of Lots 8, 9, 10, 11, 12, Block
6, RICE'S ADDITION, to South line of Right-of Way of Intercity Freeway (also know
as 6" Street); thence East a distance of 288 feet along said South line of Intercity Freeway



to its point of intersection with West line of vacated Holmes St.; thence continuing East
a distance of 50 feet, along South line of 6* Street, as established by Ordinance N® 31324
to its point of intersection with West line of Lot 8, Block 4, RICE'S ADDITION; thence
South a distance of 237 feet along West line of Lots 8 and 9, Block 4, across vacated 6o
Street Trafficway and along West line of Lots 1 and 2, Block 5, RICE'S ADDITION,
to North line of Admiral Blvd. as established by said Ordinance N® 15,550, said point
begin Northwest corner of Lot 3, Block 5, RICE'S ADDITION; thence West along North
line of said Lot 3, prolonged West to West line of vacated Holmes Street; thence South
along West line of vacated Holmes Street to a point 10 feet North of North line of Lot
18, Block 6, RICE'S ADDITION; thence West and parallel with North line of said Lot
18 and its prolongation West to West line of vacated alley in Block 6 in said RICE'S
ADDITION; thence South along West line of said mentioned alley to the North line of
said Lot 7, Block 6, in said RICE'S ADDITION, thence West along the North line of
said Lot 7, to the point of beginning; except all that part of Lots 11, 12, 13 and 14, Block
6, RICE'S ADDITION, a subdivision and all that part of vacated Holmes Street, in
Kansas City, Jackson County, Missouri, described as follows: Beginning at the point of
intersection of the South line of the Intercity Freeway, as now established, and the East
line of vacated Holmes Street; thence South 0 degrees, 08 minutes East along said East
line, 84.00 feet; thence due West 98.53 feet; thence due South 16.00 feet; thence due
West, 49.33 feet; thence due North, 16.00 feet; thence due West 78.33 feet to a point on
the East outside line of an existing building; thence North 0 degrees, 06 minutes, 49
seconds West along said East outside line and the Northerly prolongation thereof, 84.00
feet to the South line of said Intercity Freeway; thence due East 226.16 feet to the point
of beginning.

BILOCK 15 B

All of that city block legally described as beginning at the intersection of the center line
of Cherry Street and the center line of Admiral Blvd.; thence East along the center iine
of Admiral Blvd. to the center line of Charlotte Street; thence North along Charlotte
Street to the center line of 6™ Street; thence West along the center line of 6" Street to the
center line of Cherry Street; thence South to the point of beginning all included in and
a part of Kansas City, Jackson County, Missouri, excluding that portion of the city block
legally described as follows:

Beginning at the Northwest corner of Lot 7, Block 6, of RICE'S ADDITION, also being
a point of the North line of Admiral Blvd. as established by Ordinance N2 15,550 passed
October 10, 1900; thence North 252 feet along West line of Lots 8, 9, 10, 11, 12, Block
6, RICE'S ADDITION, to South line of Right-of Way of Intercity Freeway (also know
as 6" Street); thence East a distance of 288 feet along said South line of Intercity Freeway
to its point of intersection with West line of vacated Holmes St.; thence continuing East
a distance of 50 feet, along South line of 6 Street, as established by Ordinance N¢ 31324
to its point of intersection with West line of Lot 8, Block 4, RICE'S ADDITION; thence
South a distance of 237 feet along West line of Lots 8 and 9, Block 4, across vacated 6
Street Trafficway and along West line of Lots 1 and 2, Block 5, RICE'S ADDITION,
to North line of Admiral Blvd. as established by said Ordinance N® 15,550, said point
begin Northwest corner of Lot 3, Block 5, RICE'S ADDITION; thence West along North



line of said Lot 3, prolonged West to West line of vacated Holmes Street; thence South
along West line of vacated Holmes Street to a point 10 feet North of North line of Lot
18, Block 6, RICE'S ADDITION; thence West and parallel with North line of said Lot
18 and its prolongation West to West line of vacated alley in Block 6 in said RICE'S
ADDITION; thence South along West line of said mentioned alley to the North line of
said Lot 7, Block 6, in said RICE'S ADDITION, thence West along the North line of
said Lot 7, to the point of beginning; except ail that part of Lots 11, 12, 13 and 14, Block
6, RICE'S ADDITION, a subdivision and all that part of vacated Holmes Street, in
Kansas City, Jackson County, Missouri, described as follows: Beginning at the point of
intersection of the South line of the Intercity Freeway, as now established, and the East
line of vacated Holmes Street; thence South O degrees, 08 minutes East along said East
line. 84.00 feet; thence due West 98.53 feet; thence due South 16.00 feet; thence due
West, 49.33 feet; thence due North, 16.00 feet; thence due West 78.33 feet to a point on
the East outside line of an existing building; thence North 0 degrees, 06 minutes, 49
seconds West along said East outside line and the Northerly prolongation thereof, 84.00
feet to the South line of said Intercity Freeway; thence due East 226.16 feet to the point
of beginning, all included in and a part of Kansas City, Jackson County, Missouri.

BLOCK 16

That city block legally described as beginning at the intersection of the center line of 6*
Street and the center line of Cherry Street; thence East along the center line of 6* Street
to the center line of Charlotte Street; thence North along the center line of Charlotte
Street to the South Right-of-Way line of Interstaie 70 (also known as the Midtown
Freeway); thence West and South along said Southern Right-of-Way line of Interstate 70
(also known as the Midtown Freeway) to the Point of Beginning, all included in and a
part of Kansas City, Jackson County, Missouri.

BLOCK 17

That area including an irregularly shaped city block legally described as beginning at the
intersection of the center line of Admiral Blvd. and the center line of Charlotte Street;
thence East along said center line of Admiral Blvd. to the West Right-of-Way line of
Interstate 70 (also known as the Midtown Freeway); thence North and East along said
Right-of-Way line of Interstate 70 (also known as the Midtown Freeway) to the center
point of Charlotte Street to the center line of Charlotte Street; thence South on the center
line of Charlotte Street to the point of beginning, all included in and a part of Kansas
City, Jackson County, Missouri.

BLOCK 30

That city block legally described as beginning at the intersection of the center line of 8th
Street and the center line of Oak Street; thence northeast along the center line of Oak
Street 10 the center line of Admiral Boulevard; thence east along the center line of
Admiral Boulevard to the center line of Locust Street; thence south along the center line
of Locust Street to the center line of 8th Street; thence west along the center line of 8th
Street to the Point of Beginning, all included in and a part of Kansas City, Jackson
County, Missouri.



BLOCK 31

That city block legally described as beginning at the intersection of the center line of
Locust Street and the center line of 8 Street; thence East along the center line of 8"
Street to the center line of Cherry Street; thence North along the center line of Cherry
Street to the center line of Admiral Blvd.; thence West along the center line of
Admiral Blvd. to the center line of Locust Street; thence South along center line of
Locust Street to he Point of Beginning, all included in and a part of Kansas City,
Jackson County, Missouri.

BLOCK 32

That city block legally described as beginning at the intersection of the center line of
Cherry Street and the center line of 8" Street; thence East along said center line of 8"
Street to the center line of Charlotte Street; thence North along the center line of
Charlotte Street to the center line Admiral Blvd.; thence West along the center line of
Admiral Blvd. to the center line of Cherry Street; thence South along the center line
of Cherry Street to the Point of Beginning; all included in and a part of Kansas City,
Jackson County, Missouri.

BLOCK 33

That city block legally described as beginning at the intersection of the center line of
8" Street and the center line of Charlotte Street; thence East along the center line of
8" Street to the West Right-of-Way line of Interstate 70 (also known as the Midtown
Freeway); thence North along the West Right-of-Way line of Interstate 70 (also known
as the Midtown Freeway) to the center point of Admiral Blvd.; thence West along the
center line of Admiral Blvd. to the center line of Charlotte Street; thence South along
the center line of Charlotte Street to the Point of Beginning, all included in and a part
of Kansas City, Jackson County, Missouri.

BLOCK 46

That city block legally described as beginning at the intersection of the center line of 9th
Street and the center line of McGee Street; thence north along the center line of McGee
Street to the center line of 8th Street; thence east along the center line of 8th Street to
the center line of Qak Street; thence south along the center line of Oak Street to the
center line of 9th Street; thence west along the center line of 9th Street to the Point of
Beginning, all included in and a part of Kansas City, Jackson County, Missouri.

BLOCK 47

That city block legally described as beginning at the intersection of the center line of 9th
Street and the center line of Oak Street; thence north along the center line of Oak Street
to the center line of 8th Street; thence east along the center line of 8th Street to the
center line of Locust Street; thence south along the center line of Locust Street to the
center line of 9th Street; thence west along the center line of 9th Street to the Point of
Beginning, all included in and a part of Kansas City, Jackson County, Missouri.



BLOCK 49

That city block legally described as beginning at the intersection of the center line of 9th
Street and the center line of Cherry Street; thence north along the center line of Cherry
Street to the center line of 8th Street; thence east along the center line of 8th Street o
the center line of Holmes Stireet; thence southeasterly and southerly along the center line
of Holmes Street to the center line of 9th Street; thence west along the center line of Sth
Street to the Point of Beginning, all included in and a part of Kansas Ciry, Jackson
County, Missouri.

BLOCK 50

That city block legally described as beginning at the intersection of the center line of 9th
Street and the center line of Holmes Street; thence northwesterly along the center line of
Holmes Street to the center line of 8th Street; thence east along the center line of 8th
Street to the center line of Charlotte Street; thence south along the center line of Charlotte
Street to the center line of 9th Street; thence west along the center line of 9th Street to
the Point of Beginning, all included in and a part of Kansas City, Jackson County,
Missouri.

BLOCK 51

That city block legally described as beginning at the intersection of the center line of 9"
Street and the center line of Charlotte Street; thence East along the center line of 9
Street to the West Right-of-Way line of Interstate 70 (also known as the Midiown
Freeway); thence North along the West Right-of-Way line of Interstate 70 (also known
as the Midtown Freeway) to the center line of 8" Street; thence West along the center line
of 8" Street to the center line of Charlotte Street; thence South along the center line of
Charlotte to the Point of Beginning, all included in and a part of Kansas City, Jackson
County, Missouri.

BLOCK 62

That city block legally described as beginning at the intersection of the center line of 10th
Street and the center line of McGee Street; thence north along the center line of McGee
Street to the center line of 9th Street; thence east along the center line of 9th Street to
the center line of Oak Street; thence south along the center line of Oak Street to the
center line of 10th Street; thence west along the center line of 10th Street to the Point of
Beginning, all included in and a part of Kansas City, Jackson County, Missouri.

BLOCK 63

That city block legally described as beginning at the intersection of the center line of 10th
Street and the center line of Oak Street; thence north along the center line of QOak Street
to the center line of 9th Street; thence east along the center line of 9th Street to the
center line of Locust Street; thence south along the center line of Locust Street to the
center line of 10th Street; thence west along the center line of 10th Street to the Point of
Beginning, all included in and a part of Kansas City, Jackson County, Missouri.

BLOCK 64A
That half city block legally described as beginning at the intersection of the center line



of 9th Street and the center line of Locust Street; thence east along the center line of 9th
Street to the center line of Cherry Street; thence south along the center line of Cherry
Street to the easterly extension of the north lot line of Lot 4, Block 3, SMART'S 2ZND
ADDITION; thence west along the easterly extension of said line and the north lot line
of Lot 4, Block 3, SMART'S 2ZND ADDITION, and the north lot line of Lot 4, Block
4, T.A. SMARTS ADDITION, and the westerly extension of said lot line to the center
line of Locust Street; thence north along the center line of Locust Street to the Point of
Beginning, all included in and a part of Kansas City, Jackson County, Missouri.

BLOCK 64B

That half city block legally described as beginning at the intersection of the center line
of Locust Street and the westerly extension of the north lot line of Lot 4, Block 4, T.A.
SMARTS ADDITION; thence east along the westerly extension of said line and the north
lot line of Lot 4, Block 4, T.A. SMART'S ADDITION, and the north lot line of Lot 4,
Block 3, SMART'S 2ND ADDITION, and the easterly extension of said lot line to the
center line of Cherry Street; thence south along the center line of Cherry Street to the
center line of 10th Sireet; thence east along the center line of 10th Street to the center line
of Locust Street; thence north along the center iine of Locust Street to the Point of
Beginning, all included in and a part of Kansas City, Jackson County, Missouri.

BLOCK 65A

That half city block legally described as beginning at the intersection of the center line
of 9th Street and the center line of Cherry Street; thence east along the center line of 9th
Street to the center line of Holmes Street; thence south along the center tine of Holmes
Street to the easterly extension of the north lot line of Lot 28, Block 15, SMART'S
ADDITION NO. 3; thence west along the easterly extension of said line and the north
lot line of Lot 28, Block 15, SMART'S ADDITION NO. 3, and the north lot line of Lot
4, Block 4, SMART'S 2ND ADDITION, and the westerly extension of said lot line to
the center line of Cherry Street; thence north aiong the center line of Cherry Street to the
Point of Beginning, all included in and a part of Kansas City, Jackson County, Missouri.

BLOCK 65B

That half city block legally described as beginning at the intersection of the center line
of Cherry Street and the westerly extension of the north lot line of the north lot line of
Lot 4, Block 4, SMART'S 2ND ADDITION; thence east along the westerly extension
of said line and the north ot line of Lot 4, Block 4, SMART'S 2ND ADDITION, and
the north lot line of Lot 28, Block 15, SMART'S ADDITION NO. 3, and the easterly
extension of said lot line to the center line of Holmes Street; thence south along the center
line of Holmes Street to the center line of 10th Street; thence east along the center line
of 10th Street to the center line of Cherry Street; thence north along the center line of
Cherry Street to the Point of Beginning, all included in and a pant of Kansas City,
Jackson County, Missourt.

BLOCK. 66
That city block legally described as beginning at the intersection of the center line of 10th
Street and the center line of Holmes Street; thence north along the center line of Holmes

wd



Street to the center line of 9th Street: thence east along the center line of Sth Street 1o
the center line of Charlotte Street; thence south along the center line of Charlotte Street
to the center line of 10th Street; thence west along the center line of 10th Street to the
Point of Beginning, all included in and a part of Kansas City, Jackson County, Missouri.

BLOCK 67

That portion of a city block legally described as beginning at the intersection of the center
line of 10th Street and the center line of Charlotte Street; thence north along the center
line of Charlotte Street to the center line of 9th Street; thence east along the center line
of 9th Street to the west right-of-way line of Interstate 70 (also known as the Midtown
Freeway); thence south along the west right-of-way line of Interstate 70 (also known as
the Midtown Freeway) to the center line of 10th Street; thence west along the center line
of 10th Sureet to the Point of Beginning, all included in and a part of Kansas City,
Jackson County, Missouri.

BLOCK 80

That city block legally described as beginning at the intersection of the center line of 11th
Street and the center line of Oak Street; thence north along the center line of Qak Street
to the center line of 10th Street; thence east along the center line of 10th Street to the
center line of Locust Street; thence south along the center line of Locust Street to the
center line of 11th Street; thence west along the center line of 11th Street to the Point of
Beginning, all included in and a part of Kansas City, Jackson County, Missouri.

BLOCK 81A

That half city block legally described as beginning at the intersection of the center line
of 10th Street and the center line of Locust Street; thence east along the center line of
10th Street to the center line of Cherry Street; thence south along the center line of
Cherry Street to the easterly extension of the north lot line of Lot 20, Block 14,
SMART'S ADDITION NO. 3; thence west along the easterly extension of said line and
the north lot line of Lot 20, Block 14, SMART'S ADDITION NO. 3, and the north lot
line of Lot 4, Block 5, SMART'S SECOND ADDITION, and the westerly extension of
said lot line to the center line of Locust Street; thence north along the center line of
Locust Street to the Point of Beginning, all included in and a part of Kansas City, Jackson
County, Missouri.

BLOCK &1B

That half city block legally described as beginning at the intersection of the center line
of Locust Street and the westerly extension of the north lot line of Lot 4, Block 3,
SMART'S SECOND ADDITION,; thence east along the westerly extension of said line
and the north lot line of Lot 4, Block 5, SMART'S SECOND ADDITION, and the north
lot line of Lot 20, Block 14, SMART'S ADDITION NO. 3, and the easterly extension
of said lot line to the center line of Cherry Street; thence south along the center line of
Cherry Street to the center line of 11th Street; thence east along the center line of 11th
Street to the center line of Locust Street; thence north along the center line of Locust
Street to the Point of Beginning, all included in and a part of Kansas City, Jackson
County, Missouri.



BLOCK 82A

That half city block legally described as beginning at the intersection of the center line
of 10th Street and the center line of Cherry Street; thence east along the center line of
10th Street to the center line of Holmes Street; thence south along the center line of
Holmes Street to the easterty extension of the north lot line of Lot 81, Block 20, CONT.
SMART'S ADDITION NO. 3; thence west along the easterly extension of said line and
the north lot line of Lot 81, Block 20, CONT. SMART'S ADDITION NO. 3, and the
north lot line of Lot 45, Block 17, SMART'S ADDITION NO. 3, and the westerly
extension of said lot line to the center line of Cherry Street; thence north along the center
line of Cherry Street to the Point of Beginning, all included in and a part of Kansas City,
Jackson County, Missouri. '

BLOCK 82B

That half city block legally described as beginning at the intersection of the center line
of Cherry Street and the westerly extension of the north lot line of the north lot line of
Lot 45, Block 17, SMART'S ADDITION NOQ. 3; thence east along the westerly extension
of said line and the north lot line of Lot 45, Block 17, SMART'S ADDITION NO. 3,
and the north lot line of Lot 81, Block 20, CONT. SMART'S ADDITION NO. 3, and
the easterly extension of said lot line to the center line of Holmes Street; thence south
along the center line of Holmes Street to the center line of 11th Street; thence east along
the center line of 11th Street to the center line of Cherry Street; thence north along the
center line of Cherry Street to the Point of Beginning, all included in and a part of Kansas
City, Jackson County, Missouri.

BLOCK 83A

That half city block legally described as beginning at the intersection of the center line
of 10th Street and the center line of Holmes Street; thence east along the center line of
10th Street to the center line of Charlotte Street; thence south along the center line of
Charlotte Street to the easterly extension of the north lot line of Lot 8, Block 12, PEERY
PLACE ADDITION; thence west along the easterly extension of said line and the north
lot line of Lot 8, Block 12, PEERY PLACE ADDITION, and the north lot line of Lot
89, Block 23, SMART'S THIRD ADDITION, and the westerly extension of said lot line
to the center line of Holmes Street; thence north along the center line of Holmes Street
to the Point of Beginning, al! included in and a part of Kansas City, Jackson County,
Missouri.

BLOCK 83B

That half city block legally described as beginning at the intersection of the center line
of Holmes Street and the westerly extension of the north lot line of the north lot line of
Lot 89, Block 23, SMART'S THIRD ADDITION; thence east along the westerly
extension of said line and the north lot line of Lot 89, Block 23, SMART'S THIRD
ADDITION, and the north lot line of Lot 8, Block 12, PEERY PLACE ADDITION, and
the easterly extension of said lot line to the center line of Charlotte Street; thence south
along the center line of Charlotte Street to the center line of 11th Street; thence east along
the center line of 11th Street to the center line of Holmes Street; thence north along the
center line of Holmes Street to the Point of Beginning, all included in and a part of



Kansas City, Jackson County, Missouri.

BLOCK 84

That portion of a city block legally described as beginning at the intersection of the center
line of 11th Street and the center line of Charlotte Street; thence north along the center
line of Charlotte Street to the center line of 10th Street; thence east along the center line
of 10th Street to the west right-of-way line of Interstate 70 (also known as the Midtown
Freeway); thence south along the west right-of-way line of Interstate 70 (also known as
the Midtown Freeway) to the center line of 11th Street; thence west along the center line
of 11th Street to the Point of Begmmng, all included in and a part of Kansas City,
Jackson County, Missouri.

BLOCK 96A

That half of a city block legally described as begmnmg at the intersection of the center
line of 12th Street and the center line of McGee Street; thence north along the center line
of McGee Street to the center line of 11th Street; thence east along the center line of 11th
Street to the center line of the north-south alley lying between McGee Street and Oak
Street; thence south along the center line of said north- south alley to the center line of
12th Street; thence west along the center line of 12th Street to the Point of Beginning, all
included in and a part of Kansas City, Jackson County, Missouri.

BLOCK 96B

That half of a city block legally described as beginning at the intersection of the center
line of 12th Street and the center line of the north-south alley lying between McGee Street
and Oak Street; thence north along the center line of said north-south alley to the center
line of 11th Street; thence east along the center line of 11th Street to the center line of
Oak Street; thence south along the center line of Oak Street 1o the center line of 12th
Street; thence west along the center line of 12th Street to the Point of Beginning, all
included in and a part of Kansas City, Jackson County, Missouri.

BLOCK 99

That city block legally described as beginning at the intersection of the center line of 12th
Street and the center line of Cherry Street; thence north along the center line of Cherry
Street to the center line of 11th Street; thence east along the center line of 11th Street to
the center line of Holmes Street; thence south along the center line of Holmes Street to
the center line of 12th Street; thence west along the center line of 12th Street to the Point
of Beginning, all included in and a part of Kansas City, Jackson County, Missouri.

BLOCK 100

That city block legally described as beginning at the intersection of the center line of 12th
Street and the center line of Holmes Street; thence north along the center line of Holmes
Street to the center line of 11th Street; thence east along the center line of 11th Street to
the center line of Charlotte Street; thence south along the center line of Chariotte Street
to the center line of 12th Street; thence west along the center line of 12th Sireet to the
Point of Beginning, all included in and a part of Kansas City, Jackson County, Missouri.



BLOCK 113

That city block legally described as beginning at the intersection of the center line of 13th
Street and the center line of McGee Street; thence north along the center line of McGee
Street to the center line of 12th Street; thence east along the center line of 12th Street
to the center line of Oak Street; thence south along the center line of Qak Street to the
center line of 13th Street; thence west along the center line of 13th Street to the Peint of
Beginning, all included in and a part of Kansas City, Jackson County, Missouri.



Exhibit No. 2

Site Plan, Land Use and Zoning Maps.
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CURRENT LAND USE AND ZONING MAP
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Exhibit No.4

Estimated Redevelopment Project Costs.
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EXHIBIT 4

ESTIMATED REDEVELOPMENT PROJECT COS3TS

AMOUNT REIMBURSABLE EXPENSES
COMMISSION EXPENSES”
Estimated Reimbursable
Costs for Plan
impiementation % 330,000 3 330,000
BLOCK 30 - OPEN SPACE
Acquisition, Demolition
& Relocation 3 - 3 -
Construction 3 750,000 3 750,000
SUBTOTAL $ 750,000 3 750,000

BLOCK 48 - FEDERAL CQURT HOUSE PARKING
Acquisition, Demaiition

& Relocation $ 2,143,000 $ -
Construction $ 1,080,000 $ -
T SUBTOTAL 3 3,223,000 3 -
BLOCK 47 - NEW FEDERAL COURT HOUSE
Acquisition, Demolition .
& Relocation $ 1,968,000 3 -
Construction $ 60,000,000 3 -
SUBTOTAL $ 61,966,000 3 -
BLOCK 49 - OPEN SPACE
Acquisition, Demotition
& Relocation $ 1,370,000 3 1,370,000
Construction 3 840,000 3 840,000
SUBTOTAL $ 2,210,000 $ 2,210,000

BLOCK 50 - CONSTRUCTION OF COMMERCIAL SPACE
Project Costs and Reimbursable Project Costs to be established
at the time a project(s) is brought to the Commission.

BLOCK 62 - REHABILITATICON &/OR CONSTRUCTION OF COMMERCIAL SPACE
Project Costs and Reimbursable Project Costs to be established
at the time a project(s} is brought to the Commission.

BLOCK 83 & 80 - CIVIC MALL
Acquisition, Demalition &

Relocation, Otherrelated $ 8,050,000 3 8.050,000
Construction $ 3000000 $ : 3,000,000
SUBTOTAL ¥ 11,050,000 3 11,050,000

BLOCK 684A - CONSTRUCTION OF GOVERNMENTAL OFFICE & PARKING
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Acquisition, Demolition

& Relocation $ 2050000 $ 2,050,000
Construction $ 10,400,000 3 2.000,000
SUBTOTAL % 12,450,000 $ 4,050,000

BLOCK 64B - CONSTRUCTION OF GOVERNMENTAL OFFICE & PARKING
Acguisition, Demolition

& Relocation $ 2,053,000 3 2,050,000
Construction $ 10,400,000 % 2,000,000
SUBTQTAL $ 12,450,000 $ 4,050,000
BLGCK 65A - CONSTRUCTION OF GFFICE
Acguisition, Demolition
& Relocation $ 1,323,000 3 -
Construction $ 8,400,000 $ -
SUBTOTAL $ 9723000 $ -
BLOCK 65B - CONSTRUCTION OF 800 CAR PARKING GARAGE
Acquisition, Demalition
& Relocation $ 1,323.000 $ 1,323,000
- Construction $ 8.000.000 $ 8,000,000
SUBTOTAL $ 9,323,000 $ 9,323,000
BLOCK 66- EXPANSION OF EXISTING USE
Acquisition, Demolition
& Relocation $ 2.646,000 $ -
Construction $ 2,000,000 3 1.154,500
SUBTOTAL $ 4,646,000 3 1,154,500

BLOCK 67 - CONSTRUCTION OF COMMERCIAL SPACE
Project Costs and Reimbursable Project Costs to be established
at the time a project{s) is brought to the Commission.

BLOCK 79 - REHABILITATION &0OR CONSTRUCTION OF COMMERCIAL SPACE
Project Costs and Reimbursable Project Costs to be established
at the time a project(s} is brought to the Commission.

BLOCK 81A - CONSTRUCTION OF GOVERNMENTAL/PUBLIC OFFICE & PARKING
Acquisition, Demolition

& Relocation $ 3,700,000 $ 3,700,000
Canstruction $ 10,400,000 % 2,000,000
SUBTOTAL $ 14,100,000 5 5,700,000

BLOCK 81B - CONSTRUCTION OF GOVERNMENTAL/PUBLIC OFFICE & PARKING
Acquisition, Demolition

& Relocation $ 3,700,000 $ 3,700,000
Construction $ 106,400,000 $ 2,000,000
SUBTOTAL $ 14,100,000 3 5,700,000
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BLOCK 824 - CONSTRUCTION OF 800 CAR PARKING GARAGE
Acquisition, Demolition

& Relocation 5 1,319,500 Y 1,318,500
Construction $ 8,000,000 3 8,000,000
SUBTOTAL ¢ 8,319,500 3 9,319,500

BLOCK 828 - CONSTRUCTION OF OFFICE
Acquisition, Demolition

& Relocation $ 1,319,500 3 -
Construction $ 8,400,000 $ -
SUBTOTAL $ 9,719,500 % -

BLOCK 83 - CONSTRUCTION OF COMMERCIAL USES
Project Costs and Reimbursable Project Cests to be established
at the time a project(s) is brought to the Commission.

BLOCK 84 - CONSTRUCTION OF COMMERC!AL SPACE
Project Costs and Reimbursabie Project Costs to be established
at the time a project(s) is brought to the Commission.

