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DEFINITIONS

As used in this Redevelopment Plan, the following terms shall mean:
“City," the City of Kansas City, Missouri.

"Commission,” the Tax Increment Financing Commission of Kansas City,
Missouri.

"Conservation area" any improved area within the boundaries of a
redevelopment area located within the territorial limits of a municipality in which
fifty percent or more of the structures in the area have an age of thirty-five years
or more. Such an area is not yet a blighted area but is detrimental to the public
health, safety, morals, or welfare and may become a blighted area because of
any one or more of the following factors: Dilapidation; obsolescence;
deterioration; illegal use of individual structures; presence of structures below
minimum code standards; abandonment; excessive vacancies, overcrowding of
structures and community facilities; lack of ventilation, light or sanitary facilities;
inadequate utilities; excessive land coverage; deleterious land use or layout;
depreciation of physical maintenance; and lack of community planning.

"Economic Activity Taxes," fifty percent (50%) of the total additional revenue
from taxes which are imposed by the municipality or other taxing districts, which
are generated by economic activities within the Redevelopment Project Area,
while tax increment financing remains in effect, excluding licenses, fees or
special assessments, other than payments in fieu of taxes, until the designation
is terminated pursuant to subsection 2 of Section 99.850 of the Act.

*J.C. Nichols Company,” J.C. Nichols Company, its successors and assigns.

“Obligations," bonds, loans, debentures, notes, special certificates, or other
evidences of indebtedness issued by a municipality to carry out a redevelopment
project or to fund outstanding obligations.

"Ordinance," an ordinance enacted by the governing body of a city, town, or
village or a county or an order of the governing body of a county whose govem-
ing body is not authorized to enact ordinances.

“Payment in Lieu of Taxes," those estimated revenues from real property in the
area selected for a redevelopment project, which revenues according to the
redevelopment project or plan are to be used for a private use, which taxing dis-
tricts would have received had a Municipality not adopted Tax Increment Alioca-
tion Financing, and which would result from levies made after the time of the
adoption of Tax Increment Allocation Financing during the time the current
equalized value of real property in the project area exceeds the total initial



equalized value of real property in such area until the designation is terminated
pursuant to subsection 2 of Section 99.850. Payments in lieu of taxes which are
due and owing shall constitute a lien against the real estate of the Redevel-
opment Project from which they are derived, the lien of which may be foreclosed
in the same manner as a special assessment lien as provided in Section 88.861
R.S.Mo.

“Project improvements,” those development activities undertaken within the

Redevelopment Area which are intended to accomplish the objectives of the

Redevelopment Pian.

"Redevelopment Agreement," the agreement between the City of Kansas City,
Missouri, the Tax Increment Financing Commission and J.C. Nichols Company
for the impiementation of the Redevelopment Plan.

*Redevelopment Area,” an area designated by a municipality, in respect to which
the municipality has made a finding that there exist conditions which cause the
area to be classified as a Blighted Area, an Economic Development Area, a
Conservation Area or a combination thereof.

"Redevelopment Plan," the comprehensive program of a municipality for
redevelopment intended by the payment of redevelopment costs to reduce or
eliminate those conditions, the existence of which qualified the Redevelopment
Project Area as an Economic Development Area, Conservation Arez or Blighted
Area, or combination thereof, and to thereby enhance the tax bases of the taxing
districts which extend into the Redevelopment Area.

"Redevelopment Project,” any development project in furtherance of the
objectives of the Redevelopment Plan.

“Redevelopment Project Area,” the area selected for a specific redevelopment
project. :

"Redevelopment Project Costs" include the sum ftotal of all reasonable or
necessary costs incurred or estimated to be incurred, any such costs incidentai
to a Redevelopment Plan and a Redevelopment Project. Such costs include, but
are not limited to the following:

1. Costs of studies, surveys, plans and specifications,

2. Professional service costs, including, but not limited to, architectural,
engineering, legal, marketing, financial planning or special services;,



3. Property assembly costs, including but not limited to, acquisition of
land and other property, real or personal, or rights or interests therein,
demolition of buildings, and the clearing and grading of land;

4. Costs of rehabilitation, reconstruction, repair or remodeling of existing
buildings and fixtures;
5. Cost of construction of public works or improvements;

8. Financing costs, including, but not limited to all necessary and
incidental expenses related to the issuance of Obligations, and which
may include payment of interest on any Obligations issued hereunder
accruing during the estimated period of construction of any
Redevelopment Project for which such Obligations are issued and for
not more than eighteen months thereafter, and including reasonable
reserves related thereto; '

7. All or a portion of a taxing district's capital cost resulting from the
Redevelopment Project necessarily incurred or to be incurred in
furtherance of the objectives of the Redevelopment Plan and Project,
to the extent the municipality by written agreement accepts and ap-
proves such costs;

8. Relocation costs to the exient that a Municipality determines that
relocation costs shall be paid or are required to be paid by federat or
state law,

9. Payments in lieu of taxes.

*Tax Increment Financing,” tax increment allocation financing as provided
pursuant to Chapter 99.800, et seq. RSMo.

"Taxing Districts,” any political subdivision of this state having the power to levy
taxes.

"Taxing Districts' Capital Costs," those costs of Taxing Districts for capital
improvements that are found by the municipal governing bodies to be necessary
and to directiy result from the Redevelopment Project.

"/acant Land," any parcel or combination of parcels of real property not used for
industrial, commercial, or residential buildings.

TAX INCREMENT FINANCING

This Plan is adopted pursuant to the Real Property Tax Increment Aliocation

Redevelopment Act, Missouri Revised Statutes, Section 99.800 through 99.865 (the



“Act"). The Act enables municipalities 1o finance Redevelopment Project Costs with the
revenue generated from Payments in Lieu of Taxes and Economic Activity Taxes. This
Plan shall be filed of record against all properties in approved Redevelopment Project
Areas.

5. GENERAL DESCRIPTION OF PLAN AND PROJECTS

A The Plan. The Country Ciub Plaza Tax Increment Financing Plan ("the Plan")
- proposes the comprehensive redevelopment of portions of the Country Club Plaza.
The proposed redevelopment will include approximately 780,000 square feet of new
construction on the Piaza, 180,000 square feet of rehabilitation to existing
structures in the Piaza, and 350 residential apartments in the Plaza area.
Additionally, 3,965 new parking spaces will be constructed. The proposed
redevelopment will also include a $5,000,000 public amenities package, that will
build upon the Plaza’s regional patronage with a well thought out master pian of
signage, graphics, lighing, auditory, water elements and directional enhancements.
During 1996 the retail businesses, hotels, restaurants and offices on the Plaza
generated over $19,000,000 in property, sales and other taxes. When ail Project
Improvements are completed, the Plaza will generate about $32,000,000 annually in
such taxes, an increase of $13,000,000 per year. Of that amount about $5,000,000
will be dedicated to reimbursing project costs under the Plan.

B. Redevelopment Area. The Redevelopment Area generaily includes irregularly
shaped noncontiguous areas described as: being generally bound by Summit Street
and Pennsylvania Avenue on the west, by 46" Sireet on the north, by Broadway
and Wyandotte Streets on the east, and by 48" Street, Nichols Road and Ward
Parkway on the south; an area generally bound by Wornall Road on the west, by
46" Street on the north, by J.C. Nichols Parkway on the east, and by 46" Street
Terrace on the south: and by Womall Road on the west, 49" Street on the north,
Main Street on the east, and by 50" Street on the south (the "Redevelopment Area")
in Kansas City, Jackson County, Missouri (the “City”) as described in Exhibit 1A.

C. Project_jmprovements. The Project Improvements will consist of construction of
approximately 780,000 square feet of commercial space; rehabilitation of 180,000
square feet of commercial structures; rehabilitation and reuse of 350 residential
apartments as hotel space; construction of 3965 new parking spaces,
implementation of a public amenities package including signage, graphics, lighing,
auditory, water elements and directional enhancements; together with all necessary
utilities and street improvements which will be constructed as shown on the site plan
attached as Exhibit 2.

D. Redevelopment Projects. The Project Improvements and ofher redevelopment
activities will be undertaken in a series of nine redevelopment projects (the
“Redevelopment Projects"), each of which will be separately approved by ordinance
in conformance with the Act. The Redevelopment Project Areas are described in



E.
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Exhibit 1B. Construction and employment information for each Redevelopment
Project is set forth in Exhibit 4.

Estimated Date of Completion. As set forth in the Redevelopment Schedule
attached as Exhibit 5, construction of all the Project improvements are expected to
be completed by 2006. The completion of all redevelopment projects and retirement
of Obligations incurred to finance redevelopment costs will occur no later than
twenty-three (23) years from the adoption of the ordinance approving the
Redevelopment Project, provided that no ordinance approving a Redevelopment
Project shall be adopted later than ten (10) years from the adoption of the ordinance
approving this Redevelopment Plan.

Redevelopment Plan Objectives. The general objectives of the Redeveiopment
Plan are:

1. To eliminate adverse conditions which are detrimental to public heaith,
safety, morals, or welfare in the Redevelopment Area and to eliminate
and prevent the recurrence thereof;

2 To enhance the tax base of the City and the other Taxing Districts by
developing the Redevelopment Area to its highest and best use,
encouraging private investment in the surrounding area increasing
employment opportunities and to discourage commerce, industry and
manufacturing from moving their operations to another state;

3. To increase employment and housing oppertunities in the City; and

4 To stimulate development which would not occur without Tax
Increment Financing assistance.

Specific objectives of this Redevelopment Plan are set forth in Exhibit 3.
FINANCING

Estimated Redevelopment Project Costs. Redevelopment Project Costs, excluding
interest, are estimated to be approximately $240,427,597. No more than
$53.700,000 of which, plus interest accruing thereon, will qualify as Reimbursabie
Project Costs. These amounts are set out in detail in Exhibit No. 6. Any change in
Reimbursable Project Costs as set forth in Exhibit 6 will be subject to futher
Commission approval.

The Commission has determined that certain pianning and special services
expenses of the Commission which are not direct project costs are nonetheless
reasonable and necessary for the operation of the Commission and are incidental
costs fo the project. These incidental costs will be recovered by the Commission



from the Specia! Aliocation Fund in an amount not to exceed five percent (5%) of
the Payments in Lieu of Taxes and Economic Activity Taxes paid annually into the
fund.

. Anticipated Sources of Funds. = J.C. Nichols Company will construct all Project

Improvements and will seek reimbursement of eligible Redevelopment Project Costs
from the Special Allocation Fund as Payments in Lieu of Taxes and Economic
Activity Taxes become available as set forth in Exhibit 7.

. Payments in Lieu of Taxes. Calculations of expected proceeds of Payments in Lieu

of Taxes are based on current real property assessment formulas and current
property tax rates, both of which are subject to change due to many factors,
including statewide reassessment, the effects of real property classification for real
property tax purposes, and the rollback in tax levies resulting from reassessment or
classification. Furthermore, it is assumed that assessed valuation will increase at a
rate of 2% every other year, with no levy increases. The total Payments in Lieu of
Taxes generated by the development over the duration of the Plan is approximately
$104,225,974, as shown in detail on Exhibit 8.

The amount of Payments in Lieu of Taxes, if any, in excess of the funds deemed
necessary by the Commission for implementation of this Plan, may be declared as
surplus by the Commission. The declared surplus will be available for distribution to
the various Taxing Districts in the Redevelopment Area in the manner provided by
the Act.

. Economic Activity Taxes. The estimated Economic Activity Taxes over the duration

of the Plan are approximately $49,223,212, as shown on Exhibit 8. Fifty percent of
these funds, an amount equal to approximately $24,611,606, will be made available
upon annual appropriation to pay eligible Redevelopment Project Costs.

Anticipated Economic Activity Taxes will include 50% of the projected net
earnings taxes paid by businesses and employees, 50% of the net corporate profits
taxes, 50% of the food & beverage taxes and 50% of the utility taxes, as well as
50% of the City and County net new sales tax. It is assumed that net eamings and
sales tax revenues will increase due to inflation at a rate of 1% a year in addition {o
the assumed increase due to job creation and business expansion.

The amount of Economic Activity Taxes in excess of the funds deemed
necessary by the Commission for implementation of this Plan may be deciared as
surplus by the Commission. The declared surplus will be available for distribution to
the various taxing districts in the Redevelopment Area in the manner provided by
the Act.

It is necessary that all affected businesses and property owners be identified
and the Commission be provided with documentation regarding payment of



Economic Activity Taxes by J.C. Nichols, its contractors, tenants and assigns. The
Commission shall make this information available to the City. It shall be the
obligation and intent of the City to determine the Economic Activity Taxes and to
appropriate such funds into the Special Allocation Fund, no less frequently than
yearly and no more frequently than quarterly, in accordance with the Act.

E. Anticipated Type and Temms of Obligations. [n the event Obligations are issued,
they must have a first call on the Payments in Lieu of Taxes and Economic Activity
Taxes revenue stream. Additionally, it is estimated that available project revenues
must equal 125% - 175% of the annual debt service payments required for the
retirement of the Obligations. Revenues received in excess of 100% of funds nec-
essary for the payment of principal and interest on the Obligations may be used for
reserves, sinking funds, reimbursable project costs {o call Qbligations in advance of
their maturities or declared surplus. Obligations may be sold in one or more series
in order to implement this Plan. All Obligations shall be retired no later than 23
years after the adoption of the ordinance adopting tax increment financing for the
redevelopment project, or projects which support such Obligations, the costs of
which are to be paid from the proceeds thereof. No redevelopment project may be
approved by ordinance adopted more than ten years from the adoption of the
ordinance approving the redevelopment ptan under which the project is authorized.
The latest date of retirement of the Obligations will be 2030.

F. Evidence of Commitments to Finance. The proposal submitted by J.C. Nichols to
implement this Plan includes its umequivocal commitment to finance the
Redevelopment Project Costs necessary to complete the Improvements. See
Section 5, of J.C. Nichol’s proposal included in Exhibit 11.

V. MOST RECENT EQUALIZED ASSESSED VALUATION

The total initial equalized assessed valuation of the Redevelopment Area
according to records at the Jackson County Assessor's Office is $5,311,160 on land
and $3,680,390 on improvements. The current combined ad valorem property tax levy
is projected to be $10.00 (including 1989 M & M replacement taxes) per $100 assessed
valuation on land and $8.25 (including 1989 M & M replacement taxes) per $100
assessed valuation on improvements. The annual ad valorem tax revenue from the
Redevelopment Area was $851,321 in 1996.

The Total Initial Equalized Assessed Valuation of an area selected for a
redevelopment project will be determined when the individual Redevelopment Project is
approved by ordinance. The municipality or the Commission may then issue tax
increment bonds io finance redevelopment within the Redevelopment Project.
Payments in Lieu of Taxes measured by subsequent increases in property tax revenue
which would have resulted from increased valuation had Tax Increment Financing not
been adopted, will be segregated from taxes resulting from the Total Initial Equalized
Assessed Valuation as defined herein, and deposited in a special allocation fund



earmarked for retirement of Obligations or payment of Redevelopment Project Costs as
defined herein.

VI. ESTIMATED EQUALIZED ASSESSED VALUATION AFTER REDEVELOP-
MENT '

When the Project Improvements have been completed, the total assessed
valuation of the areas selected for Redevelopment Projects will be reassessed. The
resulting increase in assessed valuation and the resulting Payments in Lieu of Taxes
are shown on Exhibit 8. When complete and the Redevelopment Plan is terminated,
the Redevelopment Area will annually initially yield the estimated real property taxes
annually in the amounts shown on Exhibit 8.