BLOCK 96A - REHABILITATION &/QR CONSTRUCTION OF COMMERCIAL SPACE
Project Costs and Reimbursable Project Costs to be established
at the time a project{s) is brought to the Commission.

BLOCK 968 - CONSTRUCTICON OF 600 CAR PARKING GARAGE
Acquisition, Demglition

& Relocation $ 1,263,000 $ 1,263,000
Construction $ 6,000,000 % 6,000,000
SUBTOTAL $ 7,263,000 5 7,263,000

BLOCK 99 - CONSTRUCTION OF 1000 CAR PARKING GARAGE
Acquisition, Demaiition

& Relocation $ 658,900 $ 658,900
Construction $ 10,000,000 $ 10,000,000

SUBTOTAL $ 10,658,900 % 10,658,800

BLOCK 100 - REHABILITATION OF EXISTING BUILDING
Project Costs and Reimbursable Project Casts to be established
at the time a project(s) is brought ta the Commission.

B8L.OCK 113 - REHABILITATION OF EXI!STING BUILDING
Acquisition, Demolition

& Relocation $ 2,554,000 $ -

Construction $ 9,000,000 % -

SUBTOTAL . $ 11,554,000 $ -
STREETSCAPE

IMPROVEMENTS $ 1,800,600 3 1,800,600
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BLOCK 14 - CONSTRUCTION CGF COMMERCIAL SPACE
Project Costs and Reimbursabie Project Costs to be established
at the time a project(s) is brought to the Commission.

BLOCK 15A
Acguisition, Demolition
& Relocation $ 3,900,000 3,900,000
Construction $ 22,432,000 $ 5,447 500
Civic Mall Area
Improvements 3 500,000
SUBTOTAL $ 26,832,000

3

500,000
9,847 500

& 49

BLOCK 15B - CONSTRUCTION OF COMMERCIAL SPACE
Project Costs and Reimbursable Project Costs to be established
at the time a project(s) is brought to the Commission.

BLOCK 16 - CONSTRUCTION OF COMMERCIAL SPACE
Project Costs and Reimbursable Project Costs to be established
at the time a project(s) is brought to the Commission.

BLOCK 17 - CONSTRUCTION OF COMMERCIAL SPACE
Project Costs and Reimbursabie Project Costs to be established
at the time a project(s) is brought to the Commission.

BLOCK 31 - CONSTRUCTION OF COMMERCIAL SPACE
Project Costs and Reimbursable Project Costs to be established
at the time a project(s) is brought to the Commission.

BLOCK 32 - CONSTRUCTION OF COMMERCIAL SPACE
Project Costs and Reimbursable Preject Costs to be established
at the time a project(s) is brought to the Commission.

BLOCK 33 - CONSTRUCTION OF COMMERCIAL SPACE
Project Costs and Reimbursable Project Costs to be established
at the time a project(s} is brought to the Commission.

TOTAL $221,914,500 3 83,207,000
ESTIMATED REDEVELOPMENT PROJECT COSTS -- NOTES

The selected developer(s) shall pay ali fees and expenses of the TIF Commission for

Plan preparation, approval and implementation inctuding, but not timited to, staff time,

agenda costs, legal fees, printing and pubiication of notices. The selected

developer(s}) shall be bilied for these expenses by the Cammission as needed. These

expenses shall be considered reimbursable project costs to the deveioper(s) from

the Special Aliocation Fund.

in addition, the Commission has determined that those planning and special services

Page 4
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expenses of the Commission which cannot be directly attributable to a particular
project are nonetheless reasonable and necessary for the operation of the Commission
and are incidental {o the project. These incidental costs will be recovered by the
Commission from the Special Allocation Fund in an amount not to exceed five percent
{5%) of the PILOTS and Economic Activity Taxes paid annually into the fund.

The amounts included herein are estimated expenses. The actual types and amounts
to be reimbursed will be revised, for purposes of this Plan, at the time the TIF
Commission reviews and approves each of the individual Redevelopment Projects.
Such revisions of themselves shail not be considered amendments to this plan.

Additional sources of public financing are anticipated to be availabie for financing of

activities related to the Civic Mali Redevelopment Plan. These revenues are
expected once the Plan has commenced.

Page 5 -
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Addendum to "Sources of Funds.”



EXHIBIT 5

A. SOURCE OF FUNDS FOR ALL
ESTIMATED REDEVELOPMENT PROJECT COSTS

1. Estimated Amount of Reimbursable
Caosts from PILOTS and Economic
Activity Taxes within proposed

Redevelopment Project Areas $83,207,000
2. Estimated Private Investment and
other Sources within proposed
Redevelopment Project Areas $138.707,500
TOTAL $221,914,500
B. BONDS

The total estimated amount of PILOTS and Economic Activity Taxes over twenty-three
years available to reimburse project costs under the TIF legislation is approximately
$84,990,500. The Commission may dedicate part or all of this amount to help support
the issuance of bonds to defray the cost of the projects.



EXHIBIT 5A
VISTA DEL RIO PROJECT

A. SOURCE OF FUNDS FOR ALL
ESTIMATED REDEVELOPMENT PROJECT COSTS

l. Estimated Amount of Reimbursable
Costs from PILOTS and Economic
Activity Taxes within proposed

Redevelopment Project Areas $ 9,847,500
2. Estimated Private Investment and
other Sources within proposed
Redevelopment Project Areas $16.984 500
TOTAL $26,832,000
B. BONDS

The total estimated amount of PILOTS and Economic Activity Taxes over twenty-three
years available to reimburse project costs under the TIF legislation is approximately
$11,631,000. The Commission may dedicate part or all of this amount to help support
the issuance of bonds to defray the cost of the projects.

Note: The amounts reflected in Exhibit SA and B are included in the amounts shown on
Exhibit S.



Exhibit No. 6

Addendum to "Estimated Annual payments
in Lieu of Taxes and Economic Activity Taxes
Over the Life of the Redevelopment Plan.”
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Exhibit No. 7

Addendum to "Developer’s Proposal.”



EXECUTIVE SUMMARY

VISTA DEL RIO HOTEL REDEVELOPMENT PROJECT
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EXECUTIVE SUMMARY

VISTA DEL RiO HOTEL REDEVELOPMENT PROJECT

The Vista Del Rio Redevelopment Company, LLC. {the "Developer”), has submitted a
proposal to the Tax Increment Financing Commission of Kansas City, Missouri (the "TIF
Commission®) for the redevelopment of the Vista Del Rio apartment buiding into a
264-room suite hotel. This hotel will provide an added amenity to the Civic Mall. The
proposal provides far the expansion of the existing Civic Mall Redevelopment Area to
include the proposed project. The foliowing is an outline which summarizes the project
as proposed by the Developer.

f. DEVELOPER INFORMATION

The Developer is a Missouri limited liabiiity corporation. The owners of the development
entity include Peter Spanos, Willie Wyatt, Alex Harris and Dale G. Diggs, Jr., resulting in
75% ownership by minority individuals,

Il PROJECT DESCRIPTION

A. Project Location/Site Pian

The project is bounded on the south by Admiral Boulevard, on the west by
Cherry Street, on the east by the east edge of vacated Helmes, and on the
north by 6th Street and the existing assisted-living facilty. A preliminary. site
plan is located behind Tab 1 of this summary.

B. Hotel Facility

The existing 20-story Vista Del Rio apartment building will be converted into a
21-story, 264-rcom suite hotel. The hotel will be operated as a Sheraton Suites
by De Paima Hotel Corporation. Under the Sheraton Suites flag, the hotel will
provide convention center-quality hotel suite accommodaticns at affordable
prices -- a product type currently absent in the downtown Kansas City, Missoun
area.

_I:\ KEH\ V!STA\_ EXEC-5UM.0CC



C. Conference Facilities

A 10,000 square-foot addition will be constructed west and immediately adjacent
to the existing building to accommodate 9,100 square feet of confarence
facilities.

D. Garage Facility

The existing three-level parking garage will be renovated to accommodate 115
parking spaces. It is anticipated that the parking garage will be expanded to
320 spaces. The additional 205 spaces will allow this parking garage to mest
the parking demands of the surrounding area including properties within: the
Civic Mall Redevelopment Area.

E. Civic Mall Development

The Developer's proposal includes the expenditure of $500,000 for off-site
pubiic improvements throughout the Civic Mall Redevelopment Area. These
funds could be used to landscape and provide other amenities throughout the
area, such as streetscape, off-street parking and/ or a newly renovated library
facility.

L. PROJECT COSTS

The estimated project costs and the amounts to be reimbursed with tax increment
financing revenues are detailed in an exhibtt located behind Tab 2 of this summary. The
total project costs are approximately $28,000,000. The Developer is requesting "Super”
TiF assistance which will fund approximately $10,000,000 of the project costs. It is
anticipated that approximately $26,000,000 of the project costs will be financed with bonds
or a combination of bonds and a private loan to be secured by a first mortgage against
the hotel and garage, a pledge of the hotel operating revenues, tax increment financing
revenues and city credit enhancement similar to that prowded to the Muehlebach and
Americana hotel projects.

IV, ECONOMIC IMPACT

The project will create approximately 450 construction jobs and 211 permanent jobs. This
project will generate approximately $12,200,000 in additional tax revenues that will actually
be retained by the taxing jurisdictions over a 23-year period. Without the adoption of tax
increment financing, this area will generate less than $600,000 in tax revenues during the
same 23-year period. Even after the allocation of Super TIF revenues to pay project
costs, the City of Kansas City, Missouri will realize approximately $5,700,000 in additional
tax revenues from this project over a 23-year period.
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VISTA DEL RIC HOTEL & GARAGE

Revises May ©, 1228

PROPERTY
Appraised Value $ 4,500,000
Less Exiting Debt 600,000
Developer Equity $ 3600000
Estimated TIF
COSTS TO BE FINANCED Total Reimbursables
CONSTRUCTION COSTS
Architectural & Engineering 5 620,000 3 300,000
Hotel 12,300,000 2,725,000
Conference, Lobby & Public Space 1,200,000 1,200,000
Garage 2,805,000 2,805,000
Renovate Existing 115 Spaces $345,000
Add 205 New Spaces £2 460,000
Swimming Fool 150,000 -
OH-Site Work 90,000 90,000
Total Construction Costs $ 17,165,000 $ 7.120.000
FURNITURE, FIXTURES & EQUIPMENT COSTS
Hotel Tower & Conference Center $ 2,700,000 3 -
Hotel/F&B Smallwares 140,000
Telephone Equipment 192,000 -
Kitchen Equipment 250,000 -
Laundry Equipment 80,000 -
Interior & Exterior Signage 100,000 -
Total Furniture, Fixtures & Equipment Costs 1 3,462,000 -
Subtotal-Hard Costs $ 20,627,000 L4 7,120,000
PRE-OPENING & OPERATIONAL COSTS
Initial inventories/Pre-Opening/Marketing/Labor $ 200,000 $
Payroll 50,000
Tatal Pre-Opening & Operational Costs 5 250,000 3 -
MISCELLANEOUS COSTS
Legal & Title insurance $ 50,800 Y 25,000
Franchise Fees & Feasibility Study 100,000 50,000
Woeorking Capital 400,000 -
Negative Cash Reserve 850,000 -
Cther Expenses {Licenses, Permits, Etc.) 30,000 15,000
TIF Commission Expenses 50,000 50,000
Developer Overhead 50.000 -
Total Miscellaneous Costs % 1,330,000 $ 140,000
SUBTOTAL $ 22,207,000 s 7,260,000
DEVELOPER FEE/COST OVERRUN RESERVE 1,400,000 -
EXISTING DEBT TO BE RETIRED €00,000 -
SUBTOTAL HOTEL & GARAGE COSTS $ 24,207,000 L 7,260,000
CIVIC MALL DEVELOPMENT $ 500,000 s 500,000
FINANCING COSTS
Construction Period Interest—{All Public Debt} g 1,350,000 3 1,350,002
Bond Clesing Costs 700,000 700,000
Miscellansous VYenture & Loan Costs
{Architectural Review, Appraisai, Legai,
Environmental, Audit, Etc ) 75,000 37,500
_ Total Financing Costs . % 2,125,000 $ 2,087,500
TOTAL PROJECT COSTS TO BE FINANCED $ 26,832,000 § 9,847,500
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INVESTMENT BANKING

January i6, 1998

Ms. Roxsen E. Koch

King Hershey Coleman Koch & Stone
2343 Grand Boulevard, Suite 2100
Kansas City, Missouri 64108

RE:  Vista Del Rio Redevelopment Company, L.L.C.
Proposed Hotel Redevelopment Project

Dear Roxsen:

We have reviewed the draft of the Developer Application Package for the proposed Vista Del
Rio Redevelopment Project (the “Project”™) and projected revenuss to be generated by the
Project. and have had conversations with vou regarding the Project. The projected tax increment
financing revenues and the projected hotel and garage revenues available for debt service during
the first 25 wvears of the hotel’s operation will provide sufficient revenue to amortize

zpproxumately $28.882.000 in credit-enhanced bonds. We have assumed that the projections are
carrect.

Having reviewed the Developer Application Package and the market analysis prepared bv
Horwath Hospitality Consulting, Inc., we believe that with the appropriate credit enhancement
and subject to marker conditions at the tuime of the sale. A.G. Edwards & Sons, Inc. will be able
10 succassfully undenwrite and complete the sale of bonds or other debt instruments to finance
the project costs. The financing will be subject to our due diligence and 1o our approval of
terms. conditions and decumentation.

We look forwvard to working with vou, the developer, the TIF Commission and the City with
regard to the Project and stand ready to provide input with regard to the financing of the Project,

Smcerel

1/ éé%/ylakfcz\gdﬂ

ura Mirkin Radeliff
Investment Banking



D EVELOPMENT STRATEGIES

CONSLULTANTS [N REAL ESTATE, COMMUNITY. AND ECONOMIC DEVELOPMENT
REAL ESTATE APPRA[SAL

MEMORANDUM
To: 'Ms. Roxsen Koch
From: Barry Hogue and Brad Eilerman
Date; January 135, 1998
Re: Economic Benefits Analysis of Vista Del Rio Horel

In reviewing the tax increment financing (TIF) redevelopment plan for the Vista Del Rio Hotel, we
have found the project will have a2 substanrial impact on new jobs and earnings in the Kansas Ciry
Metropolitan area.

When completed the hotel is expected o generate 211 permanent full-tme equivalent (FTE) jobs.
In addition, during the rehabilitation phiase approximately 450 new construction jobs will be
created, albeit temporary (resulting in approximately 260 full-time construction for a one-year
period). These newly creared jobs have a positive impact on the community as other new jobs are
created as money is spent and re-spent. In other words, the 211 hotel jobs and the 430
construction jobs will have a multiplier effect on the metropolizan area, thereby creating other new
Jobs in various other industriss.

Jobs

According 1o the Economic Policy Division of the United States Chamber of Commerce for every
one hotel job created 1.89 total jobs will be created. This indicates that the 211 Jjobs created at the
hotel will produce an additional 187 (211 * 0.89) jobs for a total of 399 jobs.

The construction jobs will have even a greater impact on the local economy with a multiplier of
5.27.- This indicates thar for every one job created in new constriction, 2.27 (3.27-1) are created
In other industries. Applying the 260 FTE jobs to this multiplier implies that 590 additional jebs
will be supported for a one-year period during the construction phase.

Household Earnings

As new jobs are created, total earnings will also have a multiplier effect throughout the
COMMIMULY.

Toral household earnings attributable to the construction earnings is expected o be $26.1 million
based upon $11.2 million in direct wages and a 2.3 multipiier factor.

Total permanent new household earnings will be 53.9 million based upon 52.2 million in direct
permanent wages and a 1.8 multiplier factor.

Richard & Wurd, CRE AICP
Lormy Murks AICP ALL
Rubert W Lews, AICF
Buarry Hogue. CED. AJCT

Brad Beyzs

O Mkl Grwke, MAl



Thus, the proposed redevelopment project will have a profound economic impact on the
community and will greadly increase the long-term @x base and provide many other quantifiable
and qualitative benefits (o the area residents, businesses and raxing districts.

We appreciate the Opporruﬁiry to assist King Hershey Coleman Koch and Stone with this project.
if you have additional questions regarding the information included in this memorandum or the
accompanying data, please do not hesitatz to call us,

Sincerely,

E .? SOMS

Brad R. Etlerman
Principal / Real Estate Analyst
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January 20, 1998

Mr. Peter Spanos
1734 East 63rd, Suite 301
Kansas City Missouri

Dear M. Spanos:
In accordance with our engagement letter of October 8, 1997 we have completad our

market and financial analysis of a proposed hotel development in Kansas City, Missour.

This report summarizes our findings and conclusions with regard to the operating potential

of the property.

ENGAGEMENT OBJECTIVE AND SCOPE

_ou have asked that we complete market and economic analyses for the property to assist

you in refining your development plans for the property, including estimates of attainable

occupancy and rcom rate levels, as well as prospective financial performance.
[n completing our market analysis for the project, we:
met with you at the commencement of the engagement to tour the

property and surrounding areas and review plans and other information

cegarding the overall development plans for the project;
g g P B P
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studied the area’s transient lodging market characteristics based on
nspections of competitive propertes, interviews with operators of those
properties, interviews with lodging demand generators and analysis of other

data available t0 us;

estimated furure lodging marker supply and demand conditions in

order to 1dentify market niches with the greatest development potenual;

estimated occupancy and average room rate for the facilitias dunng

the first five full years of operation;

estimated cash flow from operations available for debt sarvice and

Income taxes; and

prepared this report summarizing owr findings for your use in

connection with your development =fforts.

SITE LOCATION AND DESCRIPTION

The proposed project contemplates the complete renovartior and conversion of the
existing Vista Del Rio residential structure to a Sheraron Suites Hotel. The property is
tocated within the gortheast quadrant of the intersection of Admiral Boulevard and

Cherry Street in downtown Kansas City, Missour.

The site is approximarely two blocks from the new Charles Evan Whitaker Federal Courz

House, presently under construction at Qak and Admiral aﬁd approxirnately six blocks
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north of the existing Federal Building, located at 13® Street and Oak. Downtown's major
office concentrations begin at approximately Ninth and Walnur, approximately five
blocks from the subject site, and the City's major convention facility, H. Roe Bartle Hal],
is located at 12th and Central, at the southwest comer of the freeway loop. The River
Market Area residential, retail and entertainment dismict is located across Interstate 70
from the property and the (Hilton) Flamingo Casino is located approximately one mile to
the east.

Visibility of the property for interstate traffic is excellent due to the location and 21-story
height of the building.

Access 1s direct for both eastbound and westbound Intarstate 70 waffic via the Oalk Steet

exits.

Proposed Facilities

Facilities and amenities planned for the property include:

260 guest suites;

3,116 square foot restaurant:

1,009 square foot lobby lounge;

1,829 square foot cocktail lounge;

over 9,000 square feet of meseting and couferencc space;
indoor pool; and

structured parking.



)

uk

I
it

i
o

Me Peter Spances
Page 4
January 20, 1998

Affitianion and Management

We understand, and have assumed for these analyses, that the property will be operated
with a Sheraton Suites affiliation by a management organization with substantial

expenence n the marketing and operation of similar hotels.

GENERAT. MARKET ANALYSIS

The following paragraphs present an overview of the economic and demographic
environment of the Kansas City Meropolitan Statistical Area (MSA) in order to provide 2

general frame of reference with regard to the economic environment of the Kansas City

MSA,

Population

The following table presents population data for the I1-county MSA for 1980, 1990 and
1996. The proposed property would be located in the Ciry of Kansas City, Jackson County,

Missourn.
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Poopulation Compound
1980 1990 1996 Change
Missouri Counties:
Cass 31,029 63,808 72,717 2.2%
Clay 136,487 153,411 165,016 1.2
Clinton 15,916 16,595 17,553 .6
Jackson 626,267 33,232 634,751 1
Lafayette 29.926 31,107 32,140 4
Platte 46,342 37,876 66,036 23
Ray 21.373 21.971 22.031 2
930,343 978.000 1.010.244 3
. Kansas Counties:
Johnson 270,269 355,034 399,568 23
Leavenworth 54,809 64,371 69,665 1.3
Miami 21,619 23,466 24,950 .8
Wyandotte 179.333 161.893 133.962 (.0
319.052 604 8§34 647.873 1.4
----- Metropolitan Total 1449377  1.582.3384 1658117 8%

Source: Greater Kansas Citv Chamber of Commerce

As indicated, the overall population of the MSA has grown at a compound annual rate of

approximately one percent over the 14 years, with the greatest growth experienced In

Johnsen County, Kansas.
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Emplovment

The following table presents employment data for the MSA for 1989 and 1996.

EMPLOYMENT-KANSAS CITY MSA

1989-1996
1989 1996 Compound
Categorv Amount Percamt  Amount Percent Change
Manufacturing 110.200 14.2% 108.600 12.3% ( .2%)
Non-manufacturing:
Mining and construction - 33,100 4.3 40,900 4.6 3.1
Transportation, communications
h and pubiic utilities 63,600 g2 69,700 7.9 1.3
Trade (total) 202,300 260 216200 243 1.0
Financing, insurance and
real estare 59,200 7.6 63,200 7.1 0.9
Services 190,200 246 234,800 28.8 472
Government 117.600 15.1 1531.800 14.9 1.6
Total nen-manufacturing 666.600 858 777.000 87.7 2.2
- Towl non-agricultural _ , :
employment 776800  100.0% 885600  100.0% 1.9%
Uremployment rates:
Kansas City MSA 4.0%
State of Missour 4.6
United Statas 3.6

Source: Missouri Division of Employment Security

As indicated, overall employment growth in the MSA has occurred at an annual compound

w2tz o7 1.9 percent, with the most rapid erowth occuwrring within the Services sector.



v(r. Peter Spanos
Page 7
January 20, 1998

.
i
i

(]
|l

Office space

‘Commercial office space o the Kapsas City MSA‘.ﬁas been absorbed at an apnual
compound rate of 4.8 percent between 1988 and 1995, With the overbuilding of office
space, as with most forms of real estate in the late 198('s, excessive vacancy rates were
experienced. Growth in economic activity, employment and associated demand for office

space has resulted in significant tightening of office vacancy rates for most sectors of the

Kansas City market, as indicated in the following tbe.

OFFICE MARKET-KANSAS CITY MSA

Net
- Rentable Vacant Occupied
Area Square Feet  Vacancy  Square Feet
Buildings {0005 (000s) Percent (000s}
4th Quarter: :
1983 393 27915 3,737 20.6% 22,176
1989 359 28,469 4,607 16.2 25,862
1550 526 32,494 4,712 14.5 27,7182
1991 331 34,246 5,892 17.2 28334
1992 346 34,554 5300 . 133 29,253
1993 534 34,213 4,798 14.0 29,415
1994 535 54,093 3,951 11.6 30,142
1993 539 54317 3,544 10.3 50,773
Compound annual
growth, 1988-1995 4.6% 3.0% (6.6%) 4.3%

Source: Cohen-Esrey
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The Downtown area (including Crown Center) represents 35.4 % of the MSA office supply

and expenenced a vacancy rate of 12.2% in 1995, as detailed below-

OFFICE MARKET-DOWNTOWN

Ner Vacant Qccupied
Rentable Square  Vacancy Square Fest
Butldings Area (000 Fest (000 Percent  (000s)

4th Quarter, 1990 75 19,938 1.762 16.1% 2.176
dth Quarter, 1991 72 12,408 2,758 22.2% 2,530
4th Quarter 1992 72 12204 2684 12 0% 9,320
4th Quarter, 1993 71 12,143 2,504 19.0% 9,339
. 4th Quarter, 1994 71 12,143 1,936 16.1% 10,187
ath Quarter, [595 74 12,143 1,435 12.2% 10,638
Cempound Annual Growth, '90-'95 -0.3% 2.1% -3.4% 3.0%
Transportation

Kansas City is served by Kansas City International Airport (KCI), which opened in 1972.
The airport dcéign has proven unsuitable for hub operatons, given the multi-terminal
configuration without modern inter-terminal ragsportaton facilities. Without a dominant
hub camer, KCI is serviced by a wide variety of airlines, including 2 number of low-fare
camiers. As a result, travelers to and from Kansas City benefit from a very economical fare
structure with a wide variery of origin destination options. Recent growth In airport activity

is reflected in the following table.
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KCIPASSENGER ACTIVITY

Enplaned/ Ongin/
Deplaged Destination
Total Percent Total Percant
Passengers Change Passengers Change
1982 5,004,878 3,607,090
1983 5,010,752 1% 3,817,080 5.8%
1984 6,438 155 289 4 578,190 16.9
1985 7,238,789 12.1 4,984,270 8.9
1986 8259588 147 3,236,750 5.1
1987 9,433,030 15.7 3,722,980 3
1988 9,481,389 3 6,006,540 3.0
1989 9,551,284 (1.4) 6,026,350 3
1990 6,945,949 (25.7) 6,142 570 1.9
- 1991 6,949,615 B! 5,853,410 (47)
1992 7414111 6.7 6,304 410 77
1993 7,952,018 7.0 6,877,380 9.1
1594 8,923,236 12.5 7,836,710 14.2
1995 9,500,677 6.3 3,313,110 3.8
1996 9,947 643 4,
Compound annual
growth, 1982-1994 4 7% 1%

Source: Kansas City Aviation Deparment

The origin destination data above reflects only those passengers beginning or terminating
 their trip in Kansas City (i.e. excludes inter- and intra-lige transfers). It therefore is the best

mdicator of airport trave] actvity.

Kansas City is served by three major interstates. Interstate 70 Is an east/west
Uranscontinental route which, in addition 10 normal comrnercial traffic, experiences heavy
tounsm volumne in the summer months. [ntersiate 35 is 2 major. north/south highwav and
has been proposed for designation as the NAFTA highway, connecting Canada, the Unired
States and Mexico. Intersiate 29 originates in Kansas City and terminares at the

Minnesota/Canada border. There has besn refadvely limited north/south tounism traffic ro
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the Kansas City area; however, in recent years visitation to Branson, Missoun, located
approximately five hours south of Kaosas City, has generated increased levels of tourism

demand on Interstates 29 and 33.

Convention activity

The area’s major convention facility is the H. Roe Bartle Hall, recently expanded to 388,000
square feet of column-free exhibit area, approxunately 153,000 square feet of additional

meeung space and conference space and a 24,000-square foot ballroom.

With only 1,000 rooms located within walking distance of Bartle Hall, Kansas City's overall
convenuon package is weak relatve to many other convention destinations in the central
United States. The completion of the 400-room Doubletree Hotel conversion of the former
Americana Hotel and the expansion of the Marniott-Dowatown from approximately 600 to
approximately 1,000 rooms with additional convenuon facilities, will significantly mitigare
tus competitive constraint. Data regarding convention activity in Kansas City is presented

w1 the following table.
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TOTAL CONVENTION ACTIVITY
Percent Room Percent

Meerings hange Nights Change
1985 4335 378,583
1986 443 2.3% 333,747 { 6.6%)
1987 531 19.3 326,068 (7.8)
1988 570 7.3 384,362 18.0
1989 662 16.1 414 552 7.7
1990 666 i) 470,340 135
1991 676 1.3 437,364 7.0
1592 666 (1.3 421,223 (3.7
1993 6§92 39 457 062 8.3
1994 732 8.7 490231 7.3
1995 657 (12.8) 487,788 { .5
1996 589 (109 431,033 (7.3)
Compound annual
Growth, 1983-1994 ﬁ 1.6%

Source: Kansas City Convention & Visitors Bureau

Tourism

Kansas City offers numerous tourism attractions, including theme parks, shopping

destinations, riverboat casinos and professional sports.