Vil. GENERAL LAND USE

The Site Plan, Exhibit 2, attached hereto and made part of this Redevelopment
Plan, designates the intended predominant fand use categories for which tracts in the
area will be sold, leased, or otherwise conveyed. The individual Redevelopment
Projects shall be subject to the applicable provisions of the City's Zoning Ordinance as
well as other codes and ordinances as may be amended from time to time.

Vil. CONFORMANCE TO THE COMPREHENSIVE PLAN

The Plan is consistent and conforms with the City's Comprehensive Plan. The
uses proposed for the Redevelopment Area are consistent with the Plaza Urban Design
and Development Plan approved by City Council Resolution Number 63190 on June 1,
1989. In addition, the Board of Trade Project described in the Plan is consistent with
the Board of Trade 353 Redevelopment project approved in 1981 and the Board of
Trade Urban Renewal Plan originally approved in 1980.

IX. EXISTING CONDITIONS IN THE REDEVELOPMENT AREA

The Redevelopment Area generally consists of antiquated -structures and
surface parking lots. Most of the buildings within the Redevelopment Area are obsolete
and outdated and are unable to function under current market demands and
requirements. Eighty-four percent (84%) of the structures in the Redevelopment Area
are older than 35 years of age. The physical conditions within the Redevelopment
Area preciude any further private development. Such an area is not yet a blighted area
but is detrimental to the public health, safety, morals, or welfare and may become &
blighted area because of the conditions cited in the Conservation Study contained in
Exhibit 12 of this Plan.

That portion of the Redevelopment Area generally bound by 49" Main, 50" and
Wyandotie Streets has previously been declared blighted pursuant to the Board of
Trade 353 Redevelopment Project approval and that portion of the Redevelopment
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Area generally bound by 49", Baltimore, 50" and Wornall Streets has been previously
declared biighted pursuant to the Kirkwood Circie 353 Redevelopment project approval.
Since these determinations, the areas have continued to deteriorate. Attached as
Exhibit 12 is a study setting forth the existing conditions in the Redevelopment Area.

X “"BUT FOR TIF"

As set forth in Exhibit 11, returns necessary to attract private investment depend
to some extent on the nature of the specific investment. These include as it relates to
real estate, the property sector or land use in question, the life cycle of the property,
local market conditions, the overall risk associated with the property, inflation
expectations, and other factors. Under current conditions in real estate capital markets,
returns on real estate equities range from 8 to 12 percent for well-leased operating
properties. In certain property types, such as hotels, investors will seek higher cash-
on-cash returns of 13 to 14 percent. Threshold returns for development projects,
because of the risk inherent in project development and leasing, will be even higher,
typically on the order of 20 percent or more. Because of the Plaza’s strong historical
market position and operating history, an appropriate risk-adjusted return for the
proposed projects, when considered in aggregate, would be between 15 and 20
percent.

As set forth on Table 1 of Exhibit 9, without the recapture of the tax increment
revenues, the proposed Projects do not meet this rate of retun standard. The
estimated cash on cash return on equity over a ten year period after the Project
Improvements are all completed is less than 1% annually, well short of the return
required to attract capital. Where these returns are adjusted for the effects the
completed projects on other Nichols owned property, the returns range from 3.3% to
5.5% annually. These returns are not sufficient to attract private investment capital.

However, as set forth also in Table 2 of Exhibit 8, with the TIF revenues
requested, the estimated retums are in a rarige between 11.84% and 14.18%. When
coupled with the salutory effect on other Nichols owned property in the Plaza area by
the completion of the Project improvements, the estimated retumns to the Nichois
Company are between 15.4% and 18.3% annually, sufficient for it to undertake the
Project Improvements.

Substantial public participation in the financing of each of the projects is
provided for herein to assist in the successful development of the sites. The level of
such assistance is necessarily based upon estimates and pro forma projections which
may or may not prove to be comect. Therefore, in order to ensure that the public
assistance being provided does not subsidize an unreasonable ievel of earnings, any
agreement for the implementation of the Plan shall provide in substance the following:

A reasonable level of earnings for the Projects is a cumulative annual rate of
retum on equity of 17.5%, calculated as set forth on Exhibit 9. Therefore, if at the end



of any three-year period, the total cash flow exceeds the cash flow necessary to
generate said cumulative 17.5% annual return on equity for the current and all previous
calendar years, 23% (the ratio of public financing to total) of such excess shall be
contributed to the Commission for use as authorized by the Act.

in the event any Project improvements are sold pursuant to a good faith, arms-
length transaction and the net proceeds of such sale (after retirement of all debt)
exceed that amount required to pay Redeveloper its equity investment in such Project
iImprovements, plus such amount of cash as is required (if any), so that the total cash
flow during the period of operation is such that the cumulative annual return on equity
equals 17.5%, then 23% of any such excess shall be contributed to the Commission for
use as authorized by the Act.

After the sale, as described herein, of any Project Improvement to a third party in
a good faith, arms-ength transaction, the provisions of this Section shall no longer be
applicable to such Project Improvements.

in the event of a refinancing by Redeveloper of any of the Projects, Commission
shall share in the distribution of the “Refinancing Proceeds” as follows:

Step 1 The Refinancing Proceeds shall first be used to retire the existing debt
and to pay or reimburse Redeveloper for the reasonable and customary costs,
fees and expenses incurred by Redeveloper in achieving the refinancing;

Step2 Any balance of the Refinancing Proceeds after Step 1 shall be used to
make up any then existing deficit in Redeveloper achieving a cumulative annual
rate of returm on equity from the Project(s) of at least 17.5% through the
refinancing date;

Step3 Any balance of the Refinancing Proceeds after Step 2 shall be used to
return to Redeveloper its cash equity investment in the project(s) as of the date
of refinancing; and :

Step4 23% of any balance of the Refinancing Proceeds after Step 3 shall be
_contributed to the Commission for use as authorized by the Act.

if, as a result of a refinancing, Redeveloper has fully recovered 100% of its cash
equity investment in a project as computed in Step 3, thereafter, on annual basis, 23%
of all cash flow as calculated on Exhibit 9 and 23% of any net sale proceeds or
additional Refinancing Proceeds balance available after Step 1 shall be contributed to
the Commission for use as authorized the Act. If, as a result of a refinancing or
refinancings, Redeveloper has recovered part but not 100% of its cash equity
investment in a project as computed in Step 3, thereafter, for purposes of computing
Commission’s potential share in annual cash flow or any sale proceeds or Refinancing
Proceeds, the amount of Redevelopers cash equity investment in a project shall be
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reduced by the amount of such investment that has been returned to Redeveloper
under Step 3.

Xi. ACQUISITION AND DISPOSITION

In order to achieve the redevelopment objectives of this Plan, property may be
acquired by purchase, donation, lease or eminent domain in the manner provided for
by corporations in Chapter 523, R.S.Mo, by the Commission. The property acquired by
the Commission may be cleared, and either (1) sold or leased for private
redevelopment or (2) sold, leased, or dedicated for construction of public improvements
or facilities. The Commission may determine that to meet the redevelopment objectives
of the Redevelopment Plan, other properties listed on said map and not scheduled for
acquisition shouid be acquired or certain property currently listed for acquisition should
not be acquired. No property for a redevelopment project shalt be acquired by eminent
domain later than five (5) years from adoption of the ordinance approving the project.

- Individual structures may be exempted from acquisition if they are located so as
not to interfere with the implementation of the objectives of the Redevelopment Plan or
the projects implemented pursuant to the Redevelopment Plan and their owner(s)
- agree to rehabilitate or redevelop their property, if necessary, in accordance with the
objectives of the Redevelopment Plan.

Clearance and demolition activities will, to the greatest extent possible, be timed
to coincide with redevelopment activities so that tracts of fand do not remain vacant for
extended periods of time and so that the adverse effects of clearance activities may be
minimized.