Worlds of Fun and Oceans of Fun are destination theme parks located in the northeast
Kansas City area.

The Kansas City Rovals and Kansas Ciry Chiefs play their home games at Kaufmann and
Arrowhead Stadium facilities which constitute the Truman Sport Complex, located in

Jackson County, eas: of downtown Kansas City.
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Plans for a NASCAR track in western Kansas City (Wyandotte County), Kansas wers
recently announced. The facility would initially have capacity for 75,000, with plans to
expand to 150,000. Three major NASCAR events are expected annually, with a variety of

other racing, entertainment and other events also planned.

Five riverboat casinos presently operate in the Kansas City area, inciuding Argosy,
Harrah's, Sam's Town, (Hilton) Flamingo and Stadon. Casino hotel facilities are
components of the Harrah's and Stauon complexes, which have allowed broader regjonal
markeung efforts to attract non-local parans. The following table presents adnﬂssibn data
for the Kansas Ciry area riverboat casinos for the fiscal years ended June 30, 1996 and 1997
which reflect the rapid expansion of the gaming industy, with over 18,000,000 admissions

in fiscal year ended June 30, 1997:

RIVERBOAT CASIONQC ADMISSION
(12 MONTHS ENDED JUNE 30)

PERCENT
BOAT QPENED 1996 1997 CHANGE
ARGOSY June-94 3,447,669 3,263,423 -3.53%
HARRAH'S Scptcrﬁbcr-94 5,246.586 7,323,302 3%.6%
SAM'S TOWN September-95 2,848,086 2,388,394  -16.1%
HILTON FLAMINGO October-96 n/a 1,615,187 na
STATION CASINO January-97 - ©  wa o 3,995314 n/a
KANSAS CITY AREA 11,542,741 18,586,320 61.0%
ALL MISSOURI BOATS 22,337,396 32,135,692  42.5%
NUMBER OF SQATS 9 16 77.8%

Source: Vissouri Gaming Commission
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Destination shopping in Kansas City is a significant regional tourism draw, with significant
visitation generated by the shops and restaurants of the Country Club Plaza, as well as

crown Center and suburban retail malls.

MARKET ANALYSIS

Lodging Market Overview

The Kansas City area lodging markst includes approximately 13,000 rooms in 133
properties, according to Smith Travel Research. Horwath Hospitality Consulting, Inc., in
conjunction with Smith Travel Research, compiles and publishes monthly the Lodging

Market Trend Report for Kansas City as one of 21 such publications prepared for major

markets across the country.
As indicated, darta is broken down to the following geographic areas:

City of Kansas City
Overland Park-Lenexa
Kansas City North-Alrport
Kansas City Outlying areas

The City of Kansas City sector includes all properties within the city limits of Kansas City,
Missouri and is domunated by the major hotels in the downtown, Crown Center and
Country Club Plaza areas. The Qverland Park-Lenexa market includes propertes in the
suburban Joknson County Kansas marker and has taditionally been the stwongest sector in
terms of occupancy level and average rate growth. Kansas Ciry North-Airport sector nas
demonstrated significant improvement in recent years, as office and other commercial

development has occurred in the northiand area Occupancies have recently approached
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Johnson County levels, with significandy greater improvements in average rate
performance. Kansas City Outlying areas include properties generally east and south of the
Kansas City, Missouri city limits. Recent and anticipated developments in hotel marker

around the Kansas City area include:

’ Significant hotel market activity is occurring in the Kansas City North-
Alrpart sector, as developers are drawn to the swong occupancy and

increasing room rate levels of the sactor:

. Hotel development in the downtown arez includes the renovation of the
former Americana Hotel to a 400-room Doubletzee and the expansion of the
600-room Mariont-Downrown by 400 rooms, which projects should

sigmificantly enhance the downtown convention package;

. Several limited service and limited-service/extended-stay properties have
recently opened, with more proposed for various jocations around Johmson
County, Kansas.

Competitive Suoply

We have identfied six properties, comprising 2,584 rooms operating in 1996, as those
potentally competitive with the proposed property.  This competitive supply was
determined through consideration of factors such as location, size and age of facilities,
amenities offered, affiliadon, rate stucture, management and types of demand
accommodated. Significant charactenistics of the competitive market properties and their
locations are presented in the competitive supply chart and the map on the following and

facing pages.
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Additions To Supply

Certain additions to the competitive supply of rooms have been contemplated in our
analysis, including the Doubletree (Omni) and Marriott expansion projects near the Bartla
Hall convention facility, as well as a 115-unit Super § limited-service property planned for a

site immediately adjacent to the subject property to the east.

The following table summarizes our supply addition assumptions:

1996 Supply 2,584
Doubletres 400
Marniont 200
Super 8 113
Subject 260
Total 3.759

We are not aware of any cther supply additions that would affect our analysis.
Demand

We estimate that the competitive properties in 1996 expenienced demand of approximately

643,900 room-zights for a composite occupancy level of approximarely 68%.

Comunercial segment: The commercial dernand segment includes salespeople, government
employess, service representatives and other emplovees of companias with operations in the
area. Demand from this segment is primanly realized Monday through Thursday evenings
and represented approximately 47% of competitive market demand in 1996. The level of
individual commercial demand remains relatively steady throughout the year in the area,

with seasonal declines-in holiday periods. -
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Group: Group demand within the compedtive market 1S currently accommodated by the
Marriott, Hyan Regency and Westdn Crown Center, with overflow to other downtown
properties. It includes business meetings, convention/association actvity, Talning acuvity,

as well as social functions. Group demand equaled 33% of the market in 1996.

Tourst: The tourist demand segment in the arca is substantial and includes travelers on I-
70, as well as those with destinations such as Royals/Chiefs games, Worlds/Oceans of Fun,
and area riverboat casinos. The tourist segment is waditiopally the most rate-sensitive of
market segments. This segment represented approximately 15% of total competdve

rmarket demand in 1996.

Government: Demand generated by Federal and other government office acuvity downtown

is served by all downtown properties in varying degrees and represented 3% of total marke

demand in 1996.

The esumated 1996 demand for the identified competitive market is swnmarized n the

attached Exiubit A.
Esumated Future Demand

We have estimated furure levels of demand based on current competitive market conditions,
discussed previously, and growth based or the results of our general and lodging market

analyses. Growth rates for each segrent are discussed in the following paragraphs.

Commercial: Prospects for contnued growth in the commercial segment of demand are
estimared 1o be good due to the moderate growth environment as evidenced by recent trends

in employment and office market demand. We anticipatz additional increases in demand
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accommodated in 1997 through 1998 with the increases in hotel supply which will increase

market capacity during peak demand periods.

Group: Base growth in the group segment of demand is anticipated at 2 moderate base rate

with additicnal increases in demand accommodated in 1997 through 1999 with the
increases in hotel supply and the conference facilides associated with the subject project
which will improve the convention package and increase market capacity during peak

demand periods.

Tounist: The tourist segment of competiuve market demand is estimated to continue to
increase at a moderate baseline rate. We anticipate additional increases in demand
accommodated in 1998 and 1999 with the opening of the subject property, which will

increase market capacity during peak demand periods.

Government: The govermnment segment of competitive market demand is estimated to

contnue 1o increase at a moderate baseline rate.
Qur estimates of total market demand are summarized in the aached Exhibit A.

ESTIMATED OCCUPANCY AND AVERAGE RATE

We have estimated arainable occupancy and room rate. levels for the subject preperty,

assuming the property will open by 1999,
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Estimated Penetration

We have evaluared the market penetration potental for each market segment by comparing
the anticipated advantages or disadvantages of the subject property to the competidve
supply of properties in the market. Factors affecting penetration that were considered in our
analysis include location and accessibility, property size, room rates, food and beverage
facilities, other amenities, physical appearance and age, managerment, affiliation and local

reputation.

The estimated penetrations, discussed below, can be considered in relaton to the hotel's fair
market share. [f demand were distributed evenly, in accordance with the ratio of the hotel's
rooms to the total market supply, the proposed property would capture approximately §.9

percent (260/3759) of each segment of market demand.

Commercial segment: We estimate that competitive properties experienced penetration
rates ranging between approximately 73% and 133% of fair markat share durtng 19%96. We
estimate thar the proposed property will penetrate commercial demand at 105% of fair
market share by the third year of operation, reflecting the appeal of the suite configuration

of the property and Sheraton affiliaton.

Group Segment: Competitive properties' penetration rates ware estimated to range from
48% to 116% of fair market share in the Group segment in 1996. We anticipate the
proposed  property will atain 95% of fair share penerration in the group market, reflecting
the property’s location relative to the City's major convention facilities and relatvely

ltmuted public space.

Tourist segment: Compeuuve properties’ penetration rates were estimated 1o range from

38% 10 164% of fair market share in the tourist segment in 1996. We estimate that the -
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proposed property will attain 110% of fair market share, reflecting the appeal of the suite

configuration and Sheraton affiliation.

Government: Competitive properties' panetration rates were estimated to range ffom 40% to
133% of fair market share in the Government segment in 1996. We estmate that the
propased property will penetrate the Government segment at 115 % of fair market share.

Summary of Captured Demand and Qccupancy

The attached Exhibit A details our estrates of demand, by segment, 1o be captured by the

proposed hotel and amainable occupancies for the first fve full vears of operauon, as

summarized below:;
1999 2000 2001 2002 2003
Commercial 24,400 26.400 28,300 23,800 29,400
Group 17,200 19,100 20,860 21,400 21,500
Tounst B,100 8.700 9,300 $,300 5,700
Other 2.600 2.800 3.000 3,000 3.100
Total 52,300 . 37000 L4000 . 62,700 62,100
Occupancy 535% 60% §5% £6% £8%
Percent of
Market Average 52% 97% o 102% 102% 102%

Our estimates of amainable occupancy for the property are subject to revision based upon
final facility configuration and affiliation changes in anticipated competitive market

condinons.
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Estimated Average Daiiv Rate

Estimated average daily rates for compeutive market hotels for 1996 ranged between §33
and 385, resulting in a market average of.approximately $75. Rate increases in 1997 have
been substantial, approximating 10 percent over 1996 levels, indicating a range from S60 to
$94, averaging '$82 in 1997. The existing Sheraton Suites property on the Country Club
Plaza, approximately five miles to the south of the subject property, attains average rates

approximately 20 percent above the leading downrown properties.

We estumate that the proposed property will attain a $90.00 average rate by 1ts thurd year of
operation, expressed in 1996 value dollars, which is equivalent to $92.25 in 1997 value
dollars, applying the 2.5 % inflation assurnption utilized in this analysis The average rate in
the first two years of operation will be lower as market position is established. We have
uulized 2 2.5% compound annual inflation forecasr. The following table presents our
estimates of average daily rate achievable by the proposed property expressed in 1996 and

current (or stated-year) value dollars assuming (nflationary increases of 2.5% per year.

ESTIMATED AVERAGE DAILY RATE

1996 Value Current Value

Year _ ollars Dollars
1999 £80.00 S86.25
2000 85.00 93.75
2001 90.00 101.75
2002 90.00 104 25
2003 90.00 107.00

Our estimates of attainable occupancy for the property are subject to revision based upon
final facility connguanon and affiliation chanoes in anticipated compentwe markat

condmons
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PROSPECTIVE FINANCIAL ANALYSIS

We have prepared estimates of cash flow from operations available for debt service and

income taxes for the proposed property for the first five fuil years of operation, as presented
on the attached Exhihit B.

The revenues are based upon the occupancy and room rate estimates presented above; other

operating revenues and expenses are based upon industy standards for similar propertes

(as summarized in the U.S. Hotel Industrv published by Horwath Hospitality Consulting

and Smith Trave] Research), adjusted as appropriate.

All estimated amounts have been rounded to the nearest $1,000. Account classifications
generally conform to the definiions preseribed by the American Hotel and Motel

Association in the Uniform Svstem of Accounts for Hotels.

The resulting prospective financial agalyses, expressed in dollars adjusted for the assumed
effzcts of inflarion, are presented on the attached Exhibit B, Revenues and expenses are

inflated at the annual rate of 2.3 percent.

Revenues

Revenue at the subject lodging facility will be generated from several sources: room sales;
food and beverage sales; telephone; minor operated departments; and reatal and other

SQUICES.

Rooms revenue: Guest rooms revenues are based on prospective levels of occupancy and

average room rates discussed in the precading sections and summarized below:
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Room Room
Percent Rooms Average revenue
gccupancy occunied daily rate {000Y
1995 53% 32,300 §86.25 S4,511
2000 60% 37,000 593.75 $5.344
2001 65% 61,400 S101.75 $6,247
2002 66% 62,700 $104.23 56,536
2005 63% 64,100 $107.00 £6,859

Food and beverage revenue : Food and beverage revenues include food, beverage, banquer

rentals and other income from the hotel’s restaurant, loungs and meeting facilities.

Telephone revenue: Telephone revenue represents charges to guests for local and long

distance calls and was estimated based on industry averages.

Minor operated departments: Minor operated deparmments include, net of direct expenses,
revenues from such sources as vending machines and other incidental sources and were

estimated based on industry standards for comparable properties.

Rentals and other income: Rentals and other come were estimated based on industry
standards.

Expenses

This generally includes al! expenses necessary to maintin the production of revenue fom
operating the subject property. To estimgate operating expenses both industry statistics and

historical data from comparable properties were utilized.
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_.Rooms expense: .Rooms expenses include both payroll and other departmental COSTs, as

IIII well as costs associated with reservaton fees. Payroll expenses include the cost of front
desk, laundry and housekeeping persoanel. Other rooms expenses include the cost of guest

supplies, laundry, linen, uniforms, and other items required for the upkeep of guest rooms

and the lobby area.

Food and beverage expense: Total food and beverage departmental expenses includes cost

of food and beverage sold, payroll and related expenses and other departmental costs.
Telephone expense: Telephone expenses reflect the cost of local and long distance calls.

Undistributed operatine expenses

This expense classification relates to expense items not dirsctly atmibuted to specific

operating departments. Detailed explanations for the line item amounts follow.

Administraive and génefai: The adouniswrative and general category includes the payroll
and related expenses of management and the cost of various administrative functions and
supplies which include cash ovefages and shortages, commissions on credit cards, credirs
.and collectibn charges, professional fees, prinung and stationery, dues, publications,

douations, postage and other miscellaneous expenses.

Management fees: Base management fees are calculated at three percent of total revenue

for the hotel.

Marketing:  Marketing expenses include payroll and related expenses, the cost of

advertising and promotion in various media such as highway billboards, newspaper,
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magaznne and directones, as well as direct mail campaigns and miscellanecus sales and

marketing expenses, wncluding franchise-related assessments .
Franchise fees: Franchise fees have been computed at five percent of room revenue.

Energy costs: Energy costs include expenses for electricity, heating, fuel, water, sewa.gé,

and trash removal costs and were computed based on industry standards.

Property operation and maintenance: These expenses include both payroll and related and

other expenses associated with the general upkeep of the property.

Fixed charges

This category relates to those expense items that are relatively fixed and not sensitive to the

operating levels of the facility.
Insurance: Property insurance expense ssumates are based on industry standards.

Property taxes: Property tax estunates are based on industry standards and are subject to

refinement based on actual assessment and related procadures.

Replacement reserves: Peaniodic replacsment of shor-Lived building and site improvement
compouents (including FF&E) is pecessary to maintain the quality image and annual
income for the subject facility. Reserve for replacement has been calculated at 2.0% to

4.0% based on industry swandards.
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LIMITATIONS

We did not ascertain the legal and regulatory requirements applicable to this project,
including zoning and other state and local government regulations, permits and licenses.
Further, no effort was made to determine the possible effect on this project of present or
future federal, state and local legislation including any environmental or ecological matters

or interpretations thereof,

Our apalysis was based on the assumption that the United States will not experience a

severe economic disturbance during the analysis peried.

The prospective financial information included in this report is based on estimates,
assumptions and other information developed from research of the market, knowledge of
the industry and meetings with you during which you provided us certain information. The
sources of information and basis of the estimates and assumptions are stated in this report,
Some assumptions inevitably will not materialize, and unanticipated events and

circumstances may occur; therefore, acrual results achieved during the analysis peniod will

vary from the estimates, and the variations may be material.

Further, we peither evaluated management's effectiveness nor are responsible for furure

marketing efforts and other management actions upon which actual results will depend.

We have no obligation to revise this report or the prospective financial rasults to reflect
events or conditions which occur subsequent to the last day of our feldwork. However, we
are available to discuss the necessity for revision in view of changes in the sconomic or

market factors affecting the proposed project.
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This report and estimates inciuded herein is intended selely for your information and for
h submissicn to City officials, prospective  franchising/management organizations and

financing insttutions and should not be relisd upoa for any other purpose.

Sincerely,

Director
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EXHIBIT 7A

VISTA DEL RIO HOTEL
REDEVELOPMENT PROJECT
DEAL POINT/RECOMMENDATIONS
(May 5, 1998)

I TIF STAFF RECOMMENDATION

A. Amend TIF Plan

Approval of the Second Amendment to the Civic Mall Tax Increment Financing
Plan (the "TIF Plan"), which provides for the expansion of the Civic Mall
Redevelopment Area.

B. Approve Vista Del Rio Redevelopment Project

Approval of the proposed Vista Del Rio Redevelopment Project (the "Vista
Project™), as revised to include the deal points cutlined below.

IL. VISTA PROJECT DEAL POINTS

A}

A. Equity & Debt

1.

)

Equity Investment. The Vista Del Rio Redevelopment Company, L.[..C.
(the "Developer"), will contribute to the property. The equity is equal to
the value of the property less the existing debt.

Public/Private Debt.  City of Kansas City, Missouri (the "City"), and
Developer should evaluate the best proportion of public and private debt.
Approximately $10 million of private debt can be issued, but City may
determine it will issue bonds for the entire debt-to achieve lower interest
rates and to have a first mortgage on the property.

B. Sources of Revenue to Pay Public/Private Debt

1.

[

1l

Hotel/Garage Revenue. Net operating revenue of hotel and garage.

Statutory TIF. 100% of PILOTS and 50% of EATs (taxes on earnings,
utilities, sales on rooms and other items, and food and beverage).

Additional City Assistance. All of the additional incremental city taxes
(50% of city taxes on earnings, utilitics, sales on rooms and other items,
and food and beverage, 100% of city taxes on personal property and 50%

-of hotel motel/tax).

Note: Developer and City should evaluate merits of seeking 50% of state sales taxes per the TIF
statutes as of December 23, 1997,



C.

Public Pafticipation in Profits

l.

Annual Distributions. Combined annual net operating revenues from hotel

and garage after payment of debt and taxes will be distributed in the
following order of priority:

FIRST, Developer will receive distribution of profits to the exient
necessary to provide Developer with the [8% cumulative annual
return on (i) a portion of the Developer’s equity investment not to
exceed $2.5 million, said equity investment to be determined by a
review appraisal to be undertaken by the Commission prior to
entering a Redevelopment Agreement; and (ii) 100% of any equity
investment contributed from the Developer’s fee or other source, or
to prepay, at Developer’s option, any private debt incurred to cover
COSt overruns,

SECOND, hotel operator will receive 5% of all remaining annual
net profits distributed after return on investment to the Developer.

THIRD, the remaining annual profits will be distributed to the city
and the Developer In proportion to their respective share in the
financing, i1.e., regular TIF and additional City assistance to private
debt and private equity, provided however, (a) the $500,000 to be
used for public improvements in the Civic Mall area will not be
included for purposes of determining this proportionate share, and
(b) the City will use its pro rata portion to accelerate retirement of
public debt.

Sale or Refinancing of Property. In the event the property is sold or

refinanced, the proceeds will be distributed in the following order of
priority:

a.

FIRST, to pay or reimburse Developer for all customary out-of-
pocket costs, fees and expenses associated with the sale of the
property.

SECOND, to retire all private debt.

THIRD, release City risk by paying off public debt or providing
alternative credit enhancement.

FOURTI, pay Developer’s cumulative return on investment as set
forth tn Section C.1.a., above.

FIFTH, return Developer’s equity to the extent allowed in Section
C.l.a above.



f. SIXTH. remainder shall be distributed among the Developer and
the TIF Commission in the same proportion as each pary’s
respective investment in the completed project.

Note: In the event the Developer retires all public debt and/or releases the City’s public
exposure, then the TIF Commission will not share in additional sale proceeds or in annual
revenue.

Sale or Refinancing of Property Without Payment of Bonds. The
Developer will be required to get the City’s approvat to sell the property
unless the bonds are paid in full by redemption or defeasance. This will
ensure that the City is able to evaluate its continued risk in the project in
the event it approves such a sale or refinancing.

L

D. Excess Annual TIF

Excess annual statutory TIF revenues and excess additional City taxes generated
by the Vista Project will be used to accelerate retirement of public debt.

E. Cost Overruns

The Developer’s fee will be maintained in an escrow account until the Vista
Project is completed and all project costs are paid with proceeds of bonds and
private debt, if any. The funds in the escrow account will be used to the extent
necessary (o pay such excess project costs; provided, however, the Developer will
have the option of incurring additional private debt or adding an equity partner to
pay for all or any portion of such excess costs instead of using the Developer’s
fee.

F. Incorporation Into the Redeveloper’s Agreement
The foregoing terms and provisions shall be incorporated into any agreement

entered into with the redeveloper for implementation of the project improvements
proposed for redevelopment project 15A.

hulcverma! Bagmitdealpoin jwg 3



Exhibit No. 8

Addendum to "Existing Conditions Study."



SUPPLEMENT TO
EXHIBIT 8

DATA PERTAINING TO
THE ADOPTION OF A FINDING OF BLIGHT
FOR THE
CIVIC MALL REDEVELOPMENT AREA
AS DESCRIBED IN
THE SECOND AMENDMENT

PREPARED BY THE TAX INCREMENT FINANCING COMMISSION
OF KANSAS CITY, MISSOURI

FEBRURY 9, 1998

I. INTRODUCTION
A. Purpose of this Report

The purpose of this report is to supplement the original Blight Study for the Civic
Mall Redevelopment Area by describing the conditions contained within the area added
to the Civic Mall Redevelopment Area as a part of the Second Amendment to the Civic
Mall Tax Increment Financing Plan. The intent of this report is to present evidence
supporting the designation of the expanded Civic Mall Redevelopment Area (the
“Redevelopment Area”) as a Real Property Tax Increment Allocation Redevelopment
Area.

B. Eligibility Criteria

‘The Real Property Tax Increment Allocation Redevelopment Act, Missouri
Revised Statutes, Section 99.800 et seq., 1986, as amended (the "Act"), provides that a
Real Property Tax Increment Allocation Redevelopment Plan can be implemented by the .
Tax Increment Financing Commission if the governing body of a community determines
by ordinance, that an area qualifies under the Act as:

1. a blighted area;
2. a conservation area; or
3. an economic development area; and

that the area has not been subject 1o growth and development through investment by
private enterprise and would not reasonably be anticipated to be developed without the
adoption of the Redevelopment Plan.

This report is intended to show evidence that the Redevelopment Area gualifies as
a Blighted Area. The Act defines a "Blighted Area” as follows:



"[Aln area which, by reason of the predominance of defective or inadequate street
layout, insanitary or unsafe conditions, deterioration of site improvements,
improper subdivision or obsolete platting, or the existence of conditions which
endanger life or property by fire and other causes, or any combination of such
factors, retards the provision of housing accommodations or constitutes an
economic or social liability or a menace to the public health, safety, morals, or
welfare in its present condition and use.”

il. REDEVELOPMENT AREA
A. General Location

The Civic Mall Redevelopment Area generally comprises the eastern half of the
Cenual Business District of the City of Kansas City, Missouri. The Redevelopment-
Area, as described in the Second Amendment to the Civic Mall Tax Increment Financing
Plan is generally bound by the Intercity Freeway on the north, Interstate 70 (Midtown
Freeway) on the east, 13" Street on the south, and McGee Street on the west, in Kansas
City, Jackson County, Missouri. The Redevelopment, Area, as described in the second
amendment, is revised to include the additional properties located in an area generally
bound by Intercity Freeway on the north, Interstate 70 on the east, 8™ Street on the south
and Locust on the west.

Exhibit A shows the location of the Civic Mall Redevelopment Area, as amended.

B. Current Land Uses

The area added to the Civic Mall Redevelopment Area as a part of the Second
Amendment includes a variety of uses including commercial, residential, public and
institutional uses, surface parking lots and open space.

III.  Blighted_Area Qualification

A Prior Designation

All of the land area contained in the expansion to the Civic Mall Redevelopment
Area, as described in the Second Amendment to the Civic Mall TIF Plan, is contained
within the Eastside Urban Renewal Area. As a part of the Urban Renewal Plan approval
process this area was found to be blighted.

Exhibit B shows the boundaries of the approved Urban Renewal Areas which
overlay the Redevelopment Area.

B. Lack of Redevelopment Activities

There has been minimal redevelopment activity. No new construction has
occurred in the 1980°s or 1990’s in the expanded area. Overall, the Redevelopment Area
has shown a steady decline since the 1960’s..

C. Disinvestment and Under-utilization

There are a total of thirteen new assessment parcels. Of these parcel, 75%, a total
of nine (9) parcels, are either surface parking lots or open space. Four (4) of the



assessment parcels contain five structures. One of these structures is a vacant 20 story
room apartment building.

Exhibit C shows surface parking and vacant lots located within the
Redevelopment Area.

D. Building Conditions.

The Redevelopment Area contains signs of significant building deterioration. ln
particular, the 20 story structure located on the block bound by 6" Street, Cherry Street,
Admiral Boulevard and Holmes is in severely deteriorating condition. The 20 story
structure was originally built as a multifamily residential use. The building 1s now vacant
except for vandals and homeless persons occupying the structure. Numerous walls,
windows and doors are missing and vandalism remains an ongoing problem. Though the
building appears to be structurally sound, the inability to keep the building boarded and to
prevent vandalism and destruction by natural forces will lead to irreparable damage 1o the
structure.

IV.  REPORT OF FINDINGS

A, FINDING NUMBER 1: The Civic Mall Redevelopment Area. as described in the
Second Amendment to the Civic Mall Tax Increment Financing Area. is a Blighted Area.

The conditions In those portions of the Civic Mall Redevelopment Area, as added
to the Redevelopment Area as a part of the Second Amendment to the Civic Mall TIF
Plan, meet the criteria for designation as a Blighted Area under the Act.

B. FINDING NUMBER 2. The Redevelopment Area has not been subject 10 growth
and redevelopment by private enterprise.

That portion of the Civic Mall Redevelopment Area included as a part of and
described in the Second Amendment to the Civic Mall TIF Plan, has not been subject to
significant growth or redevelopment. .

C. FINDING NUMBER_3: The Redevelopment Area would ngt reasonably be
anticipated to be developed without the adoption of the Tax Increment Financing Plan.

The Redevelopment Area would not reasonably be anticipated to be developed
“without the proposed Tax Increment Financing Plan. Tax Increment Financing is
necessary to make this project feasible.
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Mall Tax Increment Financing Plan. The intent of this report is to present evidence
supporting the designation of the expanded Civic Mall Redevelopment Area (the

“Redevelopment Area™) as a Real Property Tax Increment Allocation Redevelopment
Area.