The Commission may devote property which it has acquired to temporary uses
prior to such time as property is needed for redevelopment. Such uses may include, but
are not limited to, project office facilities, parking or other uses the Commission may
deem appropriate.

Land assembiage shall be conducted for (1) sale, lease or conveyance to private
developers or (2) sale, lease, conveyance or dedication for the construction of public
improvements or facilities. The terms of conveyance shall be incorporated in
‘appropriate disposition agreements which may contain more specific planning and
design controls than those stated in this Plan.

Xll. RELOCATION ASSISTANCE PLAN

In order to achieve the redevelopment objectives of this Redevelopment Plan, it
may be necessary to demolish existing structures within the project boundaries.
Relocation assistance will be available to all eligible displaced occupants of businesses
and residences in conformance with the Commission's Relocation Assistance Plan as
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contained in Exhibit 13 or as may be required by other state or federal laws. Such
relocation will be at the expense of J.C. Nichols Company. (See Section XVI.)

Xli. ENTERPRISE ZONE

In the event mandatory abatement is sought or received pursuant to Section
135.215, R.5.Mo., as amended, such abatement shall not serve to reduce payments in
lieu of taxes that would otherwise have been available pursuant to Section 99.845,
R.S.Mo. without Commission approval. Said designation shall not relieve the assessor
or other responsible official from ascertaining the amount of equalized assessed
valuation of all taxable property annually as required by Section 88.855, R.S.Mo.

XIV. PROVISION OF PUBLIC FACILITIES

Adequate public facilities and utiiities will be assured to service each of the
Redevelopment Project Areas.

XV. REDEVELOPER'S PROPOSAL

The Commission made a public request for proposals to which J.C. Nichols
Company responded. A summary of the J.C. Nichols Company’s Proposal, including
evidence of commitments for financing, is attached hereto as Exhibit 11. Specific
components of J.C. Nichols Company's Proposal have been integrated into and have
become a part of the Plan. The accuracy of the information contained in the proposal
and the reasonableness of the assumptions have been certified to by the J.C. Nichol's
Company.

XVl. REDEVELOPMENT AGREEMENT

Upon approval of this Plan, the Tax Increment Financing Commission and J.C.
Nichols Company will enter into 2 Redevelopment Agreement which will include, among
other things, provisions relative to the following matters:

1. implementation of the Plan;
reporting of Economic Activity Taxes;
the Commission's Affirmative Action Policy,

a design guideline review and approval process,

the Commission's Relocation Plan;

o 0 & 0 D

public participation in excess revenues,

12
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_ determination of interest to be included as Redevelopment Project Costs;

. establishment and operation of an Amenity Advisory Committee and an
approved process for amenity expenditures;

. performance review at five-year intervals.

13






EXHIBIT 1

LEGAL DESCRIPTIONS

A. REDEVELOPMENT AREA




SEVILLE BUILDING

All that part of the Northeast Quarter of the Southeast Quarter of Section 30, Township 49,
Range 33, including part of Lots 1 and 16, PENN PARK, a subdivision, including part of the vacated
alley, lying between said Lots 1 and 16 and including part of vacated Peansyivania Avenue, all in
Kansas City, Jackson County, Missouri, according to the recorded plat thereof, and all being more
particularly described as follows: Commeacing at the intersection of the South right-of-way line of
47th. Street (as established by Ordinance No. 47976, zpproved August 8, 1924) with the West right-
of-way fine of Peansylvania Avemue as established by deed recorded under Document No. A-440481,
in Book B-2979 at Page 410 and accepted by Kansas City by Ordinance recorded under Document
No. A-449482 in Book B-2979 at Page 411; run thence South along the West right-of-way of said
Pennsylvania Avenue, 150 feet; run thence West at right angies to said West right-of-way line, 14
feet, more or less to the existing West right-of-way line of said Peansylvania Avenue, as widened by
deed recorded under Document No. A-644303 in Book B-3413, 4t Page 361 and accepted by Kansas
City by Ordinance recorded under Document No. A-638263, in Book B-3406 at Page 386, being the
True Point of Beginning of the tract herein described; thence continuing West and along the South
fine of a tract herein described; theace continuing West and along the South line of a tract of land
conveyed to Skelly Ot Company by Document No. A-708238 recorded in Book B3549 at Page 313,
a distance of 248.36 feet, more or less to the East right-of-way line of Jefferson Street, as now
established; thence South along said East right-of-way line, 146.39 feet to the North right-of-way kne
of Nichols Road (formerly Alameda-Road) as widened by deed recorded under Document No. A-
644303 in Book B-3413 at Page 361 and accepted by Kansas City by Ordinance recorded as.
Document No. A-638263 in Book B-3406 at Page 386: thence East along said North right-of-way
line, 247.80 feet to the existing West right-of~way line of said Pennsylvania Avenue; thence North
along said existing West right-of-way line, 146.02 feet to the Point of Beginning.

Also described as follows: ' _

Begjmning at the point of intersection of the West right-of-way line of Pennsylvania Avenue
with the North right-of-way line of Nichols Road, as said avenue and road are now both established;
thence West along said North right-of-way line, 2 distance of 247.73 feet, more or less to 2 point of
intersection with the East right-of-way line of Jefferson Street, as now established; thence North
along said East right-of-way line, 2 distance of 145.60 feet, more or less; thence East 248 36 feet,
more or less to a point on the West right-of-way line of said Pennsylvania Aveaue 145.29 feet, more

or less North of the Point of Beginning; thence South slong said West t right-of-way line 145.29 feet

to the Point of Beginning.

CATSGULEGALSMMAINEFFENIC.WED



SEVILLE PARKING GARAMGE

Part of the Northeast 1/4 of the Southeast 1/4 of Section 30, Township 49, Range 33,

‘inchuding part of Lots 13, 14, 15, 16 and 20 and all of Lots 21 thru 28, both inclusive, PENN PARK,

a subdivision of land, and including part of vacated Jefferson Street, all in Kansas City, Jackson
County, Missouri, according to the recorded plat thereof, and all being more particularly described
as follows: Beginning at 2 point in thelWest line of said Lot 20, being a point in the East line of an
alley in said PENN PARK and 120 feet South of the South line of 47th. Street; as now established;

- thence Easterly and parallel with the South line of said 47th. Street; 221.64 feet to a point in the West

fine of Jefferson Street, as now established; thence South along the West line of said Jefferson Street,
336.69 feet to 2 point in the Easterly prolongation of the North line of Lot 2, of said PENN PARK;
thence West along the North line of said Lot 29 and its Eastedly prolongation a distance of 167.53
feet to the Northwest cornér of said Lot 29, said point being in the East line of the aforesaid alley,
thence North along the East line of said alley 320.17 feet to the Point of Beginning, together with the
East 172 of the vacated alley West of and adjacent to Lots 21 thru 28, both inclusive, PENN PARK.
Also, all of Lot 35 thru 44, both inclusive, and Lot 45; except that part of said Lot 45 now in 47th.
Street, PENN PARK, a subdivision in Kansas City, Yackson County, Missouri, according to the
recorded plat thereof, together with the West 1/2 of the vacated alley lying East of and adjacent to
Lots 35 thm 42, both inclusive, PENIN PARK. :

Also including the overhead pedestrian bridge located between the Seville Building and the
parking garage lying West of the West line of the above described parcel of land.

Less and except the following businesses:
Federal Express Corporation - 4710 Jefferson Street
Boatmen’s First National Bank - 4720 Jefferson Street
Tules Seafood Restaurant - 4740 Jefferson Street

Also described as follows:

Beginning at the Southwest camer of Lot 35, BENN PARK, a subdivision, according to the
recorded plat thereof, being also z point on the East right-of-way fine of Summit Street, as now
established: thence North along the West line of Lots 35 through 45 of said PENN PARK and along

- said East right-of-way line of said Summit Street, a distance of 433.69 feet, more or less to a point

on the South right-of-way line of 47th, Street, as now established: thence Northeasterly along said
South right-of-way line, a distance of 135.16 fest to the Northeast comer of said Lot 45; thence
South slong the East line of said Lots-45, 44 and 43, 119.99 feet, more or less to a point; thence East,
15 feet to & point on the West line of Lot 21 of said PENN PARK, being also the East line of an alley,
thence North along said East line and the West line of Lots 21 and 20 of said PENN PARK, 0.71 feet;
thence Northeasterly, 221.52 feet, more or less to a point on the West right-of-way line of Jefferson
Street, as now established, said point being 120 feet Southerly of the point of intersection of the
South right-of-way line of said 47th. Street with the West right-of-way line of said Jefferson Street,
thence Southerly and Scuthwesterly along said West right-of-way line, 335.67 feet, more or less to



the Northeast corner of VANITY FAIR, a condominium subdivision in said City, County and State,
according to the recorded plat thereof; thence West along the North line of said VANITY FAIR and
along the North line of Lot 29 and its Westerly prolongation and along the North line of Lot 34 of
said PENN PARK,, a distance of 317.59 feet, more or less to the Point of Beginning.
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Date: March 6, 1997

City: Kansas City

County: Jackson

Section: (30-49-33) 13

General Area: SE Corner of Pennsylvania Avenue & 47th St.

Specific Purpose: SAKS & SAKS Parking - Country Club Plaza TIF Plan

All that part of the Southeast 1/4 of Section 30, Township 49, Range 33, in Kaosas City,
Jackson County, Missouri, which lics West of Broadway Street, East of Pennsylvania Avenue, South
of 47th Street, and North of Nichols Road. Except that part thereof described as follows:

. DBeginning at the intersection of the West line of Broadway with the South line of 47th Street,
as said streets are now established; thence South along said West line, 296.36 feet (296 feet, deed)

1o its intersection with the Narth line of Nichols Road, as now established; thence West along said

North line, 462.21 feet (462 feet, deed) to its intersection with the West line of the East 6 feet of
Pennsylvania Avenue, vacated by Ordinance No. 21101, passed January 14, 1957; thence North along
said West Iine, 140.27 feet; thence East, deflecting 89 degrees 53 mimntes 16 seconds to the right
from the last described course, a distance of 207,88 feet; thence North, deflecting 89 degrees 54
minutes 30 seconds to the left from the last described course, 9.25 feet; thence East at right anples

-from the last described course, 90,16 fect; thence North at right angles from the last described course,

90.16 feet; thence North at right angles from the last described course, 1.90 feet; thence Bast at right
angles from the last described course, 78.26 feet to a point on a line drawn 85,97 feet West of and
parallel with said West line of Broadway; thence North along said parallel line, 144,55 feet to a point
on the South line of said 47th Street; thence East along said South line, 85.97 feet to the Point of
Beginning of said exception.

Alsgo described as follows:

Beginning at the point of intersection of the West right-of-way line of Broadway with the
South rght-of-way line of 47th. Street, as both streets are now established; thence South along said
West right-of-way line, 296.36 feet to a point of intersection with the North right-of-way line of
Nichols Road; as now established; thence West along said Nocth right-of~way lme, 462.21 feet to a
point of intersection with the East right-of-way line of Pennsylvania Avenue, as now established;
thence North along said East right-of-way line, 302.07 feet to a point of intersection with the South

_ ngin-ofmylmcofsazd 47th. Street; thence East along said South right-of-way line, 376.34 feet to

a jog therein; thence South along said jog, 6 feet; thence East along said South right-of-way line,
85.97 feet to the Point of Beginning.

- Also, inchuding are rights for an overhead pedestrian bridge over Pennsyivania Avenue between the

existing Seville and SAKS buildings.

Less and except the following businesses:
Brooks Brothers 424 Nichols Road
Polo/Ralph Lauren (KC Polo Partners, Inc,) 408410 Nlchols Road
Country Chib Bank 4]4 Nichols Road
Panache Chocolatier, Inc. 418 Nichols Road
Helzberg Diamonds 400 Nichols Road
Ann Taylor, Inc. 4728 Broadway
Enzo Angialini (Nine West Group, Inc.) 4720 Broadway
Elisabeth (LCI Holdings, Inc.) 4712 Broadway
The Nature Company 4710 Broadway
Overland Qutfitters, Inc. 4704 Broadway
Bruce Smith Drugs, Inc. 4700-4702 Broadway



47TH & PENN

The West 10 feet of Lot 92, except the North 10 feet thereof and the West 10 feet of Lot 93,
LA SOLANA, a subdivision in Kansas City, J ackson County, Missoud, according tot he recorded
plat thereof. ~

Lot 93, except the West 10 feet thereof, measured at right angles to the West line of said Lot,
and the West 39 feet of Lot 94, LABOLANA, a subdivision in Kansas City, Jackson County,
Missouri, according to the recorded plat thereof. _

The East 11 feet of Lot 94, all of Lot 95, and the West 12, feet of Lot 96, LA SOLANA, a

~ subdivision in Kansas City, Jackson County, Missouri, according to the recorded plat thereof.

The East 38 feet of Lot 96, and the West 35 feet of Lot 97, LA SOLANA, a subdiviston in
Kansas City, Jackson County, Missouri, according to the recorded plat thereof.

Lot 99, except the East 5 feet thereof, all of Lot 98, and the East 15 feet of Lot 97, LA
SOLANA, 2 subdivision in Kansas City, Jackson County, Missouri, according to the recorded plat
thereof

The East 5 feet of Lot 99, and &ll of Lot 100, LA SOLANA, a subdivision in Kansas City,
Jackson County, Missouri, according to the recorded plat thereof ' ]

" Yots 102 and 103, LA SOLANA, a subdivision in Kansas City, Jackson County, Missouri,.
according to the recorded plat thereof.

Tots 104 and 105, LA SOLANA, a subdivision in Kansas City, Jackson County, Missouri,
according to the recorded piat thereof

Lot 106 and the East 1.5 feet of Lot 107, LA SOLANA, a subdivison in Kansas City, Jackson
County, Missouri, according to the recorded plat thereof. -

Lot 107, except the West 10 feet and the East 1-1/2 faet thereof, and the North 5 feet of the
East 59.28 feet of the West 69.28 feet of Lot 108, LA SOLANA, 2 subdivision in Kansas City,
Jackson County, Missouri, according to the recorded plat thereof.

Lot 108, except the West 10 feet thereof, measured at right angles to the West line thereof,
and except the North 5 feet of the East 59.28 feet, of the West 69.28 feet, of said Lot, LA SOLANA,
a subdivision in Kansas City, Jackson County, Missouri, according to the recorded plat thereof.

Lot 109, except the West 10 feet in Pennsylvania Avenue; and Lots 110, 111, 112 and 113,
LA SOLANA, a subdivision in Kansas City, Jackson County, Missouri, according to the recorded
plat thereof. _

The South 66-273 feet of the North 250 feet of Lot 24, except the East 30 feet in Broadway,

HOME PLACE, 2 subdivision in Kansas City, Jackson County, Missourt, according to the recorded..
plat thereof.