B. Eligibility Criteria

The Real Property Tax Increment Allocation Redevelopment Act, Missouri
Revised Statutes, Section 99.800 et seq., 1986, as amended (the "Act"), provides that a
Real Property Tax Increment Allocation Redevelopment Plan can be implemented by the
Tax Increment Financing Commission if the governing body of a community determines
by ordinance, that an area qualifies under the Act as:

- 1. a blighted area;
2. a conservation area; or
3. an economic development area; and

that the area has not been subject to growth and development through investment by
private enterprise and would not reasonably be anticipated to be developed without the
adoption of the Redevelopment Plan. :

This report is intended to show evidence that the Redevelopment Area qualifies as
a Blighted Area. The Act defines a "Blighted Area" as follows:



“[A]n area which, by reason of the predominance of defective or inadequate strect
layout, insanitary or unsafe conditions, deterioration of site improvements,
improper subdivision or obsolete platting, or the existence of conditions which
endanger life or property by fire and other causes, or any combination of such
factors, retards the provision of housing accommodations or constitutes an
economic or social liability or a menace to the public health, safety, morals, or
welfare in its present condition and use."

I1. REDEVELOPMENT AREA
A. General Location

The Civic Mall Redevelopment Area generally comprises the eastern half of the
Central Business District of the City of Kansas City, Missouri. The Redevelopment
Area, as described in the Second Amendment to the Civic Mall Tax Increment Financing
Plan is generally bound by the Intercity Freeway on the north, Interstate 70 (Midtown
Freeway) on the east, 13" Street on the south, and McGee Street on the west, in Kansas
City, Jackson County, Missouri. The Redevelopment Area, as described in the second
amendment, is revised to include the additional properties located in an area generally
bound by Intercity Freeway on the north, Interstate 70 on the east, 8™ Street on the scuth
and Locust on the west,

Exhibit A shows the location of the Civic Mall Redevelopment Area, as amended.

B. Current Land Uses

The area added to the Civic Mall Redevelopment Area as a part of the Second
Amendment includes a variety of uses including commercial, residential, public and
institutional uses, surface parking lots and open space.

HI1. Blighted_Area Qualification

A, Prior Designation

All of the land area contained in the expansion to the Civic Mall Redevelopment
Area, as described in the Second Amendment to the Civic Mall TIF Plan, is contained
within the Eastside Urban Renewal Area. As a part of the Urban Renewal Plan approval
process this area was found to be blighted.

Exhibit B shows the boundaries of the approved Urban Renewal Areas which
overlay the Redevelopment Area.

B. Lack of Redevelopment Activities

There has been minimal redevelopment activity. No new construction has
occurred in the 1980°s or 1990’s in the expanded area. Overall, the Redevelopment Area
has shown a steady decline since the 1960’s..

C. Disinvestment and Under-utilization

There are a total of thirteen new assessment parcels. Of these parcel, 75%, a total
of nine (9) parcels, are either surface parking lots or open space. Four (4) of the



assessment parcels contain five structures. One of these structures is 2 vacant 20 story
room apartment building.

Exhibit D shows surface parking and vacant lots located within the
Redevelopment Area.

D. Building Conditions.

The Redevelopment Area contains signs of significant building deterioration. In
particular, the 20 story structure located on the block bound by 6™ Street, Cherry Street,
Admiral Boulevard and Holmes is in severely deteriorating condition. The 20 story
structure was originally built as a multifamily residential use. The building is now vacant
except for vandals and homeless persons occupying the structure. Numerous walls,
windows and doors are missing and vandalism remains an ongoing problem. Though the
building appears to be structurally sound, the inability to keep the building boarded and to
prevent vandalism and destruction by natural forces will lead to irreparable damage to the
structure.

IV.  REPORT OF FINDINGS

A. FINDING NUMBER 1: The Civic Mall Redevelopment Area. as described in the
Second Amendment to the Civic Mall Tax Increment Financing Area. is a Bhghted Area.

The conditions in those portions of the Civic Mall Redevelopment Area, as added
to the Redevelopment Area as a part of the Second Amendment to the Civic Mall TIF
Plan, meet the criteria for designation as a Blighted Area under the Act.

B. FINDING NUMBER 2: The Redevelopment Area has not been subject to growth

and redevelopment by private enterprise.

That portion of the Civic Mall Redevelopment Area included as a part of and
described in the Second Amendment to the Civic Mall TIF Plan, has not been subject to
significant growth or redevelopment. . :

C. FINDING NUMBER 3: The Redeveiopment Area would not reasonably be
anticipated to be developed without the adoption of the Tax Increment Financing Plan.

The Redevelopment Area would not reasonably be anticipated to be developed

“without the proposed Tax Increment Financing Plan. Tax Increment Financing is

necessary to make this project feasible.
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] Tnowmas . Siach, My
85?’5 West_ 86" Street, Suite 203 .
‘Overiand Park, Kansas 638212
Phone: (913) 385-9600

FAX: (913) 385-0596

Octaber 23, 10887

VISTA DEL RIQ REDEVELOPMENT COMPA? Y, LLC
c¢/o Roxgen E. Koch

KING, HERSHEY, COLEMAN, KOCH & STONT

2345 Grand Boulevard, Suite 2100

‘Kansas City, MO 64108

Dear Ms. Kach-

In accordance with your request, [ have persouallv inspected the 1.453 acre pmgqsed
redevelopment area located near the northeastern edge of the central business d.lsjcr:c: at
600 Admiral Boulevard in Kansas City, Jackson County, Missouri. Vista del Rio is a 18
story building that bas been vacant since 1992 and the anficipated cost for redevelopment

for the conversion to a hotel is $18 million. The oroperty is legally deseribed as shown in
Addendum B of this report. .

- This property comprises the Vista del Ric Tax [ncrement Fi.u'a.n‘c:mg" Plasz redevelopmenﬁ:
Property. An inspection was made in conjunction with a dg*:ermmanon of wljlether- or not
the area is blighted, as defined in Section 93.805 of the Revised Statutes of Missouri. This
section is part of Sections 99.800 to 99.863, comprising the "Real Property Tax Increment
Allocation Redevelopment Act”

As.explained in dstail in the report which follows, it is my opinion that the arsza is blig:z:ic
within the definjtion of the statutes refersnced atove, as of September 30..199:: The
effective date is the date on which the preperty was ipspected for purposes of this stady.
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VISTA DEL RIO REDEVELOBMENT COMPANY, LLC
October 23, 1997
Page 2

You should note, the term “blight” is a statutorily specifically defined term, which does not
necessarily coincide with the generic or common defnition of the word. For these purposes,
the term “blighted area” shall mean "an area which, by reason of the predominance of
defective or inadequate street layout, insantiary or unsafe conditions, deterioration of site
improvements, improper or obsolete platting, the existence of conditions endangering life or
property by fire and other causes, or any combination of such factors, retards the provision
of housing accommodations or constitutes an economic or sacial liability or a menace to
public health, safety, morals or welfare in its present condition and use” In contrast,
Webster's Dictionary defines the word "blight” as “something that frustrates plans or hopes;
something that impairs or destroys” and defines “urban blight” as “an impaired condition.”
Thus, the determination of blight under the statutory definition has no direct correlation to
the dictionary definition.

As explained in the attached report, it is my opinion that the area is blighted within the
definition of the statutes referenced above, as of September 30, 1997.

Ay, Respectfully submitted,
\\\\‘\QQF M!SS& "l,,
S ARl Yo, APPRAISAL NSULTING SERVICES GROUP

THOMASH. . =
SLACK gl
NUME :
; Thomas H. Slack, MAI
& F  State of Missouri Certified General
egA'L--é-S;i,;\a‘t@ Real Estate Appraiser (RA 001977)

Hepgirn

THS/sh
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CERTIFICATION

[ certify, to the best of my knowledge and belief, that:

L.

2.

The statements of fact contained in this report are true and correct.

The reported analyses, opinions and conclusians are limited only by the reported
assumptions and limiting conditions and are my personal, unbiased professional
analysis, opinionr and conclusion.

I have no present or pruspective interest in the property that is the subject of this

‘analysis and no personal interest or bias with respect to the parties invoived The

services performed herein are intended to result in an analysis, opinion or conclusion of
a disinterested third party.

My compensation is not contingent upon reporting of a predetermined value or direction
in value that favors the cause of the client, the amount of the value estimate, the
attainment of a stipulated result or the occurrence of 2 subsequent event.

« Receipt of the assignment was not based upon a requested minimum value, a specific

value or approval of a loan.

. My analyses, opinions and conclusions were developed and this report has been

prepared in conformity with the requirements of the Uniform Standards of Professional
Appraisal Practice (USPAP). [ have not relied upon any departure provision of USPAP.

My analyses, opinions and conclusions were developed and this report has been
prepared in conformity with the requirements of the Code of Professional Ethics and the
Standards of Professional Appraisal Practice of the Appraisal Institute. '

I have completed the requirements of the continuing education program of the
Appraisal [nstitute.

The use of this report is subject to the requirements of the Appraisal Institute relating
to review by its duly authorized representatives. ’

10. T have made a personal inspection of the property that is the subject of this appraisal on

September 30, 1997.

11. No one provided significant professional assistance to the person signing this report.

\\\“\H 1 l'll”u’{’
S SR, Vga/éz{/

& W %

AL (- S THOMAS H. SLACK, MAI -

E o i=E State of Missouri Certified General

£ % ?Aeggg, q.:fE I Real Estate Appraiser (RA 001377)
PO AN -
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HISTORY QF THE, PROPERTY

A title report indicates the redevelopment area lies within the boundaries of the East Side
Urban Renewal Area, as created by the plan approved by Qrdinance No. 22763, passed
dune 13, 1958. The property was apparently acquired by Land Clearance for
Redevelopment Authority of Kansas City, Missouri, on or about June 30, 1963. The
improvements to the area were originally constructed in 1967, according to county records,
when the property was developed as the University Towers Apartments. The property was
subsequently operated as a federal HUD subsidized housing project. It was also reportadly
previously owned by the federal government following default on a loan by 2 prior owner.
It is my understanding the property has béen unoceupied sinca 1992, Title records indicate
a party wall and easement agreement between the University of Health Sciences, which
owns 2 building abutting the subject property on the east side, and the Secretary of
Housing and Urban Development was filed December 7, 1993. At the same time, a
Declaration of Reciprocal Easement Agrsement between the parties was also signmed. The
property has reportedly been owmed by Diggs Construction, Inc. and Vista del Rio
Redevelopment Company, LLC, for several months. A title policy issued by Ticor Title
Insurance Company with an effective date of March 12, 1897 was provided, indicating title
to the property was held in the name of Land Trust of Jackson County, Missouri, with the
property propesed to be transferred on that date to Vista del Rio, a Missouri limited
Liability company. A secand title policy dated August 11, 1997 indicates the property is now
held as tenants in common by Diggs Construction and Vista del Rio Redevelopment.

IDENTIFICATION QF PROPERTY

The preperty analyzed consists of a 1.45 acre tract of land located along the south frontage
road parallel with Interstate 70 Highway, also known as Sixth Street, and comprises the
majority of the east half of a city block baunded by Sixth Street, Admiral Boulevard, Cherry
Street and Charlotte. The property extends from Sixth Street to Admiral Boulevard and
from Cherry Street to the middle of the black at vacated Holmes. The entire property is
located within the city limits of Kansas City and is presently zomed C-3b, Intermediate
Business Transitional, permitting multifamily dwellings and commercial buildings which
complement the uses in the central business district. At the present time, the property is
unoccupied, with the exception of homeless peaple. It has been vacant since 1892, or
approximately five years, during which the improvements have deteriorated dramatically.

FUNCTION OF THE REPORT .

This blight study has been prepared for use in conjunction with an application for tax
increment financing, pursuant to Revised Missouri Statute 99.800.

PURPOSE OF THE REPORT

The purpose of this blight study is to determine whether the specific redevelopment araa is
blighted within the meaning of Section 99.805 of the Revised Statutes of Missouri.
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PE OF THE REPORT

At the request of the client, this blight study i$ not limited in scope. That is to say, the
analyst, in preparation of this blight study, has considered all available relevant data
identified as impacting the determination of whetber the aréa is blighted. Data sources
rélied upon include, but are not limited to the City of Kansas City, Missouri Planning and
Development Office, the Kansas City Police and Fire Departments, Jackson County
Assessor’'s Office, interviews with area real estate brokers and development records relating
to mearby properties. In the preparation of this report, I have cornpleted a physical
inspection of the subject property, immediate neighborhood and the competitive market
area.

EFFECTIVE DATE OF THE REPORT

The effective date of this blight study is September 30, 1997. Unless otherwise stated, all
factors pertinent to a determination of blight were considered as of that date.

METHOD OF ANATLYSIS

[n determining whether the defined area is a blighted area, the obvious initial
responsibility is to define the term. For purposes of this study, the following definition,
found in Section 99.805 of the Revised Statutes of Missouri, was used:

“Blighted Area”, an area which, by reason of the predominance of defective
or inadequate street layout, insanitary or unsafe conditions, deterioration of
site improvements, improper or obsolete platting, or the existence of
conditions which endanger life or property by fire and other causes; or any
combination of such factors, retards the provision of housing accommodations
or comstitutes an economic or social liability or a menace to the public health,
safety, morals, or welfare in its present condition and use. ‘

[n determining whether the area under review is blighted pursuant to these definitions, I
first reviewed the general conditions in the neighborhood, particularly trends in the area as
they relate to an indication of whether this pertion of the city is blighted. In reviewing the
history of the statute, I noted little historic use of the tax increment financing (TIF), until
relatively recently, with developers having primarily. utilized Chapter 353 abatemeant.
With regard to blight, as applied to 353 cases, | found judicial decisions stating the
governing bodies could reasonably determine an area was blighted, although not
necessarily the total area or amy particular portion of it constituting what is generally
known as a “slum.” Instead, the term “blighted” for purpose of this statute requires a
finding that the redevelopment area on the whole has a predominance of one or more of the
following conditions:

"1. Defective or inadequate street layout;

2. [nsanitary or unsafe conditions;
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3. Deterioration of site lmprovernents;
4. Improper subdivision or obsolete platting; or

5. The existence of conditions that endanger-life or property by fire and other
causes. .

And, as a result of these conditions, the redevelopment area:
L. Retards the provision of housing accommodations;
2. Constitutes an economic or social liability; or

3. Constitutes a menace to the public health, safety, morals or welfare in its
present condition and use.

[ bave analyzed the existing land and improvements and associated development cost
estimates for the subject property. General issues applicable to the property and the entire
neighborhood include population declines and continuing crime concerns, as well as
property assessed values and real estate market trends of the local marketplace. With
regard to the specific property, the City of Kansas City Police and Fire Departments were
unable to report details regarding the actual number and nature of calls relating to the
subject property. However, numerous complaints are known to have been made and the
trainer of the security dogs reported meeting police officers at the property on several
occastons in order to assist their investigation of the building. The various factors were
then reviewed in the aggregate to determine whether the area is a “blighted area.”

KANSAS CITY AREA ANALYSIS

The Kansas City metropolitan area contains approximately 3,022 square miles. This bi-
state community encompasses ten counties and 136 cities in northwestern Missouri and
northeastern Kansas. An excellent highway network includes three interstate highways,
four auxiliary interstate routes and eight federal highways. This highway network, the
nucleus of which is the central business district, provides Kansas City with exceptional
interstate and intrastate travel.

Demographics

The Kansas City MSA has experienced steady growth. Population figures from the 1980
census were 1,449,376, while 1990 census population fgures were 1,582,875, a 9.2%
increase for the decade. The 1995 estimate of 1,608,117 showed a 4.8% increase over the
1990 Bgure, indicating recent growth of just under 1% per year. This trend is expected to
confinue at a steady rate, with a projected 2000 population of 1,730,871, a 4.4% increase
over the 1995 estimate. '

Due to Kansas City's diverse economic base, the metropolitan area has faired better iz the
recent economic conditions than many major cities. Between 1982 and 1988, the

unemploymeqt rate in the Kansas City MSA ranged from a high of 10% in 1982 to a low of . .~



Kb

4.5% in 1986, These figures were consistently below the national .average by
approxirmately 1.5%. Between 1987 and 1891, Kansas City unemployment ranged from
4.4% to 5.6% and the gap between it and the national average narrowed to between 0.3%
and 1%. In 1992, the gap widened once again, with Kansas City unemployment at 4.9%
and the national average at 7.2%. As of early 1994, unemployment in Kansas City had
risen slightly to 5.2%, while national unemployment had dropped slightly to 7.1%. Current
statistics are available as of January 1997. The metropolitan area reports an
unemployment rate of 3.9%, compared with a national unemployment rate of 5.9%. The
unemployment rate is down from 4.2% reported in January 1996. Total employment, as of
January 1997, is 906,600, a 32,300 job increase from the 874,300 people employed in
January 1896. Jackson County, Missouri, reported an unemployment rate of 4.0% in
January 1997, with 343,200 employed. '

Government is the area’s largest employer, followed by health care, which employs
approximately 52,000 people. Other significant industries in the area include argi-business
and food, telecommunication, banking and finance, engineering, fransportation and
manufacturing. Eight organizations recently reported employing over 5,000 people each.
These organizations are: AT&T, the federal government, Hallmark Cards, Inc, Health
Midwest, Kansas City Southern Industries, Sprint, TransWorld Airlines and the University
‘of Kansas Medical Center. :

The median -household income in the Kansas City MSA in 1989 was $31,610. This
represented a 67.9% increase over the 1979 Bgure of §18,825. This increase continued into
1993, though at a slower rate. The 1993 estimated median household income for the
Kansas City MSA was $35,047, a 10.9% increase over four years. Additionally, the
projected median household income for 2000 is $42,238, representing an increase of 12.1%
over the five year projection period.

Traffic

Kansas City has consistently been a leader in river traffic, railroads, highways and air
transportation. The Kansas City MSA is the second leading rail center in the nation, based
on the number of railroad car movements. Kansas City has about 300 freight movements
and six Amtrak movements per day. Overall, there ars 11 on-line railroads providing daily
service to the Kansas City area. Due to its spacious railroad and intermodal system,
providing efficient interchange services between main line rail carriers, Kansas City enjoys
the nation's most flexible storage and transit combinations.

Kansas City International Airport (BCI), which opened in 1972, established Kansas City as
a center of the nation’s transportation network, but the unique passenger-friendly design is
inefficient for today's airline hub operation market. In addition, the airport suffered from
unprofitable companies selecting the city for hub operations subsequent to deregulation,
which occurred on October 18, 1978. However, despite the bankruptcy of Braniff in April
1989, when passenger accounts decreased, and the fact that at present KCI daes not serve
as,a hub for any airline, KCI has experienced steady growth in commercial passenger
traffic since 1990, as indicated on the chart below:
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Total
Year Eppiznements  Deplanements Passensery
1985 3,618,640 3,620,149 7,238,798
1986 4,135, 123 4,164,265 8,299,388
1987 4,701,886 4,332,144 9433030
1983 4,736,358 4,743,031 9481,389
1989 4,680,757 4,670,527 9,351,284
1990 3,430,581 3,463,358 6,943,949
1991 3,473,333 3473282 6,946,615
1992 3,710,345 3,703,739 7,414,584
1993 3,970,354 3,961,664 7,932,018
1994 4,465,975 4,457 541 8,923,516
1995 4,743,893 4,486,526 8,981,417
1996 5,044,314 4,973,137 10,017,451
1997 (Latest 12 months) 5,410,491 5,401,397 10,811,888

s of October 1997, a total of 18 passenger airlines serve KCI with more than 277 flights
daily. Of those daily flights, 205 are jets and 72 are commuter planes. Southwest Airlines
leads the way in volume with a 20% market share. The total number of passengers flying
in or out of KCI increased dramatically from 5.0 million in 1983 to 9.5 million in 1988,
when Braniffs KCI hub was in full operation. However, as a result of the bankruptcy of
Braniff in April 1989, passenger accounts decreased. Traffic was also negatively affected in
1991 by the war in the Middle Fast. Nonetheless, significant traffic increases have
occurred in both passenger and freight fights since 1991. In 1996, both categories reported
record volumes.

Inbound and outbound cargo (including mail and freight) at KCI has steadily increased
since 1985, with a dip in that fluctuation occurring shortly after the loss of Braniff as a hub.
However, it has shown an increase since 1992, as shown on the foliowing chart:

Cargo Total

Year {000)* :
1985 153,271
1986 162,304
1987 _ ) 181,399
1988 193,913
1989 170,689
1990 188,024
1991 _ 184,785
1992 213,580

. 1993 233,817
1994 308,009
1995 284 353
1996 319,852
1997 (Latest 12 mogths) 303,074

*Cargo Total inctudes both enplaned and deplaned mail and freight
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As of September 1997, Federal Express was the major freight carrier out of KCI with
approximately 28% of the market share. [t was followed by UPS with 14.14%, Burlington
Alr Express with 12.82%, Emery Air with 10.58% and DHI, with 10.30%. The remaining
23.37% represents numerous smaller carriers.

In addition to KCI, the Kansas City MSA has 21 public and 73 private general aviation
airports. Some of the larger air fields which serve executive aircraft include the East
Kansas City Airport, Independence Memorial Airport, Johnson County Executive Airport,
New Century AirCenter, Kansas City Downtown Airport, Lee's Summit Memarial Alirport
and Richards-Gebaur Airport. _

Kansas City's extensive highway network is considered a significant asset. The city is
located at the junction of three interstate highways (Interstates 29, 35 and 70), which are
interconnected by four interstate linkages (Interstates 435, 470, 670 and 635). In addition,
eight federal highways and 49 state roads round out the efficient highway system wkich
has contributed to Kansas City's rank among the top 10 trucking centers in the nation.
The metropolitan area is served by 313 motor freight carriers, several of which are
headquartered here. The Kansas City Area Transportation Authority provides the largest
public transportation system, while Johnson County Transit connects suburban Johnson
County areas with selected business centers in Kansas City. In addition, Kansas City is
currently reviewing the possibility of a light rail system, which would link the central
business district with major residential and business centers throughout the metropolitan
area.

Due to Kansas City's location at the confluence of the Missouri and Kansas Rivers, river
barge traffic offers an affordable alternative in transporting goods. The Kansas City MSA
has eight grain and bulk terminals and two full-service terminals with high capacity cranes
to handle a wide range of cargo loads. Currently, the area is served by six regulated barge
lines and containerized shipping continues to expand.

Schools

Some of the nation’s best public and private schaols are located in the Kansas City MSA
At last count, the city contained a total of 346 public elementary schools, 78 public junior
high/middle schools and 97 public high schools. These scheols employ a total of 17,576
teachers, with total enrollment of approximately 254,520 students. The Kansas City MSA
reports that 80.1% of people over the age of 25 are high school graduates. This compares
favorably to the U.S. average of 75.2%. Kansas City is also served with a variety of options
for higher education, including two major universities, more than a dozen colleges, several
community colleges, three medical schools, a law school, 2 conservatory of music and a
nationally recognized art college. Approximately 20.4% of Kansas City area residents have
had four or more years of college. This is comparable to the national average of 20.3%.

Services
Co'tnmunit'y services found in the Kansas City MSA consist of approxirately 50 hospitals
and 234 nursing homes. As stated previously, the health care industry is the area's second

largest employer. The city is also served with 59 public libraries and several university
libraries. Kansas City is also home to the Linda Hall Library of Science and T ech.uolog‘y,.

-



the largest privately endowed scientific and technological Library in the country. Cultural
and sacial actives in the Kansas City MSA include the American Royal Museum, the NCAA
Visitors Center, the Woodlands Race Track and Worlds of Fun /Oceans of F un. Kansas
City is alsc home to a professional football team, a professiona! baseball team 2
professional indoor soccer team, a professional hockey team, a’professional tennis team and
a newly formed outdoor, professional soccer team. Most recently,. Bve riverboat gambling
casinos have opened along the Missouri River on the State of Missour side, all opening
since 1995. Other recreational amenities that the metropolitan area has to offer include 57
private, municipal and daily fee golf courses, 109 tennis facilities, 22 country clubs and 600
parks, including Swope Park, the nation’s second largest urban park. There are also 24
public lakes, more than 20 art galleries and more than 40 museums and shopping centers.
Shopping centers of note inctude the nationally recognized Country Club Plaza and Crown
Center, as well as three leading enclosed malls.

NEIGHBORHOQD/CENTRAL BUSINESS DISTRICT ANALYSIS

The subject property is located in the northeast portion of the central business district
(CBD) of Ransas City, Missouri, which is generally bounded by Sixth Street and
Interstate 70 on the north, Charlotie Street and Interstate 70/Interstate 35 on the east,
Truman Road and Interstate 35 on the south and Pennsylvania and the West Freeway
Loop on the west. The area being studied is located within that area designed as the
residential portion of the CBD under the city's proposed functional organization concept
map, which was drafted during the 1980s. The area is located directly nortk of the
(Government District, with the dividing line at approximately Tenth Street. This area, east
of Oak Street, experienced Little or oo new construction during the peak CBD commercial
construction years from 1993 to 1989. It has declined in both usage and value over the
past 20 years. However, efforts are underway to revitalize the neighborhood. A new
federal courthouse is being constructed between Eighth and Ninth Streets from Oak to
Locust. In addition, the City of Kansas is in the process of developing a city mall to connect
the new federal courthouse and city hall. Commercial development is anticipated on either
side of the Civic Mall. In addition, a new office building is being developed for the Federal
Aviation Administration near the southwest corner of the residentially designated portion
of the city's Organization Concept Map. Thus, while the development in the CBD has been
generally consistent with the city's concepts, the northeast cormer has been unable to
sustain residential development. Properties such as the subject have been abandoned or
generate limited income,

Development of the Kansas City, Missouri CBD was historically influenced by its proximity
to the Missouri River and later by the development of other transportation routes, such as
the railroad and the interstate highway system. In more recent history, generally the past
20 years, Kansas City has experienced the trend that is prevalent among most United
States cities in which retail and residential developments, spurred by the CBD core of office
and financial development, have dwindled, generally relocating to the suburbs. Today, the
majority of space is office with a smaller portion of retail and department stores,
restaurants, apartments/condominiums and a few hotels. :



Prgvailing Trends

Overall Commercial Demand

Since 1991, the oaly significant new commerga] project completed in the CBD is the $130
million expansion of Bartle Hall, the city's primary convention center, with the project
completed in 1994. The city expanded the convention center downtown at 13% and Central,
from less than 200,000 square feet to over 400,000 square feet, with the expansion
spanning the Crosstown Freeway. This huge public project appears to fall within the
purview of Section 36.2 and Chapter 353 abatement relating to a determination of the
necessity for the legislation, in which there is reference to existing blighted areas which
“occasions large outlays for the creation of public faclities and services...” It appears TIF
was designed to serve essentially the same purpose of encouraging development and this
enabling legislation may be equally applicable. There is no evidence of any private
investment contemplated to develop convention related facilities.

A major hotel was discyssed in conjunction with Bartle Hall for a number of years, with the
project expected to range from 400 to 1,000 rooms, depending upon ultimate city approval.
Several proposed new hotel Projects were delayed for years, thenm appear to have been
-ultimately shelved as each project contemplated that a majority of the funding will be
provided through the City of Kansas City. Independent feasibility studies indicated the
projects were not economically feasible without substantial sums of public dollars. Both a
World Trade Center and a major hotel were discussed by the Ross Perot-Whitney Kerr
group following expansion of Bartle, but city funding support was not deemed adequate,
and Bartle opened without a concurrent mew hotel. Two renovation/expansion projects
were finally undertaken. The Americanz Hote] has undergone a major renovation using

TIF (reopening as Omni) and the Marriott Allis Plaza is in the process of a 430 room
expansion, again using TIF.