Also described as foltows:

Beginring at the Southeast comer of Lot 113 of LA SOLANA, a subdivision in Kansas City,
Tackson County, Missouri, according to the recorded plat thereof, being also 2 point on the North
right-of-way fine of 47th Strect, as now established: thence West along the South line of Lots 113



through 109, inclusive and along said North right-of-way line, a distance of 338.75 feet, more or less
to a point of intersection with the East right-of-way line of Pennsylvania Avenue, as now established;
thence North along said East right-of-way line, a distance of 339.89 feet, more or less to a point on
the North right-of-way fine of 46th Terrace, as now established, being also 2 point on the South line
of Lot 93 of said LA SOLANA,; thence West along said South line and along said North right-of-way
line, 10 feet, more or less to the Southwest corner of said Lot 93; thence North along the West line
of said Lot 93 and along the East right-of-way line of said Peansylvania Avenue, a distance of 121.22
feet, more or less to a point on the South fine of said Lot 92; thence East along the South fine of Lots
97 through 85, inclusive, a distance of 409.08 feet, more or less to the Southeast corner of said Lot
85, being also the Northeast corner of Lot 100 of said LA SOLANA, thence South along the East
fine of said Lot 100 and along the West line of Lot 24 of HOME PLACE, a subdivision, according
to the recorded plat thereof, a distance of 63.55 feet, more or less to the Northwest comer of the
South 66-2/3 feet of said Lot 24;.thence East along the North line of said South 66-2/3 feet, 2
distance of 89.21 feet, more or less to a point on the East line of said Lot 24, .being also 2 point on
the West right-of-way line of Broadway, as now established; thence South along said East line and
said West right-of-way [ine, a distance of 66.67 feet, more or less to the Southeast corner of said Lot
24: thence West along the South line of said Lot 24 and along the South line of Lots 100 and 99 and

-along the North right-of-way Iine of said 46th Terrace, a distance of 150 feet, more or less to a point
-of intersection with the Northerly prolongation of the West line of TOWNSEND PLACE

CONDOMINIUM, a condominium subdivision, according to the recorded plat thereof; thence South
along said Northerly prolongation, 50 feet to a point on the South right-of-way line of said 46th
Terrace, being also the Northwest corer of said TOWNSEND PLACE CONDOMINIUM, thence
South along the West line of said TOWNSEND PLACE CONDOMINIUM and along the East line

of Lots 102 and 113 of said I.A SOLANA, a distance of 282.62 feet, more or iess to the Southeast

commer of said Lot 113; thence West along the South line of Lots 113 to the Point of Beginning.

CATSRLEGALSOPANINATAPENH. WD
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Date: March 6, 1997

City: Kansas City

County: Jackson

Section: (29-49-33) 10

General Area: SE Comer of Broadway & 47th St.

Specific Purpose: Revised Central Parking Garage Expansion - Country Chub Piaza TIF Plan

All that part of Lots 38 thru 44 and that part of Lots 57 thru 64, COUNTRY CLUB PLAZA,
a subdivision of land, and parts of vacated streets adjoining, being all that part of the Northwest
Quarter of the Southwest Quarter of Section 29, Township 49, Range 33, Kansas City, Jackson
County, Missouri, bounded by the West right-of-way line of Central Strect, as now estabbshed, on

- the East; by the North right-of-way line of Nichols Road, as now established, on the South; by the

Rast right-of-way line of Wornall Road, as now established, on the West; and by the South right-of-
way line of 47th Street, as now established, on the North,

Less and exept the following businesses:

Classic Cup Sidewalk Cafe 301 W. 47th Street
Sharper Image, Inc. 333 W, 47th Street
KCET Store of Knowledge 4705 Broadway
The Great Train Store 4725 Broadway
- Russell Stovers (vacant) 320 Broadway
Plaza Shoe Shine 306 Nichols Road
Emile’s Deli & Restaurant 302-310 Nichols Road
The Pen Place 4706 Ceatral Street

Also described as follows:

Beginning at the point of intersection of the East right-of-way line of Broadway with the
Northwesterly right-of-way line of Nichols Road, as both roads are now established; thence North
along said East right-of-way line, 267.23 feet; thence Northerly, Northeasterly and Easterly along a
curve to the right and along said East right-of-way line; tangent to the last described course, having
a radius of 30 feet and 2 central angle of 90°00'46", an arc distance of 47.13 feet to 2 point on the
South right-of-way line of 47th. Street, as now established; thence East along said South right-of-way
line, a distance of 185 .43 feet to a point of intersection with the Southwesterly right-of-way line of
Central Street, as now established; thence Southeasterly along said Southwestetly right-of-way line,
a distance of 187.62 feet; thence Southeasterly, Southerly and Southwesterly along a curve to the
right, tangent to the last described course and along said Southwesterly right-of-way line, having a
radius of 44 feetand a central angle of 89°59'36", an arc distance of 69.11 fect to a point on the
Northwesterly right-of-way line of said Nichols Road; theace Southwesterly along said Northwesterly
right-of-way linc of, a distance of 240.74 feet to the Point of Beginning.
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COUNTRY CLUB PLAZA TAX INCREMENT FINANCING PLAN
ildin kin roj

Lot 79, COUNTRY CLUB PLAZA, a subdivision in Kansas City, Jackson County,
Missouri, according to the recorded plat thereof.

- Less and except the following businesses:
Country Club Bank’s Walk-Up Facility- 4770 Wyandotte Street

~ Mail Boxes, Etc. (One Stop Business Cor.) 4741 Central Street
Omni Photo, Inc. 4777 Central Street

KCl1-219216.1



COUNTRY CLUB PLAZA TAX INCREMENT FINANCING PLAN
Park Lane Project
Lots 1 to 8, inclusive, REES TURPIN’S ADDITION, a subdivision in Kansas City,
Jackson County, Missouri according to the recorded plat thereof. .

Also, a tract of land being part of the Southwest Quarter of the Northwest Quarter of
Section 29, Township 49, Range 33, including in that part of the North Half of vacated 46th
Street, lying adjacent thereto in Kansas City, Jackson County, Missouri, being more particularly
described as follows: '

Beginning at the most East, Southeast corner of PARKWAY TOWERS CONDOMINIUM
SUBDIVISION, a condominium subdivision in said City, County and State, according to the

* recorded plat thereof, being also a point on the Westerly right-of-way line of J.C. Nichols

Parkway, as now established; thence Southeasterly along said Westerly right-of-way line, a
distance of 122 feet, more or less to a point on the South line of the North Half of said vacated
46th. Street Way; thence West along said South line, 106.5 feet, more or less; thence North along
a straight line, perpendicular to the last described course, a distance of 10 feet to the South,
Southeast corner of said PARKWAY TOWERS CONDOMINIUM SUBDIVISION; thence
continuing North -along the East line of said PARKWAY TOWERS CONDOMINIUM
SUBDIVISION, a distance of 107 feet; thence East along a jog in the East line of said
PARKWAY TOWERS CONDOMINIUM SUBDIVISION, a distance of 74.69 feet to the Point
of Beginning.