A second major anticipated project in the CBD is a new federal courthouse to be located at
801 Oak, east of the existing courthouse and narth of city hall, with plans envisioding a city
funded open air mall and park ‘area to connect the federally funded mew project with the
existing city hall. A third major public project is the new Federal Aviation Administration
(FAA) building to be located at 901 Locust, across Locust Street from the courthouse. The
fourth major publicly generated project is a build-to-suit structure under construction for
the Federal Bureau of Investigation (FBI) at Fourteenth and Swmmit on the west side of
the CBD loop. The developer was able to obtain 353 abatement for this project.

Unitog also has a new office building under construction, which will be primarily owner-
occupied. Itisa TIF-supported project.

Finally, a new downtown parking garage, now under construction at Eleventh and Main,
was promised as part of the lease negotiations to lure TransAmerica to the Tovfm ‘Pamhon.
Again, this new commercial development requires city funding for the vast majority of the
project. :
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Eotels

Oune area of downtown that has suffered the longest and most consistently is the hotel
market. However, the last few years have seen a remaissance of hotels tocally, regionally
and nationally. The Marriott Allis Plaza is the only remotely new first class hotel within
the CBD. It was built in the early 1980s with the benefit of loans and cother financial
support from community groups and local banks. Nevertheless, it has been the subject of
constant financial problems, loan defaults and changes of ownership. CIGNA wrote off
millions of dollars of debt in hopes of being paid off on the remainder, concurrent with the
ownership's request for tax increment financing (TIF) to fund construction of the 430 room
expansion on an adjacent site. The site has recently been cleared for the addition, which
will enable Allis Plaza to market itself as a 1,000 room convention hotel. Occupancy
mushroomed from around 50% to the mid-60s when the Marriott flag was acquired around
1892. Subsequently, occupancy has increased another ten points.

Older CBD hotels include the former Americana Hotel, which was historically marketed as
a 482 room hotel. It closed, then sold in 1994 for a reported price of $2.8 million, indicating
a price of $5,800 per room, with the new owners intending to use TIF to removate and
reopexn the hotel as & first class hotel for convention travelers. In 1997, it reopened as an
Omnni Suites Hotel and reflects a muitimillion dollar redesign both inside and outside.

Hotel occupancy is on the rise as Bartle Hall's expansion has plaéed upward demand on
room nights, while deteriorating or closed hotels and inadequate ADRs reduce supply and
eliminate new construction. Unlike office buildings, however, the city is determined to add
to the existing supply, if at all possible, in order to justify the cost of Bartle Hall. Thus, the
strengthening market may be temporary. However, as evidenced by the publicized loss of
the multimillion dollar American Academy of Family Physicians (AAFP) convention in 1997
due to inadequate rooms, additional supply is required to attain large conventions.

The hotel market downtown, though limited in number of rooms, is enjoying a significant
recovery. © However, the recovery is funded substantially with TIF money. A .1991
Convention Center Hotel Study prepared by Deloitte & Touche for the Economic
Development Corporation of Kansas City, Missouri, found that a privately financed 1,000
room garage and hotel could support debt of slightly less than $28 million, compared with
an estimated project cost of $140 million, requiring tax increment financing and other debt
or investment support of approximately $112 million. While a new convention center hotel
has been discussed for well over five years, only the Marriott 400 room expansion is under
construction. The market is nearly devoid of newer vintage, limited service rooms.

Office

In the 1980s, downtown KRansas City, Missouri experienced one of the major expansion
periods of development of major Class “A”" office space in its history. The largest office
building recently constructed is the AT&T Town Pavilion at 1101 Main/1122 Walnut. This
38-story building contains approximately 1.2 million gross square feet of office and retail
spdce and approximately 925,000 net rentable square feet of office. There is also a 2,200
car parking garage which is attached to the Town Pavilion by an elevated enclosed
walkway, located at the southeast corner of 12 and Walnut Streets. The reader should
note, the 29-story Walnut building office tower sits atop the northwest portion of the
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parking garage, with 24 stories above the garage and five smaller floors in front of the
garage. The Walnut Tower office building was completed in 1991 with approximately 80%
of the 477,878 square feet of met rentable area having been leased prior to completion.
Also, at 1200 Main Street is One Kansas City Place, which contains approximately 897,000
gross-square feet and 780,684 net rentable square feet. This 42-story office tower is the
tallest building in the State of Missouri and opened in January 1988.

Within the CBD, the most recently completed buildings are Que Petticoat Lane, Eleven
Broadway Square and Walnut Tower, along with 2600 Grand in Crown Center. One
Petticoat Lane is sandwiched between the mew AT&T, Commerce Bank ard United
Missouri Bank buildings. The building contains 136,210 gross square feet of office and
retail space. Eleven Broadway Square comtains 315,000 gross square feet and 260,000
rentable square feet and was constructed at 11* and Broadway. These two buildings
opened in 1989. The Walnut Tower and 2600 Grand buildings contain 478,000 and
240,000 square feet of net rentable area, respectively, and opened in 1991.

Construction over the six years from 1985 to 1991 added over 4.5 million gross square feet
of new Class “A” office space to downtown Kansas City, or roughly 750,000 square feet per
year. Within the CBD, approximately 3.58 million square feet were constructed. All of the
major office projects were developed with the benefit of tax abatement.

In terms of job growth in the service sector, the area commoanly referred to as the CBD
increased 22.6%, or roughly 2% per year, from 35,594 inm 1980 to 43,631 in 1950.
Estimating demand of 250 square feet of office space per service sector employee indicates
the 8,000 new jobs in services equates to demand for 2,009,250 square feet of office space,
or 56% of the 3.58 million square feet of new office space constructed in the CBD in the
1980s. From 1980 to 1990, the actual Class “A” absorption has been higher than that
indicated by employment statistics. Total job growth in the CBD increased 4.7%, or 0.5%
per year, from 53,130 in 1980 to 535,652 in 1990, or total net growth of only 2,500 jobs.
Thus, growth in jobs was virtually non-existent, resulting in huge vacancies in older office
space where former tenants moved up to the new office space, and also resulting in very
limited success in nmewer retail space as higher rents were not coupled with increased
traffic. In other werds, the new buildings have become occupied at the expense of older
CBD buildings.

However, growth and expansion of local businesses, such as the city's largest law firm,
Shook, Hardy & Bacon, DST Systems and Midland Properties, as well as other law firms,
banks, accounting firms and other service providers, supplemented by the influx of new
employers, such as TransAmerica, has resulted in increased occupancy rates during the
1990s. [n addition, several removation, owner-occupant and government office buildings
are being built. Barkley & Evergreen advertising moved its 120 employees to the
rehabilitated Fashionbilt Building at Eighth and Washington (423 West Eighth) in
December 1995. DST continues to grow and is renovating several buildings in the Eighth
and Bank Street area where Barkley & Evergreen moved. Also, , Hugh Zimmer is
renovating the old New York Life Building at Ninth and Baltimore ta be converted to the
headquarters of Utilicorp United. Tax abatement is involved in the Utilicorp project. O}le
private employer, Unitog, [nc., is in the process of developing a new building to serve as its
headquarters near Thirteenth and Washington. Another, UMB Bank, is constructing a

~ data processing center at Tenth and Grand. Three other oew projects are a.l_so_ under
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construction, all developments of the federal government. A new federal courthouse

building, a new FBI building and a new FAA building are all under construction in the
CBD.

Retail

Contrary to office redevelopment, the CBD continues to decline as a retail center. Ouly the
AT&T Town Pavilion has included any significant new retail space, while Dillard's {old
Macy’s) has discounted use of the building, which has been vacant for about five years (e,
presently being rated) and is the location of a proposed parking garage. Woolf Brothers
sold its building and reopened in much smaller AT&T space before closing completely. The
owners of both Boatmen's First National Bank and City Center Square office buildings
redesigned their lower levels to reduce the amount of unused retail space. Only two of the
11 spaces on the first floor of One Petticoat Lane, which were allotted to retail use, have

been leased in the six years the building has been open, and those tenants subsequently
vacated.

In 1986, the Mid-America Regional Council projected retail trade employment to increase
throughout the metropolitan area in the 1990s by 9%, while CBD retail trade employment
was projected to decline by 29%. Moreover, a 20 year forecast to 2010 projects a 33%
decline in the CBD from 1990. One dramatic, speculative proposal to reverse the trend is
the proposed Centertainment project of AMC Theaters’ Stanley Durwood. The $400 million
entertainment, retail and office project, if funded and successful, would create hundreds of
new retail oriented jobs. It has received city council blessing for nearly $200 million of TIF
support, but is contingent upon substantial equity and co-developer involvement.

Residential

Regarding apartment usage, several apartment removation programs occurred at the
periphery of the CBD and achieved mixed success over the past five to 15 years. Chief
criteria for success includes location, amenities and the quality of construction/renovation.
Many of the downtown apartment buildings do not feature proxdimity to the major office
buildings that allow tenants to walk to werk during inclement weather. The most notable
residential project is Quality Hill, iocated west of Broadway, generally between Niath and
Twelfth Streets. New townhomes were built using various types of government grants,
loans or subsidies in the mid-1980s. The population statistics provided below indicate the
reason nonsubsidized projects are not common.

Population Statistics

The Kansas City CBD population was 4,045 in 1990, as determined by the United States
Census Bureau. The most current estimate for 1994 is 3,622 people. The CBD consists of
Census Tracts 11, 12, 13, 14 and 28.01. Despite unprecedented new commercial
construction and the redevelopment of the Quality Hill residential area during the 1980s,
the CBD population declined 19.9% from 5,053 in 1880 to 4,045 in 1990 and an additional
10.5% so far during the 1990s. As a further note, the combined CBD population in 1980 to
5,053 compares with a 1970 population of 5,453 and a 1960 population of 9,883. Thus,
since 1960, the population has declined by 63%. Furthermore, Mid-America Regional
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Council projects the population will decline to 3,611 by 2000, to 3,250 by 2010 and to 3,185
by 2020.
Crime Statistics

As noted previously, one of the factors. influencing a determination of blight is the presence
of conditions causing increased criminal activity. Unfortunately, due to inconsistencies i
reporting statistics over a long period of time, it is difficult to identify trends with regard to
crime statistics in the CBD. I have reviewed the Kansas City, Missouri Police
Department’s annual statistical summary by report area. The subject is located near the
boundary of Area 112, an area which is bounded on the north by Independence Avenue or
Sixth Street, on the south by Eleventh Street, on the west by Broadway and on the east by
Charlotte. This area encompasses essentially the north half of the CBD and includes
approximately 72 blocks. Thus, Area 112 is analyzed in detail as it fairly represents the
CBD, overall. As shown on the chart below, Part 1 offenses, considered the most serious of
crimes, have heen relatively stable over the past five years, although 1994 reported a 27%
increase over 1993, with 1,493 Part 1 offenses, primarily attributable to a significant
increase in robbery, aggravated assault, burglary and larceny. Violent offenses, consisting
of murder, forcible rape, robbery and aggravated assault, totaled 243, greater than in any
of the past five years. Fortunately, both Part 1 felonies and violent crimes declined in
1895, back to historic levels, with 1,238 felonies reported and 1897 violent crimes.

[n contrast, some historic information was obtained from a report based upon the Uniform
Crime Reporting System, with crime statistics reported in the CBD for 1980 and 1983.
Reportedly, crime statistics for 1980 and 1983 encompass the CBD, defined as properties
located within the CBD loop, or the area surrounded by the Crosstown Freeway System. In
contrast to this area of approximately 145 city blocks, 1990 through 1995 crime statistics
are based upon an area approximately one-half the size being considered in the early
1980s. For instance, the 1983 statistics indicated an average of 15.1 crimes per block based
on 145 blocks being located in the area. In contrast, crimes per block ranged from 15.2 to
20.7 for the smaller area, including the subject, over the past five years. Thus, on a per
biock basis, criminal activity has been relatively consistent, at least until the 1994 increase.
Fowever, if one considers the population in the area, the number of crimes per person has
increased dramatically over the past decade. Based on 1980 population statistics, Part 1
felonies occurred at a rate of between cne for every three people and one for every four
people living in the area during the early 1980s. During the 1990s, the number of Part 1
felonies per capita has increased to over ome Part 1 felony for every person living in the
area, more than triple the rate of 10 years previous. For 1994, this rate jumped to 1.42
crimes per person, before declining to 1.10 in 1995. Thus, despite a declining pepulation,
the statistics identify the countinuing problem with erime in the area. The 1996 statistics
were not available for the neighborhood, but Kansas City reported another decline in
crimes, so the tide may be turning.
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Murdar 4 l 2 2 L 3 3 1
Forcible Rape - 12 -4 6 4 - 8 4 4 10
Robbary ’ 178 128 89 155 145 115 156 102
A_E_gnva:ud Axsault 74 104G 48 TS 631 70 80 T4
Total Violent Offenses 145 248 217 192 243 . 187
Burglary 2939 222 157 149 121 118 206 100
Larceny - Theft 1,945 1,593 664 821 860 708 B9S T87
Auto Theft 224 120 222 250 157 148 143 151
Arson g 18 7 5 7 8 3 3
Total Part I Crimes 2.745 2,187 1 1,195 1,265 { 1,162 1,174 1.493 1,238
Blocks in Study 145 145 T2 T2 72 72 72 T2
Crimes per Block 18.9 15.1 16.6 176 16.1 16.3 20.7 17.2
Pooulation 8.882 8.882 1.710 1.710 1,710 1.0850 1,050 1,128
Felenies par Person .3l 25 .70 T4 | .68 1.12 1.42 1.10
CBD Market Forecast

-

As detailed previously, a number of government projects are under construction, along with

- several private sector office and hotel developments, all using TIF. Al should create much

needed jobs dowmtown. The most dramatic potential development is the mixed-use
Centertainment retail/office/hotel proposal. Its future is still uncertain. Regarding planned
office and retail CBD buildings which could spill over into the subject area, as summarized
in the CBD general data presented previously, a continual decline in retail employment is
projected as retail spending patterns continue to move to the suburbs, with only limited
retail support of noontime office traffic required. Centertainment could reverse the MARC
projections, however.

From a general CBD market perspective, the cost of construction and:achievable rent
imbalance in the CBD results in the conclusion that, except for the possibility of a build-to-
suit or owmner-occupied structure, there is a very little possibility of new office construction
in the CBD for at least the next two years. Not ooly is it marginally economically feasible,
at best, with the benefit of tax abatement pursuant to Chapter 353 of the Revised Statues
of Missouri or TIF, limited available conventional financing without 50% plus pre-leasing
further inhibits the possibility of new construction.

In summation, the CBD of Kansas City, Missouri experienced one of the major pericds of
new Class “A” office construction during the 1980s followed by a period of retrenchment. A
cumber of new projects are underway, all being constructed either for public purposes or
with public assistance. Future expectation for the neighborhood remains optimistic due to
the presence of many of the metropolitan area’s major commercial office buildings. Many of
the older, vacated hotels will form the assembled sites for the next wave of office
construction, which is not anticipated in the immediate Future, Thus, market conditions
are relatively static for speculative development, but active for public uses and owmer-
occupancy. :



PROPERTY DESCRIPTION

As referenced in the Identification of the Property included in this analysis, the property
consists of a 1.44 acre tract of land, as measured and assessed by the Jackson County

. Assessor's Office, but contains 63,167 square feet, or 1.450 acres, according to an

ALTA/ACSM Land Title Survey prepared by Torres Consulting Engineers, Inc., dated
June 17, 1997. In 1967, the property was improved with a high-rise apartment building,
19 stories in height, which contains a total of 217,512 gross square feet of building area,
again, according to county records. The survey prepared by Torres Consulting shows the
building with dimensions of 54 feet by 207 feet, or 11,178 square feet per floor. The
building is situated along the west boundary of the property and enjoys excellent visibility
from Interstate 70, also kmown as the Intercity Freeway, which is located directly north of
the property. The site slopes fairly steeply downward from the Admiral Boulevard grade on
the south side of the property to the Sixth Street or Intercity Freeway grade on the north
side of the property. According to county records, there are 15 floors above the Admiral
Boulevard level, but a total of 19 finished floors, inciuding the basement level. At 11,178
square feet per floor, this would indicate a gross building area of 212,382 square feet. Itis
interesting to note, the survey identifies 12 stories above the Admiral Boulevard level,
indicating a total of 16 stories, or a total gross building area of 178,848 square feet.

The reader’s attention is directed to Paragraph 11 of Schedule B of the owner’s title palicy
included in Addendum B. As noted, a survey by Torres Consulting Engineers, Iac., on
June 17, 1997, reported encroachments of a concrete ramp over the east property line and a
rock wall and rock steps over the south property line. A property user or investor should
analyze the potential impact of these encroachments.

There are two entrances to the property, one of which consists of a circular drive accessing
the mair lobby from Admiral Boulevard (Seventh Street). The second entrance is from
Sixth Street on the north side of the property. Sixth Street, at this location, is a one-way,
eastbound collector street. A driver must pass in front of the property, then pass a small
nusrsing home, turn right onto the access drive, which extends behind the nursing home,
and then back west to the subject property's secured parking garage. Like the building
improvements, the garage features masonry concrete construction. The second, third and
fourth floors of the existing building lead te the garage. The garage levels exhibit
numerous signs of deterioration and lack of attention to maintenance. All of the suspended
fluorescent fixtures are heavily rusted. The ramps and the floors of the garage levels are
beginning to decay, with exposed and rusted rebar reinforcing materials. Portions of some
of the garage levels have been patched periodically over the years, but there is no evidence
of any repair or capital improvements work of recent vintage. A qualified structural
engineer would be required to accurately determine the cost to repair and rehabilitate the
garage, but the wide variation in temperatures experienced in the Kansas City climate,
snow, rain and wind, all typically cause substantial structural damage to concrete garages
that are not consistently maintained and sealed.

As shown by the representative photographs included in this report, building improvements
exhibit even greater deterioration than the parking garage, muck of which is attributable
to vandalism, not just wear and tear and lack of standard maintenance during the last five
years that the property has been vacaat. Countless windows, walls, doors and lavatories
have been damaged or destroyed. Numerous windows are missing, having been broken by
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vandals and homeless people living in the building. After the windows are removed, the
aluminum frames are reportedly removed to be soid as scrap. A representative of the
property owners stated that he had offered to pay one of the vandals to prevent people from

__destroying the building, but one week later found that person holding the door open to help

the other vandals abscond with their materials.. The building is surrounded with barbed
wire fencing and two large dogs patrol the building to keep out wisitors. However, these
efforts have simply not been entirely successful in preventing uninvited guests from taking
up residence in the building.

As stated above, numerous walls, windows and doors are missing. Broken glass is found on
virtually every floor of the building. The property was constructed with concrete balconies
ou every floor, all of which exhibit deteriorating concrete and exposed, rusted reinforcement
steel. In addition, a number of locations are fire damaged. In some cases, this appears to
be attributable to fires built for warmth. In others, it appears to simply be an act of
vandalism,

To summarize, the longer the property remains vacant and the more windows and doors
are removed, the more the property is exposed o the elements, which increases the rate of
deterioration. In general, the property appears to have been well constructed and should
be structurally sound, although, again, a structural engineer is recommended. However,
significant capital improvements would be required in order to make the property safe and
inhabitable, following years of inattention and vandalism.

BLIGHT FACTORS

The Vista del Rio property exhibits numerous blight factors. The reader’s attention is
directed to the statutory definition of blighted area, which was reproduced earlier in this
report. Each of the delineated blight factors will be specifically reviewed.

Defective or Inadequate Street Layout

Although street layout is less than ideal, any defects are minor compared with the
substantial deterioration of site improvements. The parking garage servicing the building
is accessible only from eastbound Sixth Street, with indirect access from behind an adjacent
wursing home, as previously described. Furthermore, Cherry Street along the west
boundary of the property is a one-way, northbound street, which further limits traffic flow.

Insanitarv/Unsafe Qonditions-

As described briefly in the Property Description, the entire property is presently in an
unsanitary and unsafe condition. As noted above, the high-rise building has numerous
floor to ceiling windows missing entirely. Broken glass is found throughout the building
and trash and debris left by homeless residents over the years results in virtually every
floor being insanitary. Not only are conditions insanitary and conducive to vermin and
other disease carrying animals, the property is the site of oumerous criminal acts.
Furthermore, absent redevelopment, there is every reason to believe the insanitary and
unsafe conditions will continue.
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Deterioration of Site [ vements

The photographs and the property description provide both a graphic and narrative
analysis of the condition and level of deterioration of site improvements. Landscaped areas
are overgrown and trash strewn, piles of trash are located in the drive-through entry area,
weeds are growing in the expansion joints of the driveway and the property exhihits al]
other negative visual features one would anticipate from an abandoned building. [t is
unnecessary to repeat all of the evidence of deterioration previously described, but it would
be difficult to overstate the level of continuing deterioration. Perhaps the best objective
evidence of deterioration of the site improvements is the recent history of the decline in the
appraised value of the property for tax purposes. As shown in the chart below, the property
has declined in value by 78% since 1991 and the site improvements themselves have
declined by 85%. : '

Year© Land Value . Improvements Value - Total Appraised Value
1991 $470,820 $4,988,089 ' 59,458,709
1992 $470,820 $3.949,179 354,419,999
1993 $470,820 §2,629,180 53.100.000
- 1994 $470,820 $1.279,180 $1,750.000
1995 $470,820 $1,279,180 $1,750,000
1996 £470,820 5$1.471,706 51,842,526
1987 5470,820 57259,180 $1,200,000

Improper/Obsolete Platting

A copy of the Jackson County Plat Map indicating the location of the subject is included on
the facing page. In addition, the reader should refer to the neighborhood map provided
previously. As shown, the building improvements physically abut a nursing home
identified on the neighborbood map as a “medical pavilion”. A title report is included in
Addendum B. Paragraph 8 of the Special Exceptions references a party wall and
easement agreement relating to this property.

Paragraph 11 of the Special Exceptions of the title report indicates two encroachments, one
involving a concrete ramp over the east property line and the other involving a rock wall
and rock steps over the south property line. Furthermore, the Kansas City Zoning Code
Section 80-153, relating to District C-3b requires that a district “shall consist of not less
than six gross acres and shall be related to a plan of redevelopment or rehabilitation.” The
plar of rehabilitation of the subject comprises cnly 1.45 acres. It is presumed the original
development plan included a larger area, probably also including the other original
University Towers Building. A legal opinion is recommended regarding the impact of the
limited redevelopment plan proposed for the subject, regarding its compliance with zoning.
It should also be noted, the district limits apartmeat buildings, apartment hotels and
motels to 12 stories, or 164 feet in height. According to the survey, the subject would
appear to comply with zoning, as measured from Admiral Boulevard, although it would not
comply with zoning as reported by the Jackson County Appraiser's Office, which appears to
be comsistent with physical observation. Thus, there would appear to be improper or
obsolete zoning and platting.
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[t should also be noted, the platted praperty includes a portion of vacated Holmes Street.
The platting and layout of the improvements and adjacent improvements is less than ideal,
but may not be technically improper, subject to additional research.

Conditions Endangering Life or Property

The reader’s attention is again directed to the analysis of insanitary and unsafe conditions,
as well as the general property description. The lack of windows and doors in a high-rise
building obviously endangers the lives of anyone within the property. Furthermore, the
trespassers and vandals endanger both life and praperty.

Area Retards the Provision of Housing Accommodations

As shown by surrounding development patterns, as well as the recent history of the
property, the proposed redevelopment area defimitely retards the provision of housing
accommodations. The building was designed for multifamily housing. In its deteriorated
condition, however, there are no permanent residents in the property. Furthermore,
whether a vestige of surrounding conditions or a cause of neighborhood problems, several
properties in the area also have histories reflecting declining housing accommodations. For
example, several years ago, J.E. Dunn Construction Company purchased a multistory
residential building and razed the structure, which had been allowed to deteriorate.
Ultimately, Dunn Construction determined the only way to eliminate both the eyesore and,
more importantly, the unsafe conditions attributable to the property and the trespassers
occupying the building, was to purchase and raze the improvements. Similarly, the Vista
del Rio building will continue to retard the provision of housing accommodations, unless it
is redeveloped.

Constitutes an Economic or Social Liability

Iz my opinion, the combination of the various factors noted above constitute an economic or
social liability in the property’s present condition and use. The dramatic decline in
appraised value of the property for tax purposes indicates the inability of the property to
generate tax revenues which could be used for the benefit of the citizens of Kansas City.
The arson fires and police calls attributable to the vacant structure cause an additional cost
to the citizenry in terms of police and fire protection time and money.

 The physical condition of the property and the excessive redevelopment costs in bringing

the property to a habitable and usable commercial condition, comprises a substantial
economic impediment to development. The details of the proposed redevelopment for the
property were not provided, but are representative of the Vista del Rio Redevelopment
Company, reported the budget for the redevelopment of the property and conversion to a
hotel is $18 million:, which equates to approximately 583 per square foot of gross building
area. In comparison, the Radisson Suites Hotel in downtown Kansas City sold for less than
$40 per square foot in 1995, albeit subject to a planned expansion and renmovation.
However, even with the renovation, the total investment would have been well under 550
per square foot. Furthermore, the planned investment in the Vista del Rio is within 20% of
the cost of building an entirely new hotel. There have not been any new hotels developed in
the CBD of Kansas City without the benefit of tax abatement in a number of years.
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Menace to the Public Health, Safetv, Morals or Welfare

The conditions described above constitute an abvious menace to the public health, safety,
morals and welfare. The insanitary conditions create a potential for disease and the unsafe
conditions are an obvious menace to the safety of the citizens, while the vandalism -and
other criminal behavior create unsafe conditions for both the public at large and law
enforcement officials. Finally, the dramatic reduction in property taxes during this decade
additionally adversely affects the public welfare.

| IONS

It is my opinion the property area studied constitutes a blighted area within the definition
of the Real Property Tax Increment Allocation Redevelopment Act, Chapter 99 of the
Revised Statutes of Missouri. The project suffers from a dramatic decline in physical
condition caused by lack of use over the past five years, coupled with damage caused by
transients, homeless, vandals and thieves. The site improvements continue to deteriorate
and conditions are obviously insanitary and unsafe, conditions which endanger both life
and property, retarding the provision of housing accommodations and constituting both an
economic and a social liability, creating a menace to the public health safety and welfare.
Furthermore, the estimated cost to removate the property to function as a quality
commercial structure which would add to the vitalization of the CBD is in excess of its
market value upon completion. Absent the use of public assistance or temporary tax
benefits, the project would not be feasibie.
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ADDENDUM A

APPLICABLE ORDINANCES AND STATUTES
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99 .34 CITIES. TOWYN AND YILLAGES

L

99.3435. Taz increment financing adoptdan—divizion of ad ralorzm tazes—paymencs
in lieu of tax, deposit evaluation not to be used in calculating stace schaol
sid (garmula. when ) - i )

A municipaiity, sither zt the Sme 2 redevelapment projact icea is designatad or, & the
evest 2 muzicipality has uadermkes aces estblishing a redevelopment plan 1nd redeve!-

‘apmeat project aad has desiguated 3 redevelopment project area aftar the gassage aad

appraval of secdons 99200 to 99.365 but prior ta August {3, 1982, which 2cis are 1.}

. conformance with the procedusss of sectoas 99.200 w £9.363, may adagt tax incemenc

alloeztion fnaacing by passing aa ordinanes providing that after the wal equalized
agsessed valuadon of the tzzanie real progesTy in 2 redevelopment praject area exczeds
the cerciied total initzl squaiized assessed value of all taxagle real properzy o such
projecs area, the ad valorem tazes. and payments in liew of taxes, if 2ny, arsing Gom the
levies upoa taxable real progerty in such redevelopment project area by txing disTieis
20d tax cates determined in the manner provided in subsectioc 2 of section 99.353 each
year 1iter tae eifecdve daie of e ordinznes uaCi redevelanment project cosws have besn
paid skall be divided as fallows: - ' . : }

(1} That gordon of taxes levisd upon each taxabie lag bleek, tract oc parcel af ceal
prupesTy whiel is atioutadle w the initial equalized assassed value of e1ch such taxaale
loc. block, =zcx or parcel of real property in Che redevelogment project arez shall be

shall be paid by the county collector to the respective

zllocatad to and, when collested,
affested taving disticts io the mannes cequired b7 lawin the absence of the adagtian ac

‘tzx inccement location finaneing - . -

{2) Payments in lisu of taxes sm-putable to the ingreace in the curTest equaiized
ale lor, bieek, c=ier, ac garcsl af rezl groperty in the
redsveiopment project 2rea gver and agove e inicai squaiized assessed value of eaen
sueca wnit of propersy in the redsvelopment projest arsl shall be allocated o and, »nez
colleczed, shall be paid w0 the muzicipal Teasurer who shall degosit such gayment i liez
of taxes iaw a special fund =lled the “Sgesial Allocation Puzd” of ths municioality foc
the pursosz of paving receveiopmeni project c3sis ind ooligacans incurred in the
payment chersal. The municizzlicy may, in he ordinance, pledge the funds in the spestal
alloczzion fund for the paymen: f such cosis ind goligztions. No part af the current
equalized asszssed valuacon of 21cn lot, Biock. Tmes or paresl of progesTy in the
redevelagment groject ares ic-utzgle to zav inesease ibave the tatil nigal equa.li:egi
assessed value af such progerses snali be used in exleziating the general st school i
farmuiz provided for in sesioc 153.031, RSife, uacl such ame is all redeveiopmeat
praject cosis have been paid as grovided fer in seczons 99.243 and 94.850.

(L 1987 . 255, § A ( 9. Ameodes by L1386, 5.3. Na. 663, § A L1996, 5.3, Nos. 983 & 1320,
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1955 Amendments.’ L1986, S.3. Mo, 684, ind * Library Refershces
L1985 E.3. Meox 989 & 1399, imserad “and Wunieiasl C"':mﬂ__-cuu o967
paymeats in lew of taxes” (oilowiag “"the ad R - . . '
vaiorem tizes” o the mCuduciorr sentence CJS. Munigoal Carparadons §f 1993, 1234
{mgmeszt

Suepius funda in sg::ial.allccsn’cn fund. discibution—dissalution al fund

and project area designatieon | ) :
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33380, Serverability

I any secton, snbsecsan, subdivisios. parigT=oi. sentance ar clause of sacvans 99.200
to $9.863 ig, for 2ny rezsan, held Lo be invalid or uacoansttutonal, sucy decision shall gac
atfect any remaining porteq, sectog, or part theresl which can be givea effect withouc
the ovalid pravisisn
(L. 1982, p. 295, § A (§ LOL)

Lbeary Reference
Stacrtes {4l
CJS Stacutss § 98

39.383. Report by municipalities, contents, publication—satisfactory progress af
prujecs, procedurs tg determine

. Each year the governing hody of the rmunicoabity, oc its designee, shall prepare 2
regort concerning the stztus of e1ch redavelopment plan and projecs The resors shall
inciude the foilowing: The 2mouat ind source of revenue in the specizl allocaton fund,
the zmount 2104 purpasa of avTgenditures from Uie speciz| allostion fund, the amount of
any pledge of revezues, inciuding prinepal and interest on iny oucstanding bended
indestadness, the original assasced value of the mdevelogment oraject arsa, the assessad
valuzton added to the redevaloproenl project arez, payments made in lisyw of tavas
recsived 1nd expanded, conciess nade incideat o the implemestaton 104 furthemancs of
3 recevelogment plan and projecs, the cost for in.amaunt of zny property icquirsd,
disposed of, renzpilicated. reconsTucted. repzired or remodsied, and any additisnal
informacon the mumicipality desms necmssary. Aa aanual satameat showing the pay-
mears made in lew of taxss rec=ived anc exoerded in thas vear, the suatus of the
redeveionmeat projest and pizn, wzount of outsmasding boanded ndebtadness aad anv
addiconal information the muziczalicy desms aecassary shall oe ubiished io 1 newssa-
par of general crwuladon & the municipalicy, . .

Z  Five years attar the esudiisiment of 2 redevalogment slaa and every {ve years
thersattar the goveming body szzd held 2 pudiic Aezmag rezarding those redevelogment
plaas and project wraced pursuzat to secTons 99.300 to 99.963. The purnose of the
hearing shall be t determine i Lhe redavelocmant groject s maicag sacsiacory progress
under che progosed Cme schedule cantainad within Ne ipproved sizns for comaletion of
sucl projects. Notes of such jublic hearicg shall be ziven & oewspaoer of geners
croulacon @ the ares served oy i autilority ooce sach wesk [or {ous wesks immedizcely
prior to the heazing,

(L. 1982 o256, § A (§ (1))
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ADDENDUM B

LEGAL DESCRIPTION
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Sile No.D 0 §7815.735 xoa

&> Beginnling at the Nerzhwest corner of Lot 7, Bleck &, of RICE=
%5 ADDITION, also being a peinc on Narth line of Admiral Slve. as

established by Ozdinance No. 15,330, passed Oczaber 10, 1500
thence Nozth 252 feet along West line of Lots 3,. 9, 10, Ly, 12
Block 6, RICZ'S ADDITION, to Scuth line of Right-of-Way of
Incerclly Freeway (alsc known as 6th Street); thence Sast a
distance o2 288 feet aleng said South lime of Incarcicy Freeway
to its point of incersectiscn with West line cof vecated Holmeas
SC.; Gthance continuing Zast a distance of 50 fest, aleng South
line of &th Streec, as establisned by Ordinance Na. 31324 to
its point of intersection with West line.of Lot 8, Slock 4,
RICZ'S ADDITION; thence South a distance of 237 feec along wWest
line of Lots 8 and 9, Black 4, acrces vacated §th Streat
Trafficway and zlong West line of Lots L and 2, 3lock 5, RICE'S
ADDITION, ta North line of Admizzl 2lvd. as established by said
Ozdinance No. 15,550, said point being Nerzhwest carzer of Lot
3, Block &, RICZ's ADDITION, khence West along Ner:sh lina of
said Lol 3, prolonged West to West line of vacated Hoimes
Street; thence South elong West line of vacated Holmes Strast
e a point 10 £zer North of Nozth L
RICZ'S ADDITION; thence West and na
said Lct 18 and its p-olongatiaon We

ne aof Lot 15, 8leck s,
1lel with Ngrch lins of
West line of wvacatad

2,0 m

allasy in 3lock 6§ in said RICZ'S ADDITT {; thence South aleng
West line of said memticned allsv to the Narth lime of gais Lot
7, Bleck €, in szid RICE'S ADDITION, thence Wes: alsng the

North lins oI said Lot 7, Lo ths point of becinning; excepg ell
that part of Lors 11, 12, 13 a-d le, 3lock &, RICZ'3 ADDITION, =
gubdivisicen te

ier, and 21l that part of vacated Halmes Streah, in
Xansas City, Jackson County, Misscuri, dessc-ibed as

Beginning at the peint of intecsection of the Scuth line of tha
Intercity Cfresway, as now escahlisned, and the Tas- lins qf
vacated Holmes Strazec; thence Scuth 0 degrzes, 08 minutes Eass

ELN Y
O
-+
=
]
LN
L]

along szid East lins, 84.00 feez; thence dus West S&.31 faer,
thenze due South 15.00 feat; thance due Wes:z, 49.33 faet;
thence due Norzh, 16.00 feet; thence due Wast 78.213 feet to a
Daint ¢ the Zas: ouctside lipe of an exigting building,; thancs
Nerth 0 degrees, 06 minutes, 43 seconds West zlong szid East
cutsida line and the Nartherly prcloncaticn thereg?, 84.0Q fasr
Easy

Ca the South line of gaid Intercity Fresway; thnence due
226.16 Zeakb ko the peint of beginning.

[
3

'From title commitm

-
[
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Seciining at the Norchwes: cgrar o7 Lec 7, 3lock &, of RICD'g
ADDITICN, alsg Seinc a pcint en Norozh line of Admiral Blvd. as
estazlished ov Ordizance e 13,550, passeZ Ociazer 10, 1200;
tienca Norti 232 faar along West line of Lots 8, 5, 10, 11, 12,
Block &, RIC=z'g ADDITION, ta Souta line gf Hicht-of-Hay of

Intarcicy Freeway (also known as §th Straet); thence Zas: g
distance of 288 faer along said Soucha line af incercity Freawav
Lo its coinc of lntersection with Wesg: line @f wvacatad Zolmes
St.; thencge continuing East a distance of sQ fzet, zlong Souch
line of gth Scrasc, as established by Ordinance No. 31334 Lo
i1ts polnt of incerseccion with West lipe ot Lot 8, Slock 4,
RICE'S ADDITION; thence Souch a distance aof 237 faet along Wes:
lire of Lots 8 and 9, Block 4, acraess vacatsd gch Stc-zer
Trafficway and along West lirs of Lats 1 zad 2, Block 3, RICE'S
ADDITION, tao Norsh lipe Oof Acmiral Blve, ag 2stablishes by said
Oxdinznce No. 15,330, said poixl being Nortawesc csrner of Lot

3, 2lcck 5, RICZ’S ADDITION, thence wass alaong Narcth line aof
szid Let 3, prolonged West to Wes:t lime of vacztesd Heolmes
StTeef; thence Souch along Wes: line of vmearsd Holmes Straet
S0 & point 10 fest North of Norta tine of Lot 13, 3lock s,
RICI‘S ADDITION; rhence West and parzilel with Nersh lize of
seid Lot 18 and it prolongaticn Wes: o West lins of vacated
allsy in Block 6 in said 37C='g 2DJDITICN; thanca Sauth alenc
WesSL line of szid mencicned glisy to :the Norgth iine @gFf szi Loc
7, Zleck 5, in sz-id RICE'S ADDITION, :thnenca Hes:s glong the
Merin line of said Lot 7, £s5 g=ms point ¢f beginning,; sexgapt all
CThat pert of Lors 11, 12, 13 armdé 1a, 3iqgric &8, RIC=Z'S DITION,
Sutdivision, and all thas Dart of wvzcated Zolmes Straer, sip
Lansas Cicy, Jackscn County, Missouri, dascrided zs follaws-
8ecinning at the peint of intarsaciicn of taz Soutn line of ths
tnzexsizy fraaeway, as now @stzZliisnesZ, and the Zazstc line af
vacatss Holmes Strsat; thenmcs Soutl 0 degress, 03 minytas Zasc
along said Zass line, 34.00 fesar; thencs due West 98.53 fzer:
thencsz due South 15.00 f28z; thence due West, 45 .33 faar;
thance due Nozth, 16.00 fest; thance dus West 73.33 fesr rao 3
£oint on tha Zasc cursids line of an axisting bullding; thence
North 0 decrses, 0s minutaes, 49 seconds W23t zlene said Easrc
Qutside line and che Northerly prolonceticn ther=gZ, 84.00 Fear
L0 the Scutl lins af said Inc2rsicy Fraewey; thence due Zast
22€ .15 Z2ez r£g the Point of pecimzning.

-
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This policy does mat insurs egains: lass or damaga by reason of the
following:

Standard Exceptians

Or claims oI partiss in possessicn nar shown by the public

sarvices, lasgr ¢r macerial

D. Anv lien, or right tgo a T
d, imposed by law and nct shcwm

liern,
Neratgofora or hersafser Fur—ish

oy the public records.

c.-Taxas or special zssessments which ars net shown as 2x¢1sting lians
Dv thz public r=cgris.
Sgeclal txcsprions

1 ALl taxes and assessments fo- chs 237 1957 and cherazfcar

2. Eesament grznted to Xansas City bv thz inscrumenc filaed August
17, 1963 as Document No. 3-323347 in Zgok 5-5823 a- Dzge 373,
sa&id easement being fully described in sazid documenc.

3. Sewer eazsement cranted to ths City of Xansas City bw ths
rastoument flled Fepruazy 10, 1877 as Documen:t NO. X-318096 iz
Ecoxk K-731 a2t Pace 103, over part of tha pramises ia cusstion.

4. ZEasaments, i any, for public utiliciss installed in, undsr or
UBON Zcmes SiTest Dprior ©O Ths Vacatign thersaf, and for which

- 0 notice acpears in the Office of ths Recorder of Deeds

. Utilicy easements iz that pa-t of che oramisas in question in
tie Holmes Street herein described, r=sarved in Ordinance No.
31250, ¢f the City of Kansas City, togsther with the covenancs,
conditions and restrictions &ffacting said vacated Homes Straa:.

Orcdinance No. 467090 of the City af Xansas City, filed
saptamber 10, 1578 as Documen: No. X-304258 in Zook X-59% a:o
Jac=2 1589 .
& The premises in guesction lia within ths boundariss of the

Zastside Urzan Renewal Arss, as crszacsd oy the plan approvsd 2v

- Criinance MNg. 22783, passad June 13, 1358 as zmendad o)’
Ordinancz Nc. 28849, passed June 21, 1953 and as amendad by
Orcdinancs No. 38070, passad April 24, 1970. fcr che lavy o=

- assa25sments. - o - ‘ I

' Continued on next pace
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Terms and provisicns ol che Restirichicns as ser £orth in she
Concract to Sell and Purciase, daced June 18, 1963 bv ang
betwesn Land Clearanca for Redevelopmenc. Authority of Kansas

Citv, Missouri Non-Profit Corpeoration, £iled June 30, 1965 as
Documenc No. B-520793. Cerrificars of Cempliance with Concrace.
Lo Sall and Purchase, datzd Ocraber 25, 1%67 as Dacumen: Na .
K-01590 in Bock K-4 at Page 1085.

Party Wall and Easemenz Agraement by anc betwean the Universitcy
cf Health Sciences and cpe Secrecary of Hausing and Urban

Development of Washington, D.C., its successors and assigns, by
the instrument filed December 7, 1953 as Document Ng. X-1113451
in Book K-2485 at Page &48. '

Easemen:t Terminatisn ané Declarzsian of Reciprocz!l Zasement
Agreement by and between the Uciversityv gf Hsalch Sciances and
the Secratary of Housinc and Urban Develgpment of Washington,
D.C., its successars and assigms, by the imstoument filad
Decemper 7, 1993 as Documanc No. X-1113a4¢2 in Bock ¥-Za436 ac
Page 635,

Easamenr grancsd to Kansas City Pawer & Ligcht Cempany oy the
iastrument filed Decamber 28, 1$$3 z5 Documanc No. K-1115810 in
Book X-2425 a2t Pags 1508, szifd zzsamens Seing fullyv cescribed
1n szif documentc

zncroachment of concrens Tamp over the EzsT Property Linas

&5 shown on Certificaca aoF Survey Dy Torrss Consulting
Enginesrs Inc., cdatad Juzma 17, 1887 zs Jco No: 873024,
zncroachment of Rock Wall and Reck Steps ovar South Propert:
Linz zs snown an Certificzrs of Sumvey by Torrzs Consulcing
Enginesrs Inc., datad Juna 17, 1587 &s Job No. $7024.

ANy dlscrepancy between the actual zoundariss of tae land and
the &apparsnt boundariess indicz-ad by the chain lsngtn fancs.

Peed of Trust executed by Vista Del Riog Rzdavalooment Co., LLC,
& Misscuri limigad liability cotmany znd Diges Construction
Company, Inc., a Xansas Corperaticn -z, Dacrick J. Regan, Jr.,

T <
Trustze for American Bank, Dazed Aucus
August 11, 19%7 as Dacument No, 97X371
advances in an original amounc of $350
oplications securad thershy.

Continuszss on next Dpags



Qwrer's Sollizy No ‘
!
T 13, assigmment ¢f Leases and Rents exsculasd hv Visca Del Zio
Redevaelcument Co. LLC, a M:i SSULKL limicad liamilicy Campany and
Diggs Conscruction Compdny, Iac., & Xansas Corporacion to
American 3ank dared ALgLS; 8 _997'and filed Augustc 1i, 13%7 as
Dccumenzs No. 97K37143 give to furtier securs the pavment of
Che promissory nots serur=" Sy chs Desd of Trust set oQur in
----- Scheduls A :
i
14. UCC-1 exescutad by Vista'Del Rig Redeveloument Co., LLC, Denzor,
and American Bank, Secuged Farty, filad Aucgust 11, 1997 as

PBocumentc No. 97X37144.

SCHEDULE 3 ZND.
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VIEW OF AIJMIR.—LL BOULEVARD ENTRANCE



VIEW OF TYPICAL HALLWAY



YIEETING ROON ON ADMIRAL STREET LEVEL

VANDALIZED AREA FACING CHERRY STREET



TYPICAL INTERIOR WALL DESTRUCTION
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HALLWAY ON UPPER FLOOR LEVEL



- VIEW OF DETERIORATING GARAGE



99 803 CITIZS. TOWN AXD YILLACES

(3) Coses of studies, susveys, plans, and smecificadons;

{(b) Professional sarvice easts, @ndudinr, but nat limiesd 2o, architscnimi, e::g-fje:r';g-
legal, marketng, financial, planning or spedal serviges; ° - T

(e} Property assembiy costs, including, but oet limited ta, 2cgwisiCon of {xnd azd athes
propercy, real or personal, ar rights or interests thersin, demolition of buldings, znd the
-c!e:.:'fngaudmmngof!z.nd;.'_ T - oL ]

(d) Costs of renabilitacoq, recansucton, ar regair or remodeling of exiscng buildings
and fixcures; © - - 0 . S , .

(2} loical coses for ar.{_'e:ano;:zil: deveiopment zrea:

(f} Casts of construction of public werks or improvements; " o
- {g) Financing costs, including, but nat limjted to, 1l aecsrsary 20d incdentzl eXTernses
refated w the issuznes of odligatians, and which may inciude Fayment of intares: og any
coligations ssued hareunder izzruing during the esomated seniod of constuctean of any
redevalogment projact far which such ‘odligations are ssced and for nat mors than
eighteen months thereafler, 1ad including reasanable rese—vas relaceq Nersts;

(h} All ar 2 partion of 2 tagng distrer's ctaitzl coses resuliing Som the redevelogment
project necmssanly incurrsd ar to be incurred in ‘wrtherzzes of the objechvas of the
redevelooment plaa and mjesy, W o the extant the municizalisy by Tvicam 1gvesman:
accepts ind apgroves sych casie: :

() Relocdan costs o the exzanc thae 3 municegality dazarmines that relom=on cosis
shall be zaid or are recuirsc o be pRic by fadaral ot siaza lawe -

() Piyments iy leu of tzzss; )
(12} *Taxing districis”, any solitica! sundiision of his s2z2 mAng e nower L5 levr
tl:es: .- ] ) . .:'- . .. I.--. . I Tt .“_ . . .. .. ‘."_ - ..‘ L. - .

(13} “Taxing distriets’ c32ital costs”, thoga cosis of =np distics far caginal -
gravemnents that are found oy the muricyil goverung Racies o be aecegsiry and L
directly result from the redevelopoment prajecs and :

(14) "Vacant land”, any zz:2s! or combinacion of gars
ndustal, commercizl, or rasicancal butldings.
(L1982, 5. 250, § A (5 7L Asiended by L1985, =3

2is of re1l proce—r goc usad for

1988 Amendments. L1986 T3, Nos. 989 & L1986, 5.3, No. 5&, mterpalated 2 deSnition
L1290, ingertad definitiens of “Tesqomic develoor  of “Tronamic deveiopment 2re2™; 19d Dodifed
@ieat wrea” 3nd modified definicoes of "Redevel . 1 definition of “"Payment & bBex of tazes’:

. Nes. 883 & 1390, § Ay L1386, S.3. No. §&d,

ooment glaz”, "Redevelopment srojec: e, 5
."Redevelogment project cass”, 2ad “Yaizar | . _ L
ad™. .. ., _ o o Do Coe

$2.310. Redevelopment plam, contents—adeption af plan. required findings

Zach redevelopment plaz shall s¢2 forzh in wridng the grogmam W be undertakaa ta
2czamolisn the objestves and saall includs, but pesd not Be iiraited to, esTmated
Televelopment project coses, the sourcas of funcs L pay the costs, evideace af commit-
Ments to finance the projest coasts, the azccre z0d te—m af the sources of funds ta oy
tasis, the nature ind tarm of the abligitions o Be issued, the most recmnt eq'.:zI::_cd
ssessed valeadon of the projest 1rea, an asSmate 25 to the *qualized zssessed vajvzzon
il redeveiocment and the Zenesal fand uses o aoplvy (o the redevelogmeans projest
iter  Ng redevelogment plan shall be adopeed by 1 .mumicpalicy without fndimgzs il
1} The rezevelooment projess 1rsa on the whale & & blighted 1rea 1 conservzcoc ez,
223nomic develooment area. 2zd nas aot geen sudjeet W growth 2ac develogmenc "-"‘-'CUZ"-I
Invesiment v prvate eatepnse ind wouid no¢ rezsonadiv ne inZcipated o he caveioped
wichout e 1dagtion af the rrdevelopment siaq;
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3
§9.320 CITIES. TOWN AND YILLAGES :
ClTi=
making gublic disclosure of e l2ms af the disgasiCon 2a4d 2l bids and grocosils made in 5
response to the mumcigality’s request  The procedures. for gotaining such bids ang o L~
prooesals shazll provide r-z.san:ale nuocr:'_n:cy for aay pe-sou to submit altarsagve = Hune
pruuosa.is ac h:d.x - . s J5
. T 103

T (4) Within 3 cedeveloprmeat uru;ec' arez claar any x:ez u:quxred by demchf_ou ar
removal of axisdng bulddingy and sozemurss: Ll .
{5) Within a1 redaveloproent project m:.. rezovate, renzbilitzes, or consTuct iny siruc. : {' v
o - 19

LM,

a .
ture ar buiding; = Reat >
(6) Lustall repair, consohues teconsTuct or relocute stoeers, ur:ntze: and sita improve T reiogmen

meats essegdai o the pregarsCon of the redevelapment ares far use in accardaace v:r.h 1

redevelogment plsa: . . § I #9833
(T) Within z redevelooment :mfeﬁ: tres, {ix, charge, aod coilect {ass, rents, znd acher .
es for the use of any bufidiag ar groperty owned or lezsed by it ar any pz.r: Lhc:ec:

er faclity thersin; ] _ 1. o—
(8) Acezpt g'rznu Tuarzncaes, and donafacs of orogersy, labar, or other thingi of gmi:_:",[“’,
value fom i public or privat: sourze far ‘ase within 2 :Jr:!jec' redevelopment area; EC{C‘_‘I.L;:l )
(%) Acguirs and consthuet pubdlic {acilittes MLH.L:: 1 reﬂ:ve!aumant pru]ec' arez; 10y inces
{10) Incur projec: redevalopment costs: b Q. ang =
.. N ; mumieisa.
(L Create a commission of aot less thin fve aar mare than fifteap parsons Lo Ge heimine
appointed by the chief exesuzve officsr of the municipalicy, with the consant of the ba eqlr.g-;:
majority of the governing deody of e mumedzlity, @ sarve such terms as may e 0 the ade
praviced by ordinanes. Tra cammission, supbject & igpooval of the goveming body, mav or desigm-
exerzisz the gpowers encmerziad w this sacton. The commission snail also have the : gE
. ol ac ¢ %2 853 C tha ceg;
power o hold the public hexi=gs required by sesZoms 98.800 & $2.863 and o make g6 a0t ales
recammendations o the govermng dody cancarmizg Cie acogcCon of redevelogment plzas establishen
and recavelooment projects and the designatom of r:'.‘:valucne"t uru]ecn areax; _ R c-.u‘;e'
(12} Make payment in leu af izzes, or 2 jorSon thersof, % tax '13' diszes, IS z‘fven'by -
paymends in leu of tazes, or 2 perzion therssf, are made 0 tucng disTicts, those Aewspape=
paneats shall be made w 2il distess wicun & project rafeveiopment area on 2 h-.SLs @ the adc
at coilecZons of reveaus =hicl each axing d.zs apgraving -

which s proporconal to the cu:
receives from real propersy (n (s redevelooment Jrojes: ares;

(13} If any member of the gevem 2ing bady of e municipality, 2 member of 2
commission established pursuznc w subdivisisa (11} of this seczon, or an employss or
caosultant of the municipalicy invoived in the planaing 23d preparation of 1 redevelop-
mezc plan, or redevelopmenc project for 1 redeveiopment 2-ez ar proposed redevelopment

ire1 owms ar conirols an intarssc direct or indirset. in any aroperty wciuded o any

redevelopment area, or proposad redevelooment area, he or sie snall disclose the sama n

*%riting to the clerk of the mozisizaiicy, and shall alsa so disclose the datss, terms, 2ad

praject ar=-
genemf lan:
ol the regs
.§ecTon par
-dad designs:
projace, rec:

oL Taxin

.t angd fung

-yl
if condions of aay dispasition of 12y such intaresy. which disclosures shall be ackzowi- sewers, t=:
o edged by the governing bady of the municioality and antared ypon the minutas baoks of curomy, sic:
/S the governipg body of the municzaiicy. [ a= pdividual halds such zn inte=es: thea that mciude i:n.u'ic_
e individusi shzll refain &rom aay further offical involvement in regard W such radeveloo- (L 1992, ;
. meat. plan, redeveiopment orejest or redevelooment ez, fom vetng oa any mactes C i A =
perawing o such redevelogment piza, redevelooment project or redevelopment area, or P 1286 o
[l

[t

Ltesg, .3~

communicading =Ach other memibers cancssuing iny mattsr peraining o that redevelop-

e

- meant pian, redeveiooment nm].-.:: or redeveloomest area. "'ur":e:ﬂnre ne such member {-; see, L s ereas

or employes sazll zcquire ' 2ay interest, dirsc: ar indirscs, in 2ay progerty in z redeveloo- T Trision lomuess

_est 1vez or proposed radevelopmant aren aer either (a) such individual obuains ‘!',;E’- boundares of -

. kmo=ledge af sueh plac, grojess ar ares ar fb] st guolic nodes of su:’t cian 'J:mec' ac = of sudsec L oo
iTel JUSSLAZL L secTec QG 3.1u Wrichever 3l nezurs, - o

(L1222, 5. 252 4 A (5 31 | ous

: . _ = [, Mggzes

VZeriaoe’s note—[982: Word T3l 13peast Rerr iz acpizal miks. ied maii=z

L3
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"
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Lidmary Rerference;
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i 1033, o