KCi1-219216.1



Date: March 6, 1997

City: Kansas City

County: Jackson

Section: (29-49-33) 11

General Area: NE Corner of 50th St. & Wormall Road

Specific Purpose: Kirkwood Circle

All of Block E, except Lots 1, 2, 3, 4 and §, all of Block F and all of Lots 1 through 12, Block
* G, BISMARK PLACE, a subdivision, according to the recorded plat thereof, together with portions
of 49th. Street, 50th. Street, Womall Road, Central Street, Wyandotte Street as said streets and road
are now established and other lands, all in the West Half of the Southwest Quarter of Section 29,
“Township 49, Range 33, in Kansas City, Jackson County, Missouri, being more particularly described
as follows:
Beginning ot the Southwest comer of Lot 5, Block E of said BISMARK PLACE, being also
a point on the Bast right-of-way line of Womall Roed, as now established; thence North 87°25722"
West, 30.00 feet to a point on the West Iine of Southwest Quarter of said Southwest Quarter; thence
South 2°34'38" West along said West line, a distance of 373.72 feet 1o a point of intersection with
the centerline of said S0th. Street; thence South 87°04'13" East along said centeritne, 661.04 feet to
- ajog in said centerline and & point on the centerdine of said Wyandotte Street produced South; thence
South 2°36'20" West along said centerline and along said jog, 21.43 feet (22.00 feet, plat); thence
South 87°07'13" East glong the centerline of said S0th. Street, 165.92 feet to & point of intersection
with the prolongation South of the East line of Lots 1 through 12 in said Block G; theace North
2°3241" East along said prolongation and along the East fine of said Lot 12, a distance of 30.00 feet
to a point which is 5.00 feet North of the Southeast corner thereof, said point being also on the West
line of Block 2, BOARD OF TRADE CENTER, a subdivision in said City, County and State,
according 1o the recorded plat thereof, being also 2 point which is 0.12 feet North of the Southwest
cormer thereof: thence continuing North 2°32'41* East along said West line and along the East line
of Lots 12 through 1 in said Block G, a distance of 543.02 feet, to a point which is 22.00 feet South
of the Noxth line of said Southwest Quarter, Quarter Section, being also the Northwest comer of said
Block 2, BOARD OF TRADE; thence contimying North 2°32'41" East, 40.50 feet to a point on the
- centeriine of 49th. Street, as now established; thence the following courses and distances along said
centerline; thence North 87°17'55" West, 133.65 feet; thence Northwesterly along a curve to the
right, tangent 1o the last described course, having a radius of 642.90 feet and a central angle of
— . 8°09'13"; an arc distance of 92.49 feet; thence North 79°08'42“ West, 182.99 feet; thence Westerly
and Southwesterly along a curve to the left, tangent to the last described course, having a radius of
159.92 feet and a central angle of 22°14'49", an arc distance of 62.09 feet; thence South 78°36'29"
‘West, tangent to the last described curve, 146.97 feet; thence Southwesterly slong & curve to the
right, tangent to the last described course, having a radius of 400 feet and a central angle of 7° 7740,
an arc distance of 50.93feet to a point of intersection with the Northerly prolongation of the East line
o of Lots 1-5, inclusive of said Block E; thence South 2°32'21" West along said prolongation, 27.85
feet to the Northeast corner of said Lot 1; thence continving South 2°32°21" West along the East line
of said Lots 1 through 5, Block E, a distance of 249.34 feet (250.00 feet, plat) to the Southeast
comner of said Lot 5; thence North 87°17'06" West along the South line of said Lot 5, 135.52 feet
to the point of beginning. Less and except Lots 11, 12, 23 and 24, Block E, BISMARK PLACE and
except that part of said Blocks that are now taken for right-of-way.
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COUNTRY CLUB PLAZA TAX INCREMENT FINANCING PLAN

(900 Main (Phase II), Proj

All that part of BLOCK 2, BOARD OF TRADE CENTER, a subdivision in Kansas City,
Jackson County, Missouri, according to the recorded plat thereof, more particularly described as
follows: Beginning at the Northwest corner of said BLOCK. 2; theace South 2°32'41" West along
the West line of said BLOCK 2, being also the East line of BLOCK G, BISMARK PLACE, a
subdivision in said City, County and State, according to the recorded plat thereof, a distance of
313.82 feet to the Point of Beginning of a tract of land to be herein described; thence South
87°17'55" East, 195.08 feet, more or less to a point on the East line of said BLOCK 2; thence
South 2°32'41" West, along the East line of said BLOCK 2 a distance of 18.84 feet; thence North
87°27'19" West along a jog in thie East line of said BLOCK 2, & distance of 24.00 feet; thence
South 2°31'41" West along the East line of said BLOCK 2, a distance of 238.88 feet; thence
- South 87°27°19" East along a jog in the East line of said BLOCK 2, a distance of 12.50 feet:

thence South 2°32'41" West along the East line of said BLOCK 2, a distance of 49.82 feet, to a
point on the South line of said BLOCK 2, being also the North right-of-way line of 50th Street,
-as now established; thence North 87°07'13" West along the South line of said BLOCK 2 and said
North right-of-way line, a distance of 183.59 fest, more or less to the Southwest corner of said
BLOCK 2, being also a point on the East line of said BLOCK G; thence North 2°32'41" East
along the West line of said BLOCK 2 and along the East line of said BLOCK G, a distance of
307.00 feet to the Point of Beginning. ‘ ‘

Also, all of Biock 3, BOARD OF TRADE CENTER, a subdivision in Kansas City,
Jackson County, Missouri, according to the recorded plat thereof.

- KC1-219216.1
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EXHIBIT 1

LEGAL DESCRIPTIONS

B. REDEVELOPMENT PROJECT AREAS




SEVILLE BUILDING

AIl that part of the Northeast Quarter of the Southeast Quarter of Section 30, Township 45,

Range 33, including part of Lots 1 aad 18, PENN PARK, a subdivision, including part of the vacated
alley, lying between said Lots 1 and 16 and including part of vacated Pennsylvania Avenue, all in
Kansas City, Jackson County, Missouri, according to the recorded plat thereof, and all being more
i y described as follows: Commencing ‘at the intersection of the South right-of-way line of
47th. Street (as established by Ordinance No. 47976, approved August 8, 1924) with the West right-

of-way fine of Pennsylvania Aveaue as established by deed recorded under Document No. A-440481,

in Book B-2979 at Page 410 and accepted by Kansas City by Ordinance recorded under Document

No. A-449482 in Book B-2979 at Page 411; run thence South along the West right-of-way of said
Pennsylvania Aveaue, 150 feet; run thence West at right angles to said West right-of-way line, 14
feet, more or less to the existing West right-of-way line of said Pennsylvania Avenue, as widened by

deed recarded under Document No. A-644303 in Book B-3413, at Page 361 and accepted by Kansas

City by Ordinance recorded under Document No. A-638263, in Book B-3406 at Page 386, being the
True Point of Beginning of the tract herein described; thence continuing West and along the South
line of a tract herein described; theace continuing West and along the South line of a tract of land
conveyed to Skelly Oil Company by Document No. A-708233 recorded in Book B3549 at Page 313,
a distance of 248.36 feet, more or less to the East right-of-way line of Jefferson Street, as oow
established; thence South along said East right-of-way line, 146.39 feet to the North right-of-way line

of Nichots Road (formerly Alameda Road) as widened by deed recorded under Document No. A-

644303 in Book B-3413 at Page 361 and accepted by Kansas City by Ordinance recorded as.
Document No. A-638263 in Book B-3406 at Page 386; thence East along said North right-of-way
line, 247.80 feet to the existing West right-of-way line of said Peansylvaniz Aveaue; thence North
along said existing West right-of-way line, 146.02 feet to the Point of Beginning.

Also described as follows: :
Beginning at the point of intersection of the West right-of-way line of Pennsyivania Avenue

with the North right-of-way line of Nichals Road, as said avenue and road are now both established;

thence West along said North right-of-way fine, a distance of 247.73 fest, more or less to a point of
intersection with the East right-of-way {ine of Jefferson Street, as now established; thence North
along said East right-of-way line, a distance of 145.60 fest, more or less; thence East 248.36 feet,
more or less to a point oa the West right-of-way line of said Peansylvania Avenue 145.29 feet, more

or less North of the Point of Beginning; thence South along said West t fight-of-way line 145.29 feet

to the Point of Beginning.
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SEVILLE PARKING GARAGE

Part of the Northeast 1/4 of the Southeast 1/4 of Section 30, Township 49, Range 33,

- including part of Lots 13, 14, 15, 16 and 20 and all of Lots 21 thru 28, both inclusive, PENN PARK,

a subdivision of land, and including part of vacated Jefferson Street, all in Kansas City, Jackson
County, Missouri, according to the recorded plat thereof, and all being more particularly described
as follows: Beginning at a point in the/West line of said Lot 20, being a point in the East line ofan
alley in said PENN PARK and 120 feet South of the South line of 47th. Street; as now established;
thence Easterdy and parallel with the South line of said 47th. Strest; 221.64 feet to a point in the West
fine of Jefferson Street, as now established; thence South along the West line of said Jefferson Street,
336.69 feet to a point in the Easterly prolongation of the North fine of Lot 2, of said PENN PARK;
thence West along the North linc of said Lat 29 and its Eastedy prolongation a distance of 167.53
foot to the Northwest carnér of said Lot 29, said point being in the East fine of the aforesaid alley,
thence North along the East line of said alley 320.17 feet to the Point of Beginning, togsther with the
East 172 of the vacated alley West of and adjacent to Lots 21 thru 28, both inclusive, PENN PARK.
Also, all of Lot 35 thru 44, both inclusive, and Lat 45; except that part of said Lot 45 now in 47th.
Street, PENN PARK, a subdivision in Kansas City, Jackson County, Missouri, according to the
recorded plat thereof, together with the West 1/2 of the vacated alley lying East of and adjaceat to
Lots 35 thru 42, both inclusive, PENN PARK. )

Also including the overbead pedestrian bridge located betweea the Seville Building and the
parking garage lying West of the West line of the above described parcel of land.