—

Notes of Decisiang
=< L. Validity
Rezl Pragessr Tur fncre=ezs ijlgea=an Tace
85, sed sice improve- Telgomenl Ac: 3 aot esily cnszagmmuizges)
LY imor
taczorzince way 3

29.323. Adaption of orginan~ es for redersiozment, ;uuhc 'lcnnng' requirede—ipjeszian
prac:aurc-—ne:.::—; tnd notices nat —:qu:rc
Lrer projecty
820

' L Prior i the 1cepCon 17 2 o; réinznce

~NAfN—reletions an CIrain

geszasing e designacon of 2 re:eve.cnh:-'

i . . project area, gr wcranng redevalopmans oizn ar redeveiogrment arojecs, e municozii-
er ctier thisgs of fe miemy T ;
tr shail 4 Tme and piagr far 3 sviiic
.-e:eve'octe:: itea; :

'1e:....5 itd nacsy sach golitest s"c:c.-_..n
loczad w ~aelly or garzally smemin i zaun imes of Wiz fesmag, Ar the ausiie Rearng
AN Inl2resian Jemman or i iTseeas axing -.sh "SI TAY Iz st e glerk amirian oDjas=azs
to, a=d mav pe teard o...'_-' oorex ITeCL Lo, ;:'r".ss:;’s 2moadied n the Tomzr Tae

Jjecs 2ren;

T S

. . u::::::::l.‘lw saail hear 3n2 i2tarmine "l FTOLSiT ing sbjeclunz ir ha RER Y The 7
Ceaam . o :
HEh jesons L =4 he:t... nT mav he mjcu.—.:r = another dira weut further agtice other than z ::c:cr. i3
- ok -
€ cansexnc of e be gntarad uzon the minuiee Sxing e tma 102 disge of the sutsequent hezmz
— fn F O
275 A5 may de 2 Lhe 2d008an o€ a2 ordinznis 2zmraving g e velogment slan or redeveicomen PRI
57 Bacy, =z 2 g . .
Hees o i ar ces:g‘n_:... i recevelogesa -1 I.oulalier tha r',o---ng' tRiages mav T2 myfs
150 dave e n the redeveiagment plas. raca 27330 0r redevalagment zreq whice changas :
2 S 0 maze do a0C 3lter e smerior Savoogs "ot susszanally wifect the grmemi zng ures I
P A gmr oo e . . T
tviaEmant giasns eszolisied in the redevalacman: sizn of 2u2sn3ily ehzage e nakure ar tna redavaics- b
RS mani 2rajecs, -r;no 1L S

IrTVCeZ, Sizc noties of sucs Shdnges =

fl
{
o gven by mad g ogaen gif =3 Tt 126 1v sukiiaton in oz aewizizar ar {
AeWSTIcers of generzi - LA H ':e Lxing Cisttic not less than we Sayy 2mac -
2 e adecmon of the chzngas '3;: arsinangs. Afar (sa aC0pCeon of in grdimznes
2z, iagrowing a racevalopment i1t ar tadava: Wimen: ::':J.e':. ar _es.s...ms Trizvaigzmmans
- Dr3jet 173, no aminapes jaz. vo adestas siarng Nz 1xa=ar boun iCares 3ilzziag te
TEmber af : Tremzilang uses 252005022 ZRTIZANL IS L2 razaveingmen: alan ar changing e nzmice
2% ampioves or a7 ne recavai Q0ment garafast wiiigur ::.‘.'.;f'_r.'_:g Iw:":. ha l:-cc-"u:-s ;r‘:\‘h:“" Dot
o ara —',-‘a-,- A seclon :le:":...--rs W e mims: izzravaie! i radavalgpma SLlag or redave! opment sryiass
-t - T -
-..-..‘,,.:,_:.e:;': and dax: foaZonay :ceve‘ocr-.:::: Srojesrs zoes Zairogs -ru.*i regard o a '-"e'r‘""cr“'”‘
sCiuded in g Frojesy radevalogment zres, -+ re:evelag.“e:: 7ian mav be aeid simuitanaousiy. .
sziase the same = 2. Tax esemencal i IRAICINT 2r9j221 Lm0 31 zcanomic devel oomant ire: srall igei
Sitas, tarmis, gns :

Y and fund ori,‘ Lie foilewing mIrsTigioea ;ra_:-z':'_s: 'u,'w-.'fs rdads, soees, ":'fczts,
Sewers, Tl eawal svsiamme sad devices, wilur dischufan and $ugpiv sysiams
SLr3ng, sidewslls and any crtar siemjia- Feole Imorovemants, but in aa csa sasil -
melede pufidings.

il oe .r.:{.,o =

g (e 1832, 2. 252, 5 A(§ 4. Amencsd 2 L1988, S.3. Mo, 884§ Ar 11985 F.3. Nos. 369 & 1339,
m any mamas LA .
- Jment area, gr ) . :
2 thas regeveloe I 1336 Amendment. 11535 '3 Ve 581 188 ke TN pasrerss af fudses. |; iz idfes rud-
2 SLst memper =!2%3 3. Nax 852 & 1380, H{TARE supe pen 2
n 3 redeveiop Tec | FSerted Tand agdiv each atzaz] sepd. o Peferemces
Aiual oReain Vaion lecited whgily ge parsaiy satiin RS fseertddex i
. O.CL}"‘:‘ .Souzdaries of whe TeAmRT i the Troiosentancs Muzeltoal Corparnon: o231,
#33, grojeqt o: of subiec I irseriad Nuc aften ine Rerm=s” in CL35. Muzis=z] Carzorsgons §lge
395270 Matice 37 sulije hez=sp itzation 1ad '—':"IE: re ui::.'r::.'.:. fanienl:
Lo Negze av i suziie feirayg oras '
iRC TIimT. Nezzrozvoguhiisamas




99.830 CITIES, TOWN AND YILLAGES

. publicaon ta be nat more thaa thirsy days and the secand publicttion ¢ be 20t mare than
“ten days prior to the hearing, w 1 gewspaper of Zeneral circaladon within the taxing
discies. Nodes by maiding shall be given by desesittng such astes in the United Staces
mads by certfied mzil addrested to the perzon or persons n vhase aame the geaers|
tizes for the (st preceding yeir were paid ao each log, block, omet, or parcel of [znd lying
within the project redeveiopmenc 1rez. Such 3aCce saall be mailed noC less than ten days
prior to the czes set for the pudlic hearing. [z the eveat taxes {or the last preceding 7ear
were not paid, the nodces snall 1ise be seac ty the persons last lsted oo the Gx rolls within
the precading three years as the owners of such property.

2 The nocess issued pursuact o this secdon saall melude the following:

" (1) The tme 2ad piace of the puilic hearing; o ‘

(2) The boundaries of the pragosed redevalogment pruject area by legal descsioton and
by strest locaton, whers possitls; N oo ] _

(3) A statamenc that all intsrsswed peryons shall be Ziven aa opportunity w0 be heard at

the public heznag: . .
: (4) A desciptian of the projes: redevelooment olan or redevelopmesnt project for the
propased redavelopment projest wrea i 2 plzn or project is the subject mamar of the
hezring and 2 lecicon and tme whars the sntrs of2n may be reviewed by any intarestad
pary ' :

(8} Such ather macmars 35 e municioalicy ma2y desm 2pgpropeate. )

3. Noc less than forsy-five davs prior @ the date set far the pubiic hearing, the
municipality shall give seccs b7 mal as providad & sabsecton | of this secdon to all
t=ing disTizis Som which mxzble progesTy i included in the redevelopmenat ares,
redevelooment projecs or redeveiooment plan, and © addifen W the othes requirsmazts

zdar subsecTon 2 of this seccap, the gedes shafl include an invitates w each toxing

TieT W osuonut comments o e muaiciality cracarning the suoject matmer of tae
heiring prior ta the data of nezsing. .o
(L. 1982 p, 253.§ A {5 3))

Library Refesences )
Hucicmal Carvorzcans «293. :
CJ1.5. Muczicsal Corporntions § 1102 S

93.335. Secured obligations authorized—interest rates—how retirad—iale—approval
- af electors not required—surplus fund distribution—county collectors” aad

Comunicipal easures’ duties .7 . . EAA - .

‘1. Obiigatons sacured by e special allccacon fund sat forth (n seczoa 99.843 and
99.350 far the redevelopment project area may be issued 5 provide for redevelopmen
project costs. Suca opligatons, Fhea 5o issued, shall be retired in the manner provided @
the ordinancs zuthorizing the isstancs of such ooiligations by the receipts of payments 1o
leu of taxes zs ssecified in secton 99.833. A musiccality mzy, in the ardinzace, pledge
all or axy part of the {unds in 2nd to be deposited in the special zllocation fund coeitaa
pursyant to seczons 99.343 and 99.330 to the payrmsnt of the redevelopment projess co5tS
icd obligatans. Any pledge of funds in the specal alloscon fund may grovide for
distihution W the tixng disthcs of morgeys oot required for payment iad securing of
the ooligntaas 2nd such excess Ainds shall be desmed t be surpius funds. [g the eveat
1 muaicrpalizy oni7 sledgzes 3 gorsor of the fuads o the special ajlocton fund for the
pivr=est of redevelgomest projecst cosis or oolgaTons, any such funds remalning 0t
soecial ailocazan fund after eamoiviag wich the requwimemencs of the pladge, shall diso De
deemed surius fincs, All semslus fuaés shzll Be disc=bursd annually e w<in
disiess \n the recevelogmenc soajest dred 97 Jeing oiid by the municipal Crasurer W Cie
councy coilesmar who snall immediacsly chereafier make discibuCon W the rasDezsTve
oTng iSTNEII 1@ INe same minner iad geogcrTea 15 tie most rzoeac distmtucan 3v tie

139

= A Vv
X imoaddic
[T greats-
5 43y cor
. mengay

y Gt

& loosuenr
4 concicar
wsued oU
| Drice as ¢
- pumsuam
T solely ==
requires

;- 99883

- 4. Ta»
<. 'gacocs s
2% Fhich e
T lsEulcocs.

. (L. 1582, 2
‘_ L. Rariew

T Praistue

= - COUSS amy

I'-i:;. kg s3ue 12
x - )

T 793840 0
%

™ AR

-rE' D R
. otligztons
F to 99853 -
= the rsfunce

= 'data af e

PN,
&
=)
B
n
2

SR Bt Y

£ amounts iz

Libraer el
4. Mumiesu
% €IS Mes

A A TN FIRTTU LR



Exhibit No. 9

Addendum to “Development Schedule.”



Block No.

14
15A
158
16
17
31
32
33

Projected Redevelopment Schedule

For Redevelopment Project Approved by the Second Amendment to

The Civic Mall Tax Increment Financing Plan

Aquisition Period

N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A

lof1l

Construction Period
N/A
1999
N/A
N/A
N/A
N/A
N/A
N/A



Intentionally Omitted



Exhibit No. 11

Land Acquisition and Dispaosition Map.
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CIVIC MALL REDEVELOPMENT AREA
EXHIBIT 11
LAND ACQUISITION AND DISPOSITION MAY

ACQUISITION PROPERTY ik
BLOCK NUMBER 69
AREA BOUNDARY -

February 3, 1998



Intentionally Omitted



Intentionally Omitted
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Revised May 1, 1863

Exhibit 16
(Page 1 of 10)

VISTA DEL RIO HOTEL
DIRECT TAX IMPACT ANALYS!IS-ALL TAXING DISTRICTS

INCREMENTAL TAXES RETAINED

REAL PROPERTY TAXES PERSONAL| GENERAL SALES TAXES HOTEL TOTAL

[YEAR| Replace [Blind Pen| Total | PROP TAX | City/County] Bi-State |  Total TAX (50%) |NON-TIF REV

1 1989 § 30349 $ 634 § 30533 § - 0§ 18273 § 1768 5 37112 $§ 62852 $ 130,847

2 2000 60,699 1,267 61,966 66,572 43,335 8,935 88,013 149,057 367,807

3 2001 81,308 1,280 62,586 61,714 50,854 10,506 103,483 175,258 403,041

4 2002 61,308 1,280 B62.586 54857 53,009 10,930 4107 657 182,326 407 426

3 2003 61,819 1,283 63,212 48,000 58,058 11,558 113,845 192,807 417,864

~ 8 2004 61.919 1,293 83212 41,143 57,758 11,909 117,303 198,663 420,321

T 2005 62,538 1,306 63,844 34,286 59 481 12,260 120,761 204 515 423 410

a8 2006 52,538 1,306 53,844 84,779 61,295 12,638 124,485 210,826 483,934

— 8 2007 63,163 1319 64,482 75.273 63,128 13,016 126,208 247,133 485,097

i0 2008 63,163 1,219 64,482 &7 481 54,062 13,394 131,833 273,440 487,335

1M 2009 63,795 1332 65,127 59,688 66,586 13,729 135,231 229,026 489,072

12 2010 63,795 1,332 85127 51,896 68,250 14,072 138,612 234,751 490,386

13 201 64,433 1,345 85,778 44,104 69,957 14,424 142,077 240,620 492,578

14 2012 64,433 1,345 65,778 36,312 71,706 14,785 145,629 246 635 494,355

15 2013 85,077 1,359 6E,436 94 156 73,498 15,154 149,270 252 801 562,663

T 16 2014 65077 1,359 66,436 85325 75,336 15,533 153,002 259,121 563,884

17 2015 65,728 1,372 67,100 76,494 7219 15,921 158,827 265,599 566,020

18 2018 65728 1,372 67,100 67662 79.150 16,320 160,747 272,239 567,749

19 2047 66,365 1,386 67.771 58,834 81,128 15,728 164,768 279,045 570,414

20 2018 86,385 1,386 87,771 50,000 83,157 17,146 188,865 286,022 572,678

21 2019 67,049 1,400 66,449 41,169 85,236 17.574 173,107 283,172 575,897

~ 7 202 67,048 1,400 68,448 110,520 87,366 18,014 177,435 300,501 856,905

202 67,720 1,414 89,134 100,130 89,551 18,484 181,871 308,014 59148

-~ TOTALS § 1441558 $ 30,095 § 4471863 § 1412392 § 1536371 § 316777 § 3,120258 § 5284429 § 11,288,732
NPV 6.75%

~23YEARS § 698488 S 14582 § 713,070 § 651,671 § 894702 § 143,237 § 1410885 $ 2389483 § 5186093

The current assessed value of the Redevelopment Project Area is $288,000 which
generates approximately $26,582 per year in real property taxes. This area does
not generate any economic activity taxes. It will not be redeveloped without tax
increment financing. The area will continue to deteriorate and the assessed

value and real property taxes will likely decline if there is no redevelopment.




Revised May 1, 1968

(Page 2 of 10)

VISTA DEL RIO HOTEL
DIRECT TAX IMPACT ANALYSIS-CITY

INCREMENTAL TAXES RETAINED

TRANS SALES | PERSONAL REAL HOTEL
YEAR TAX PROP TAX PROP TAX TAX (80%) TOTAL
1 1898 § 7.257 § - $ 5860 % 62852 § 75968
2 2000 17,208 5,807 11,721 149,067 183,795
3 200 20,234 5,227 11,838 175,258 212,357
4 2002 21,050 4 646 11,838 182,326 219,861
5 2003 22,260 4,065 11,957 192,807 231,089
8 2004 22,937 3,484 11,957 198,663 237,041
7 2005 23,613 2,504 12,078 204,519 243,112
g8 2006 24 341 7,180 12,076 210,826 254 423
9 2007 25,069 6,375 12,197 217133 260,774
10 2008 25797 5715 12,197 223 440 267,149
11 2009 26,442 5,055 12,319 229,026 272,842
12 2010 27,103 4,395 12,319 234,751 278,568
13 2011 27,781 3,735 12,442 240,620 284,578
14 2012 28475 3,078 12,442 246,635 290,628
15 2013 25,187 7,974 12,566 252,801 302,529
16 2014 29,917 7,228 12,566 258,121 308,831
17 2015 30,665 6,478 12,692 265,599 315,435
18 2018 31,431 5,730 12,692 272,239 322,003
19 2017 32,217 4982 12,819 279,045 324,064
20 2018 33,022 4,235 12,819 286,022 336,098
21 2019 33,848 3,487 12,947 293,172 343,454
22 2020 34,694 9,360 12,947 300,501 357,503
23 2024 35,562 8,480 13,077 308,014 365,132

TOTALS $ 610,111 $119,617 § 278,365 § 5,284,429 § 6,292,522

NPV 6.75%
23 YEARS $ 275874 § 55191 § 134,878 § 2,389,463 $ 2,855,407

Annual Real Property Taxes Without Adoption of TIF: 3 3,085
(Assuming current assessed value does not decline.)

23.Year Total Without TIF:  § 70,270

23-Year Total With TIF: $ 6,362,792



Rewvised May 1, 1958

{Page 3 of 10)

VISTA DEL RIO HOTEL
DIRECT TAX IMPACT ANALYSIS-COUNTY

INCREMENTAL TAXES RETAINED

SALES PERSONAL REAL
YEAR TAX PROP TAX PROP TAX TOTAL
1 1999 § 6970 ¥ - § 3527 § 10,497
2 2000 16,530 4,664 7,053 28,247
3 2001 19,436 4,197 7,124 30,757
4 2002 20,220 3.7 7,124 31,074
5 2003 21,382 3,264 7,195 31,842
6 2004 22,032 2,758 7,195 32,025
7 2005 22,681 2,332 7,267 32,280
. 8 2006 23,380 5,766 7,267 36,413
9 2007 24,080 5119 7,340 36,539
10 2008 24779 4,589 7,340 36,708
11 2009 25,399 4,059 7,413 a&.871
12 2010 26,034 3,529 7.413 36,876
13 2011 © 26,685 3,000 7,487 717
14 2012 27,352 2,470 7.487 37,308
15 2013 28,035 6,404 7,562 42,001
16 2014 28,736 5,803 7,562 42,101
17 2015 20,455 9,202 7.638 42,295
18 2016 30,191 4,602 7.638 42 430
19 2017 30,946 4,001 7.714 42,661
20 2018 31,720 3,400 7.714 42,834
21 2019 32,513 2,800 7,791 43,104
'''' 22 2020 33,325 7,516 7.791 48,633
23 2021 34,158 6,810 7,869 48,837

TOTALS § 586,038 $ 96,056 $ 167,509 $ 849,604

NPV 6.75%
23YEARS § 264989 § 44320 $§ B1,164 § 390,474

Annual Real Property Taxes Without Adoption of TIF: & 1,208
(Assuming current assessed value does not decline.)

23-Year Total Without TIF $ 27,793

23-Year Total With TIF:  $ 877,397



(Page 4 of 10)

VISTA DEL RIO HOTEL

Revised May 1, 1888

DIRECT TAX IMPACT ANALYSIS-SCHOOL DISTRICT

INCREMENTAL TAXES RETAINED

PERSONAL REAL
YEAR PROP TAX PROP TAX TOTAL
1 1989 § - $ 7921 § 7,921
2 2000 43,644 15,642 58,488
3 2001 39,279 16,001 55,280
4 2002 24,915 16,001 50,916
5 2003 30,551 16.181 46,711
6 2004 26,186 16,161 42,347
7 2005 21,822 16,322 38,144
8 2008 53,859 16,322 70,282
9 2007 47,909 16,486 64,354
10 2008 42,949 18,4868 59,435
11 2008 37,990 16,651 54,640
12 2010 33,030 16,651 49,681
13 2011 28,071 16,817 44,888
14 2012 23,111 16,817 39,928
15 2013 58,927 16,985 76,913
16 2014 54,307 16,985 71,282
17 2015 48,688 17,155 65,841
18 2016 43,065 17,155 60,220
19 2017 37,444 17,327 54771
20 20138 31,823 17,327 49,150
21 2019 26,203 17,500 43,703
22 2020 70,342 17.500 87,842
23 2021 63,730 17,675 81,404
TOTALS § 898943 § 376,247 § 1,275,190
NPV 8.75%

23 YEARS $ 414,768 $ 182,308 § 597,073

Annual Real Property Taxes Without Adoption of TIF:
(Assuming current assessed value does not decline.)

23-Year Total Without TIF:

23-Year Total With TIF:

$ 11,309

$ 260,102

$1,5635,202



VISTA DEL RIO HOTEL

{Page 5 of 10}

Rewvised May 1. 1598

DIRECT TAX IMPACT ANALYSIS-JUNIOR COLLEGE

INCREMENTAL TAXES RETAINED

PERSONAL REAL
YEAR| ProPTAX | PROPTAX TOTAL
1 1999 § - $ 1,168 1,168
2 2000 1,936 2,337 4273
3 2001 1,742 2,380 4 103
4 2002 1,54% 2,360 3,909
5 2003 1,355 2,384 3,730
6 2004 1,161 2,384 3,545
7 2005 968 2,408 3,376
8 2006 2,393 2,408 4,801
g 2007 2,125 2,432 4,557
10 2008 1,805 2,432 4 337
11 2009 1,685 2.456 4,141
12 2010 1,465 2,456 3,921
13 2011 1,245 2,451 3,726
14 2012 1,025 2,481 3,508
15§ 2013 2,658 2,505 5,164
16 2014 2,409 2,505 4,914
17 2015 2,159 2,531 4 690
18 2016 1,910 2,531 4 441
18 2017 1,661 2,556 4217
20 2018 1.412 2,556 3,887
21 2019 1,162 2,581 - 3,744
22 2020 3,120 2,581 8701
23 2021 2,827 2,607 5434
TOTALS $ 39,872 $ 55500 $ 85372
NPV 6.75%

23 YEARS $§ 18,397 § 26,892 § 45, 289

Annual Real Properly Taxes Without Adoption of TIF:  § g02

(Assuming current assessed value does not decline.)

23-Year Total Withot TIF $ 11,537

23-Year Total With TIF:

$ 106,909



(Page 6 of 10}

VISTA DEL RIO HOTEL
DIRECT TAX IMPACT ANALYSIS-LIBRARY DISTRICT

INCREMENTAL TAXES RETAINED

PERSONAL REAL
YEAR PROP TAX PROP TAX TOTAL
1 1999 $ - $ 804 § 804
2 2000 4,400 1.609 6,008
3 2001 3,960 1,625 5,584
4 2002 3,520 1,625 5,144
5 2003 3.080 1,641 4,721
""" 6 2004 2,640 1,641 4,281
7 2005 2,200 1,657 3,857
8 2006 5,439 1,857 7.097
. g 2007 4,830 1,674 6,503
10 2008 4,330 1,674 6,003
11 2009 3,830 1,691 5,520
12 2010 3,330 1,691 5,020
13 2011 2,830 1,707 4,537
14 2012 2,330 1,707 4,037
- 15 2013 6,041 1,725 7.766
16 2014 5474 1,725 7,199
17 201§ 4,908 1,742 8,850
18 2016 4,341 1,742 €,083
19 2017 3,775 1,759 5,534
20 2018 3,208 1,759 4,987
21 2019 2,641 1.777 4418
22 2020 7,081 1,777 8,868
23 201 68,424 1,795 8,219
""" ' TOTALS $ 90,619 $ 38,201 $ 128,821
NPV 6.75%
— 23YEARS §% 41,811 § 18,510 % 60,321

Annual Real Property Taxes Without Adoption of TiF:
(Assuming current assessed value does not decline.)

$ 1,140

Revised May 1, 19g8

23-Year Total Without TIF: § 26,220 -

23-Year Total With TIF:

$155,041



Revised May 1, 1998

(Page 7 of 10)

VISTA DEL RIO HOTEL
DIRECT TAX IMPACT ANALYSIS-MENTAL HEALTH DISTRICT

INCREMENTAL TAXES RETAINED

PERSOMAL REAL

YEAR ] PROP TAX PROP TAX TOTAL
1 1999 § - 0§ 215 § 215
2 2000 1,170 431 1,601
3 2001 1,053 435 1,489
4 2002 936 435 1,371
5 2003 819 440 1,259
""" 6 2004 702 440 1,142
7 2005 585 444 1,029
8 2006 1,447 444 1,891
i 9 2007 1,285 448 1,733
10 2008 1,152 448 1,600
11 2009 1,018 453 1,472
12 2010 886 453 1,339
13 2011 753 457 1,210
14 2012 620 457 1,077
15 2013 1,607 462 2,069
16 2014 1,456 462 1,918
17 2015 1,305 467 1,772
18 2016 1,155 487 1,621
19 2017 1,004 471 1,475
20 2018 853 471 1,325
21 2019 703 476 1,179
e 22 2020 1,886 476 2,382
' 23 2021 1,709 481 2,190

TOTALS $24,1047 § 10,2351 § 34,340

NPV 6.75%
o 23 YEARS $ 11,122 $ 4,959 % 16,081

Annual Real Property Taxes Without Adoption of TIF:  § 303
(Assuming current assessed value does not decline.)

23-Year Total Without TIF: $ B,975

23-Year Total With TIF: 541,314



Revised May 1, 1008

(Page 8 of 10}

VISTA DEL RIO HOTEL
DIRECT TAX IMPACT ANALYSIS-BLIND PENSION FUND

INCREMENTAL TAXES RETAINED

PERSONAL REAL
YEAR| PROPTAX PROP TAX TOTAL
1 1968 $ - 8 761 § 761
2 2000 264 1,522 1,788
3 2001 238 1,537 1,775
4 2002 211 1,537 1,749
5 2003 185 1,553 1,738
6 2004 158 1,553 1,711
7 2005 132 1,568 1,700
8 2006 326 1,568 1,895
9 2007 290 1,584 1,874
10 2008 260 1.584 1,844
11 2009 230 1,600 1,830
12 2010 200 1,600 1,800
13 2011 170 1,618 1,786
14 2012 140 1,616 1,756
15 2013 362 1,832 1,994
16 2014 328 1,632 1,960
17 2015 294 1,648 1,943
18 2016 260 1,648 1,909
19 2017 226 1,665 1,891
20 2018 192 1,665 1,857
21 2018 158 1,681 1,840
22 2020 425 1,681 2,107
23 2021 385 1,688 2,084

TOTALS § 5437 § 36150 § 41,587

NPV 6.75%
23YEARS § 2,509 $§ 17,516 §  20,02§

Annual Real Property Taxes Without Adoption of TIF: 3 68
{Assuming current assessed value does not decline.)

23-Year Total Without TIF:  $ 1,573

23-Year Total With TIF: 343,160



Revised May 1, 1998

(Page 9 of 10)

VISTA DEL RIO HOTEL
DIRECT TAX IMPACT ANALYSIS-HANDICAP

INCREMENTAL TAXES RETAINED

PERSONAL REAL
YEAR PROP TAX PROP TAX TQTAL
1 16989 § - $ 431 $ 431
2 2000 T04 8e2 1,566
3 2001 634 871 1.504
4 2002 563 871 1,434
S 2003 493 a7e 1,372
6 2004 422 879 1,302
7 2005 352 ase 1,240
8 2006 870 888 1,758
9 2007 773 897 1,670
10 2008 693 ag7 1,580
11 2009 613 906 1,518
12 2010 533 206 1,439
13 2011 453 915 1,368
14 2012 373 915 1,288
12 2013 967 924 1,891
16 2014 876 924 1,800
17 2015 785 933 1,718
18 2018 895 933 1,628
19 2017 604 943 1,547
20 2018 513 943 1,455
21 2019 423 952 1,375
22 2020 1,135 952 2,087
23 2021 1,028 8962 1,990

TOTALS § 14,499 § 20,470 § 34,969

NPV 6.75%
23YEARS  § 6,690 3 9,919 $ 16,608

Annual Real Property Taxes Without Adoption of TIF: $ 182
(Assuming current assessed vaiue does not decline.)

23-Year Total Without TIF:  $ 4,185

23-Year Total With TIF: $39,164



Revised May 1. 1998

(Page 10 of 10)

VISTA DEL RIO HOTEL
DIRECT TAX IMPACT ANALYSIS--BI-STATE CULTURAL TAX

ADDITIONAL
YEAR| REVENUE
1 1999 § 3,768
2 2000 8,435
3 2001 10,506
4 2002 10,930
5 2003 11,558
- 6 2004 11,909
7 2005 12,260
8 2006 12,638
----- - g 2007 13,018
10 2008 13,394
11 2008 13,728
- 12 2010 14,072
13 2011 14,424
14 2012 14,785
15 2013 15,154
- 16 2014 15,533
17 2015 15,921
18 2016 16,320
19 2017 16,728
20 2018 17,148
21 2019 17,574
22 2020 18,014

23 2021 18,464

- TOTALS § 316,777

NPV  6.75%
— 23 YEARS $ 143,237

23-Year Total Without TIF: $ -

23-Year Total With TIF: $ 318,777



DEVELOPER AFFIDAVIT

STATE OF MISSOQURI )
) SS.
COUNTY OF JACKSON )

COMES NOW PETER J. SPANOS, and, being first duly swom, on his oath states:

1. | am over the age of eighteen (18) and competent to testify to the following
matters of my own knowledge and on behalf of Vista Del Rio Redevelopment
Company, LL.C.

2. t am the Managing Partner of Vista Del Rio Redevelopment Company, L.L.C.
{the "Developer”), the proposed devsioper for the Vista Del Rio Redeveiopment Project
(the “Project”) pursuant to the proposed amendment to the Civic Mall Tax Increment
Financing Plan (the "TIF Plan") as set forth in the Developer Application Package (the
“Application”) for the Project submitted by the Developer.

3. A detailed description of the factors that qualify the redevelopment project
area (the "Redevelopment Project Area") for the Project is set out in the blight study (the
"Blight Study") which was prepared by Appraisal & Consulting Services Group and which
is attached to the Application as an exhibit. -

4, The Redevelopment Project Area on the whole is a "blighted area,” as that
term is defined in the Real Property Tax Increment Allocation Redevelopment Act, Section
99.800, et seq. RSMo, and has not been subject to growth and development through
investment by private enterprise.

5. The Redevelopment Project Area would not reasonabily be anticipated to be
developed without the adoption of tax increment financing.

6. The Developer will not and could not be reasonably expected to develop the
Redevelopment Project Area without the adoption of the proposed amendment to the TIF
Plan and the adoption of tax increment financing for the Redevelopment Project Area.

———
PETER J. SPANQS

Subscribed and swom to before me, a Notary Public, in and for said County and
State, this /&7 day of January, 1998.

-
!

'(‘ T a—
Notary Pupfié

.
444?254 £ ﬂ)amd

HAZEL E. NUNN ] (Printed Name)
NOTARY PUBL!C | | |
My ComPISIBREARERI |

it tatY FINTTY
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eNCUMDrancs fesuiting lrom 3 vidiauen ar Alegaa visianan attecting
the land has geen fecordec in (e Pualic recaras Oate o Palicy,

) Any governmenta) Police power not exctugea by (a) apove, excep
9 the extens thgr 3 nouce of the exarcise thereat or 4 nouce of a

detect lien or #cumbranca resulling from a wiolajan ar dilegec
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overige any AKing which nas GcIurreg sror to Date of Palicy wrics woule
=1 ] Binging gn the ngnis of 3 urcnaser tor vaiye withaut kngwiecge.

Conditions ang
Stipuiations

1. {a) Any iaw, arcmance aor gavernmentzi requiatign {inclucing 3yt not

——

1. Jatess. s, SNCUMDrances iCverse cams or Other Marlers:
(21 createq, Suflered assymaq ar dg7e=q o oy ng MSUrea Claiman:
{8 nat xngwn i tha Camgany_ AQL rACorged 1 [he Aultlie recorcs at Cage

¢t Pobegy, by Xnawn g ine IR clumany ang nq Qs&aseq
WALNG (3 (ha Cqmpuy Oy the insureg darmant grvgr i0ihe caie (ha

MIUred Claimant ceeame an INsyrea under tay ookicy
(el resuttng in ng s or damage w e insureg SuMman;:
i) AMIChiNg or craarag Suttequenr la Dare of Palicy: or
le)

i

- Any clarm whicn nses gut of the ransacuan VeIlng it the insyree the
SSLULA of inrares? ingyrme By ths paiey, by reason of the coerzuan of {enersi
Sankruatey. sare insaivency, or simdar Crechars’ ngnes rgwy. thal is paseq
an:

M e ransacnan creanng tne e<ats ar nteres: miurag Dy thig aney
QNG deemed 3 feluduldni Canvayance aor tauduisat transte:; or

(i} e transacuan ='Ra0ng the estare or interes! insyrac By s salic
2eng casmeg 3 Créterennal transter EXZ22( wnara the Breferenna
transrer resyity ram the failure:

{a) 1@ tmey recges the instrument at vanster;
{4) of suea recarcation to imparn ngtice o a Fufchaser tor vajys o-
4 jucgment gr lien craqitar,

— R

T. BEFINITION OF TEAMS

1. NCTIiCZ 0F CLAM To 8% GivEN gy INSURED CLAMANT

The loikewang tarms WREN 38l in thig oalicy megn:

{9) “insurag SMAN: a1 insume claiming loss ar camage,

(€] “xnowlecge” o “known": gmyay knawledge. nat CANSIrUCLvE kaowl
8aGe or NGlice whicn My be impited 15 2n insured by reaxson of the zuplic
“CIMTs 45 defined in (nis Paiicy of any atner recsres which impan cansimue.

® Nouce of Matinr aftecing the lang.

{8l “tang": me Lang desembed o referred (o in Scragute A, or in Scheculs

nedute, nor any AgRL litte, interax, e5iate or sassment in Auning sreets,
f0a0s. aveayesg, dlleys, ianms Ways or waterways, our ncthing herein sngf
macily ar limn tha extent o whicn 3 fight of aczess g N9 lrom the {ang s
ured By this paiicy, '
8} “mengage ™ mIrgage. deed af trusr,
S Myenent,
() “pubiic reeams™: RCIMAs e3biishad yrder Sile statutes ar Oge af
"'qa lor the purposs at frnpartmg CansUructires nayce af Maners reladng tg
AroperTy to surchasers for Yalua and withayt knowledge, With respecs o
SeTon 1{a)iv} of the Sxciusions Fram Caverage, “public recards” snan also
nClude eavironmencg RMECUGN fiens filad in the records af the clark of the
'aued Slates gistngy Rurt fer the disnct in whyen the i2nd is located,
] “unmarkatacii'rry ol (he titla™ an dlieged or acparent maner aftecung
18 (o (he lana. not frluded or #xceniad rom SIVErAge. wheh woulg
e & gurehgsar of tna @s13te or inleres descated in Stnedyie A g 28
“£dsed tram (na CoHganun 1 PURRASE by viua gf 3 =2Nractual congitgn
NngG ihe detivery of marxetania gye.

=INTINUATION aF INSURANCE AFTER CONVEYANCE oF TLE

—
The caverage of thig Balicy shail esnnnya n lorce as of Dare of Poitey iy
7 annsirea 9nly 30 leng as ine ingurag FRLINS an #sale Of (Nferest

ar heless gn Ndediegness ecured by a purcnase mOney mongage
YR OY A purenaser tram the WISUTed, or only sg l9ag a5 ne nsyreg sna

Irust desd, ar other Securmy

ive Haaility oy reason at Covenams af warranty mage Dy e nsyrag in any .

TTer of Conveyrnce of the EIWAIE or InTerest, THes policy shdll not eanpnue
' n faver of any'ourchaser lrgm e insured of siner i) an estte or
- R ihe land. or (i) an indemtarraer cne..m o .

The insured snap nafiTy the Company pramatly in wnung (i} in case cr amy
litganan as st lomn in Sectian 4z Deicw, i) 1n case Xnewiecge snali come o
AN (nsured ereuncer af any clm of titte or IPUBreST which 15 aaversa 1o the
utle 10 the agzare ar nieres, as INSUNKY, and wich MUGPT cause lass gr cam-
age lor whieh (na Comgany My be liadie by virye ot tnig oalicy, ar {fii) if rite o
(e exnate orinterasy, 25 IRIufed, i3 rejecien as unmarketatle. If promet nouce
shall ngt pe given a the Comoany, then is {0 e insurea aif |iac!iliry ot tne

A2y 321 e rTTiiva te with BEAr0 (0 the maner or mamers "or whicn promat
natce is requireg: QroVCas. hawever, (mar Aailure to noovy the Caompany srnan
nAC cass srejucice tha ngns of any insures unges s palicy uniess me
Camgany shall =e orejudiced Ny the fzilure ang then anly (o the exten: ot the
Prejucics. - ’

4, DEFEH§E ANDC PROSZCUTION OF ACTIONS: DUTY OF INSURED
CLAIMANT T CQQOPERATE

{a) Uoon wrinen "*quast Oy the insurag 14 subject 1z the optians con
t@ned 1n Section 6 ¢f thess Cancitions and Stpulauons, the Company. ai its
9wn oS ang without unreasoniole aetay, shat proviga for the detense of an
insured in litigation in which Any third party asserts a caim ddversa 1o tha tije

97 Inifrast as insyred, by A0ty 25 10 those stated cayses of action all_egirig a
defect, iian or sncumbrance Or StNer marer insured against by this policy, The

(B) The Company shail have the right, 2t its own cost. 1o institute anc
Arosecute any actian or Amceeding or lo ¢a any other 3¢ whicx 1110 a0
may e Recessiry or desirabin o exablisn the ulle 1q the esize or IMeres:, as

Paragragn. u snai gg s diligentty,
{c) ‘Whenever ine Comoany snail have Brougni an acton of interpgsec a .

qchon dng EICTESSly reterves (he GNL. N 1S SOl discrenon. o 'aooearlrram'
dny aaverse judgment or arger, o :
{d} 1 3il cases whars S policy parmts or requires the Comosay io grose-

gl
cHi8 or pravide for the cefense o any acion ar omCeANAT MA xiras 2
b L I T
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Py ; i
EiNeé insured under (he paicy shail terminate. INGiuding any hiagiity or aciiga-

“uan o deteny, Srosecula, or continue ey litigation, f8GArc (0 e Mater

TECVESIET IY 1N LImoany. (Ne asured, ap”
the {omcany 31l “sascnacid a0 al A oan
ceecing, or eifecang sarnlemar:,
douton of tha Campary may be Necessiry or Cesrabiq [0 £TTACISN (he nile g
the eslate or Meras as insured. H the Camoany 13 crejucicad 3y the laiyee of
the in3ured 10 fumisn tne required coogerasan. e Camparny's cthigauens g

or MANers requIfing such cocoeratan.
5. PACGF QF LOSS QF DAMAGE

TOMmCaTy 5 exlenss Thagive
S N Sroceedng, tecunrg
eCENCE. SOIJIMAG wilnesses, drasecunung gr cefencing the ioicr or oro-
and (i) in aay OtHer fAwitl 3 wrich in he

tn agditian g and anter the nouces required under Section 3 of tese Candi-

tons and Stiputaticas have been provided the Company, a grool of less gr
damage signed and sworn (o by the insured claimant sl Da furnished ta the
Company within 50 days after (nm insured daimar shall 2scenain the lacs
grving nsa (a the loss or damage. The proot of lass ar damage shall deszbe
the defect in, or lien or sncumarance an the tite. o other matier insured
againg by i palicy which cansututes the basis af laxs or damage and shail

ftaie, lo the antert possible, the basis of calculating the amaunt af e lexs or

damage. I! tne Company is prejudiced by the laiiuce af the insured claimant to
Frovida the mquired groaf of loss or damaga, the Camparny's odligations o

e insured ynder tha palicy shall lerminate, including arry liabiiity or obiiga-

lian (o ceisrd. prosecuts, or continue any litigation, with regard 10 the marer
9r madars requiring such proaf of joss or damaga,

in addition. the insured ctaimant may reasonably be equired 1o suomit o
SXAMINILEN uncer sath by any authonzed represamatve of the Company
and shall producs lor axamination, inspecsan and cogying, af sucT reasen-
aola timas and places 12 may be designated by any aunonzed regresantalve
of the Campary. all mearas, books, ledgers, checks, comasgancence and
memarand3. whether Dearing z date helore or ater Data of Felicy, wrien
RASONALY OartEin (o (e loxs or gamage. Further, if requasted Sy any authc-
fied rmoresgnuarive of ihe Campany, the insured caimant shal GTant its
permissian, in writing, for any authonzed regrassntative of the Company (g
SIATING, INS0ECT And CaPy all recards, Books, lecgers, checks, comeston-
JEnCE AN MeMarIndain (he custady ar cantral of a (Mird party. wnic reascn-
anry gertan (g the lcss or camage. All intommauon deuignared as canficentiai
Sy ihe msyred claimamt groviced (o tha Company pursyint 1o (s Secuan
shail ngt be disciosed to athers uniess. in the rea<ananie juggmert gf the
Campany, i is necessdry in the adminisuwanan of e claim. Fasiure of e
INSUred claimant tg submit lor exzminatian uncer Qah, produce atner raz2an-
Tty requesied intannation ar SFANI DErMissmn {0 SECUre (4asanaity neces.

7y nfarmauan from turd parmas as required in this Faragraon shall jerm:-
wate amy Kaaility of the Campany unger trus palicy 24 o that ctam,

3. CATIONS 7O PAY OR OTHERWISE SETTLE CLAIMS: TERMINATION
QF CIABILITY

In casa of 3 claim under tnis Eqticy, the Comparry shat! have the ctlewing
acaitional ogticns:
{2) Ta Pxy or Tender Pryment of the Amournt af Insurance,

0 pay of tender zayment of the amount of insurance under tis pelicy
fegether with any Cogs, anomays’ iees and ezpenses incumed by the insureq

-GN, ATNCN veere authanzed By the Comgany, up la tha time of payment ar

tenasr of paymaent and wnich the Company is abligated o pay.

Uoon the axsrcise by the Company of this aotian, ail Fability and ablicagens
lg Ihe ingured under this poticy, other than 1o maka the Payment requireéd. snai
fermunate. inciugding any fiapility ar obligaton (0 defend. grosecuta. or con.
naue iny lingaten, and the paiicy snall be surrencesgd 1o the Camgany for
canceilxtian,

(b) To Pry or Qtherwiss Sattie With Parties Other than the Insursd ar

Wik the Insured Claimant,

(0 ia pay ar otherwise sacle with other parties for or in e namas of an
inSured Cumant any caim insured against under thix policy, [ogewier wtn any
CISLE, ARCMeys’ fees and expenses incurred by 1he insured claimant which
were altnonzed by the Campany up (o the mne of payment and wiics the
Compary is ociigated te pay; or

(W) t9 pay or atnarwise senie witn the insyred clawmar the loss or damags
Arovided lar under us paticy, together with Aty CasTs. anameys’ fess and
2ICenses ncurred Ty Ne insured SlaimMant wnich wems authanzeg oy (he
Campany ue 1o the oma ot Qayment and wmch the Campany 1s goligated 1o
cdy.

Uoon (he exercise oy the Camcany of suner of (he gptons provices gr
Jdragraons (o} os (i, tne Cameany s QLigILONs (G (he (nsUred uncer s
2olicy lar the C:dimea less ar damage. other (han the Jayments required i oe
mace. snali terminale, inctuding any liaoility or coligaiton 1o detend, Srose-

or camunue any finganan.

TOOZETTRMINATY JTEINT DR LLASILITY oy .

TR 2O6CY $ 3 13RI 2l ngemmry 3GANE AU Terelary gy
dGE SUSLINEC of O el Dy N8 INSyUTeS Slamant who hag s
Cdrmage Jy reascn Ct maiiers insyreq AGAINST Oy thyy oeirey
2XiENt neren CEStnDed

{3} The liazuity of e Campany under IS Faney snail nge EXCEwr] INa lpg s
ar

(i} the Amourt of Insucance stated in Screaule A ar

{ii) the Qiferance Derween the vajue af the insured estata gr WermsT 3%
nsyred 4nd e value of the insurea astate ar interest IUDieCt (0 e datac:
lien of éncumbrnce insured against Gy (hrs palicy. )

{0} In the event the Amaunt of Ingyrance stared in Senecule A 3ting Date g
Falicy is less ran 80 percent of the valye of (he insgred astate gr wteres or
e il cansiderauan pand (or the land, whichever is less, or it sutsequent 1o
the Qite ot Poacy 2n improvement is arecied on the izng which incregsyes e
vilue ol e insured esale Ir interest by atleast 20 percent gver ine Amcun: o)
Insurance siated in Schedule A, then nis Policy is subjecs (o the fatlawing:

(it whers no subsequent improvement has Sean made. I3 10 any pamat
lags, e Comgparry shad anly pay the lass gra R in the BrICOMoN that the
amaunt of insurance at Dare of Paiicy bears o the ctal vaiue af INe insyred
estate or interes ar Qate of Palicy: or

{il) whare 2 subsequent imorgvement has besn macda 2x1lg aty parmai
lass. tte Campany shad gty pay the loss Pro ratd in the proparton Mmat 120
percent af the Amount of IRsurancs stated in Scheduie A edrs 1o the sum of
e Amount of ingurance atad in Senedule A and the amaun; eIpenced lar
ha imgrevement,

The grovisiory af his paragragh shall nat appty to casts, Omays lees
ind expensaés lorwnict the Campany is liabla under this Paolicy. and whad gary
gty ta(hal poron af any loss wihnch exceeds, in the aggreqare, 10 percant cf
the Amgurr of lnsurance stated in Schadule A,

{e} The Camgamy wi pay only thase costs, anomeys’ lees and expensas
incured in Iccordance with Section & of hesa Canditians and Slioulauans,
8. APPORTIONMENT

i the 13ng desoed in acciizapie Tenecule cansisis of hwo oF mare carcars
#MUCT 3re NOULSET &S 2 Singie Site, and a loss is estanlished &Mtecung ana
ar more of the zarceis =ut not all, ihe lass shail he comaouted and seniac
an 3 r¢ rala bass as d e amgunt of insurancs uncer this palicy was ehvicas
Cra rafd s to the value an Oate of Poticy of sach secarata sarcel tg the whsle,
ExCiuUSIVe Ot ANY KMEravements mace suosecusar o Date of Aglicy, untess
ahiggdity or vgiye nas oiherwisa geen agreed upan as o sach parcet by it
Cimgany and the insuead 2t Ne tme of the issuance af his gelicy and shewn
Oy &n 2xTress EAIRMAN ¢f DY an endorsement anacned @ his celicy.

9. LIMITATION QF UJABILITY

faj 1 :na Company extatlishes tha litle, or remaves the aikeced aefecs, lian
¢ ancumirance, or cures e lack of a ght of acoess [a ar from the lang. or
cures the claim of unmarke@idity of title. ail as insured. in a reasonabty
ciligent manner oy any meincd. including litigation and the campletion af any
acceais tneretrom, it shall have fully parormed its chligauons with resgect (@
tnat marer and sha! nat ae liadle for any (055 or damage caused thereoy.

() bn the evem ot any liigauen. including litigaton By tne Camaany o with
the Campany’s cnsent, the Camparny shall fave no lizkility for loss or dam-
aGe unul here has seen a fingi cetermination ity a court of competent junsdic-
fan. and caposmon af Ul appeals therefrom. acversa @ (he title as inyurec,

{1 The Campany shall nat he lizkie for lass ar damage (& 2Ny Sured Jor
liagiiity vatunianiy 2ssumed by tha insureg in seflling any clairt ar suit wathaut
ihe =Acr wnlen mnsent of the Campany.
10. REQUCTION QF INSURANCE: AEDUCTION QR TEAMINATION QF

LIARILITY

All payments urasr INis policy, excant gayments made for costs, atomneys’
fees and ezpenses, shali recuce the amount af the insurancs org @M.
11, JABILITY NONCUMULATIVE

It is axpressty understoca that the amount of insurance under ttus paficy
sNall be reduced by aay amount the Company may gy under any poncy
iNSUANG 2 Martgage (o which eICeplion is taxan in Scnecule 8 or to whic e
insured Ras agreed, issumed, o lixen subject o which i3 Nerearter =x-
cuied Oy an insused and waICh S 4 Sarge or lien on the eslate or inlerest
deschfec or referred 10 in SChedule A, Ang the amaunt $8 Sd 5hall Ce
cemed a JAYMEN uCar (s Solicy (a the INsured ownes
12. PAYMENT OF LOSS

(3} No aaymenx shail te mace wittaut progucing Uus paicy lor endane-
mani Si tne Jayment untess e palicy nas been oSt Cr cemroyed, M whET
case omogl of [g3s or aestrucugn snall te furrished to the saustacuon gl ing
ccmpany.
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13, SUBRCCATICN UPAON PavMENT GR SETTLEMENT

{3) The Company'y Aight at Sutrogatian,

Whenever the Campany shan Nave serled gng EAiC 4 Stam ynder s
Pakcy an nontof IUDrRGanan snan vestin (ha Camaany undrecag Oy any ac!
ot the msyrae cimane,

The Camgarmy snail ne Worogared to gng Je entitied o al ngMs ane
FRMedEL whicn tha NSUred Caimant wayig Rave nag 4qanst iny person ar

the Camaamy iNe insursa CRIMIN snall tr3nsier (o (ha Campary alt ngrus
ind remedies agamst any parson ar oroperty necessary in grrar o perfect
tus Acrr of sutrmganan. The insureg Saimant shall germit (e Company @
SUe. CamMpramise gr settle i tNe nama gf the :nsured C2iMInt ang (o yse the
name of the insured claimant in 4ny transactian gr litigaugn imvching (hese
GNLs or ramedies, :

i 3 zayment an dczaunt af 3 claim aaes mot fully eover the lozs af the
insured ctaimant, the Campany snaiibe UCragaied (o thasa AGALs and rerme-
dies in the proportion wtich the Camgany': Sayment Bears g the whaoje
imaunt of the tgysy,

It loss shouid resuit fram amy act of the insured ctaimane, a¢ Tated abave.
2t 2T shall not void 1nis Balicy, but the Company, in that svent. snan De
requiredio pay anty that gart of dny lasses insureg a9aing Dy this pelicy which
shail exceedt ihe amaun; i anty. last 10 the Campary by reasan af ha impair-

The Campany's nGnr of suoregatien AGAUNST A0N-INsyred obhgors shall
XISt and spall inciyge. without limiaticn, the ngnts of tha insurec i incem.
AIties, ugranties, otrae Paticces qf insurancs ar Jongs. notwihsianging amy
lerms or anditions cantained inthase INRUMANS WS grovids 'ar subroga-
tion Aghts by reason al this palicy.

. ARBTAATION [INAPPLICABLE IN KANSAS anD MISSGURN

Uniess prmmititeqy OY aoplicanie iaw, sitner the Camoany ortne insyrea may
demanc arsiraugn AUCSURNT 1O (he Tille fnsurance Aroiranon Agies of the
American Af2itrgion Assaciation, Aritranie maners may inciuge. Sut are ngr
lirmiad @, ANy Controversy ar etam detwean the Camgany and ne n3yred
ansing out at ar FRIAUAG 18 this palicy, ary s2rvice af ine Cameany in coanae.
tan wein itg I3Iuance or the treacnof g 2olicy provision or gihar celigauen. All

daueINSuy

Avrechuocny acuwansuy apy teag)

driilcaiie =; —~as '.“-3. ATELnT ot T8Lritza g oo w oo I a3 o-
SE LTIl g re sotioe of simar e Zemaary g N insiran 4 artueg
TANeTS «nen :ng amgunr sflnsurance 5 .n ercess o g -

ArSIrATSS Sty whar Agreed id oy Sgin tha Camcqny ane na
noa purTuane g s =ONCY ang uncer tha Aules n ot
“EMING O rantrauca 'S MACce ar. Il the agugn at the Asured e Ayles
eftec: at Qate ot Balicy shanl ae Bingifg wpan the Sammies, Tha awars .
INCILCE Jttaineys lpes Qnty 1 the 1aws of the state n WRIER e l3ng 15 tacare
QeI 3 €3urt ta awarg Adameys fees g 3 Prevaiing pamy, Judgment uec
the dward rencersg oy the AMGIraton 5} M3y U@ eritaren in Y court nanr
[UNSTIClgn theregl,

The law of the situs of the land snail apoiy (g 3n Aoranan yneay the Tir:
iAsurante Aritratan Ayjas.

A Capy of the Ayies may e abtauned frm (he Campany yaan recuast
'3, LIABIUTY LIMITED TO THIS POLICY: POUCY eNTIRE contRAC

Pengurey, arma
&S 9m the saia

{3) This coticy tagather wien ail £ndorzaments. if amy, AaLNect hareeg oy
Comgany u e antire Policy and cuntract between (e nsured ang ihe Cam
pany. In interprenng arry provesion ot this paticy, tus paticy snai ne AN
45 3 whale, .

(B} Any 2aim of lgss or damage, whether ar nat based an negligence. anc
whith ansas gut of the st of Ihe title 1o the esig or interest covere:
herety ar oy iy 128an A33aMing such claim, shall be mstriced 1g this paticy

i wnting encarsed Naregn or dracned herato sigred by enpar the Presicent ¢
Vice Pranident, thg Secretary, an Assimar: Secreaary, or valicaung aMicar ac
duthornzea sigratery af tha Campany,

8. SEVEAAZILTY

In the aveny iy Jrevizian al the Aolicy is held invalid ar unenigropacies
under 20plicaaie law, (e £aiicy shall be deermed ot tg INCUGH that Zrevisicn
and all ctner crevisians snail ramain in full loree ang arfee:,

17. NOTICES, WHESE SENT

Al natices required tg ha given the Cempany and Ny statemen:in
writing requirec 1g he tumisned the Camgany shall include the Number
St this policy and smal be addressed o the Campany at Ticar Tiie

Insuranca Comeany, Claims Depamman:, 7.9, 302 2233. Los Angsias,
Califarnia gggsT,
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CWNZZ'S SQLICY
— - o _
Agenc: ATI Tiiles Comparny

ity Csntso Scuara
1100 Maiz, Suircs 210
Kansas Ciny, MO 82105

3CREDULE A

- Risk Raca
Pramium

Case Number: $761%17% Amount of Iasurancs: $330,000.40
Policy No.: 26 8100 106-00004530

Date o Policy: August 11, 1$S7 at 10:13.0 A.M.

L. Neme of Insurad:

lggs Construction, Iac. and Viscz a2l Riog Redevelopmens Co.,
LLC as tenants in common

2, The estars or intaras:t in chse lang cescrized nerain and which is
coverad Dy this policy is:
FZZ SIMPLE

3 The estate or intersst rafzr-af g ne-sis <is &C Daca o Folicy
vescad in

s

The land rafarrsd to in chsis BClizy 13 descrined azs foilcews:

SZZ ATTACHED EXEIAIT A.