Less and except the following businesses:
Federal Express Corporation - 4710 Jefferson Street
Boatmen’s First National Bank - 4720 Jefferson Street
Jules Seafood Restaurant - 4740 Jefferson Street

Also described as follows:

Beginning at the Southwest comer of Lot 35,-RENN PARK, 2 subdivision, according to the
recorded plat thereof, being also a point on the East right-of-way line of Summit Street, as now
established: thence North along the West fine of Lots 35 through 45 of said PENN PARK and along

- gaid Bast right-of-way line of said Summit Street, a distance of 433.69 feet, more or less to a point

on the South right-of-way line of 47th. Street, as now established, theace Northeasterly atong said
South right-of-way line, 2 distance of 135.16 feet to the Northeast comer of said Lot 45; thence
South along the East fine of said Lots45, 44 and 43, 119.99 fect, more or less to a point; thence East,
15 feet to & point on the West line of Lot 21 of said PENN PARK, being also the East fine of an alley;
thence Notth along said East line and the West Ene of Lots 21 and 20 of s3sid PENN PARK, 0.71 feet;
thence Northeastedy, 221.52 feet, more or less to 2 point on the West right-of-way line of Jefferson
Street, as now established, said point being 120 feet Southerly of the point of intersection of the
South right-of-way fine of said 47th. Street with the West right-of-way line of said Jefferson Street;
thence Southerly and Southwesterly along said West right-of-way line, 335.67 feet, more or less to
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the Northeast comer of VANITY FAIR, a condominium subdivision in said City, County and State,
according to the recorded plat thereof, thence West along the North line of said VANITY FAIR and
along the North line of Lot 29 and its Westerly prolongation and along the North line of Lot 34 of
said PENN PARKX, a distance of 317.59 feet, more or less to the Point of Beginning,

-y
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Date: March, 6, 1997

City: Kansas City

County: Jackson

Section: (30-49-33) 13

General Area: SE Comer of Pennsylvania Avenue & 47th St.

Specific Purpose: SAKS & SAKS Parking - Country Club Plaza TIF Plan

All that part of the Southeast 1/4 of Section 30, Township 49, Range 33, in Kansas City,
Jackson County, M i, which lics West of Broadway Street, East of Pennsylvania Avenue, South
of 47th Street, and'North of Nichols Road. Except that part thereof described as follows:

Beginning at the intersection of the West line of Broedway with the South line of 47th Street,
as said sireets are now established; thence South along said West line, 296.36 foet (296 feet, deed)
to its intersection with the North line of Nichols Road, as now established; thence West along said

North line, 462.2] feet (462 feet, deed) to its intersection with the West line of the East 6 feet of

Pennsylvania Avenue, vacated by Ordinance No. 21101, passed January 14, 1957; thence North along
said West line, 140.27 feet; thence East, deflecting 89 degrees 53 minutes 16 seconds to the right
from the last described course, a distance of 207.88 feet; thence North, deflecting 89 degrees 54
minutes 30 seconds to the jeft from the fast described course, 9.25 feet; thence East at right angles

- from the last described course, 90,16 feet; thence North at right angles from the last described course,

90.16 feet; thence North at right angles fiom the last described course, 1.90 feet; thence Bast at right
angles from the last described course, 78.26 feet to & point on 2 line drawn 85.97 feet West of and
parallel with said West fine of Broadway; thence North along said paralle! line, 144,55 feet to & point
on the South line of szid 47th Street; thence East along said South line, 85.97 feet to the Point of
Beginning of said exception.

Also described as follows:

Beginting at the point of intersection of the West right-of-way line of Broadway with the

South right-of-way linc of 47th. Street, 2s both streets are now established; thence South along said
‘West right-of-way line, 296.36 feet 1o & point of intersection with the North right-of-way line of

Nichols Road, as now esteblished; thence West along said North right~of-way line, 462.21 feet to 2

‘point of intersection with the East right-of-way line of Pennsylvania Avenue, as now established:

thence North along said East right-of-way line, 302.07 feet to a point of intersection with the South
right-of-way line of said 47th. Street; thence East along said South right-of-way line, 376.34 feet to
a jog therein; thence South along said jog, 6 feet; thence East along said South right-of-way line,
85.97 feet to the Point of Beginping.
Also, including are rights for an overhead pedestrian bridge over Pennsyivania Avenue between the
existing Seville and SAKS buildings.

Less and except the following businesses:
Brooks Brothers 424 Nichols Road
Polo/Ralph Lauren (KC Polo Partners, Inc,) 408410 Nichols Road
Country Club Bank 414 Nichols Road
Panache Chocolatier, Inc. 418 Nichols Road
Helzberg Diamonds 400 Nichols Road
Ann Taylor, Inc. 4728 Broadway - .
Enzo Angiolini (Nine West Group, Inc.j 4720 Broadway
Elisabeth (L.CI Holdings, Inc.) 4712'Broadway
The Nature Company 4710 Broadway

Overland Qutfitters, Inc, 4704 Broadway
Bruce Smith Drugs, Inc. 4700-4702 Broadway
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47TH & PENN

The West 10 feet of Lot 92, except the North 10 feet thereof and the West 10 feet of Lot 93,
LA SOLANA. a subdivision in Kansas City, Jackson County, Missouri, according tot | he recorded
plat thereof.

Lot 93, except the West 10 feet thereof, measured at right angles to the West line of said Lot,
and the West 39 feet of Lot 94, LA BOLANA, a subdivision in Kansas City, Jackson County,
Missouri, according to the recorded plat thereof.

The East 11 feet of Lot 94, all of Lot 95, and the West 12, feet of Lot 96, LA SOLANA, a
subdivision in Kansas City, Jackson County, Missouri, according to the recorded plat thereof

The East 38 feet of Lot 96, and the West 35 feet of Lot 97, LA SOLANA, a subdivision in
Kansas City, Jackson: County, Missouri, according to the recorded plat thereof.

Lot 99, except the East 5 feet thereof, all of Lot 98, and the East 15 fest of Lot 67, LA
SOLANA, 2 subdivision in Kansas City, Jackson Couaty, Missouri, according to the recorded plat
thereof.

The East S feat of Lot 99, and all of Lot 100, LA SOLANA, a subdivision in Kansas City,
Jackson County, Missouri, according to the recorded plat thereof. : )

" 1.ots 102 and 103, LA SOLANA, a subdivision in Kansas City, Jackson County, Missour,.
according to the recorded plat thereof. :

Lots 104 and 105, LA SOLANA, 8 subdivision in Kansas City, Jackson County, Missouri,
according to the recorded plat thereof.

Lot 106 and the East 1.5 feet of Lot 107, LA SOLANA, a subdivison in Kansas City, Jackson
County, Missouri, according to the recorded plat thereof. -

Lot 107, except the West 10 feet and the East 1-1/2 feet thereof, and the North 5 feet of the
East 59.28 feet of the West 69.28 feet of Lot 108, LA SOLANA, 2 subdivision in Kansas City,
Jackson County, Missouri, according to the recorded plat thereof. -

Lot 108, except the West 10 feet thereof, measured at right angles to the West line thereof,
and except the North S feet Of the East 59.28 feet, of the West 69.28 feet, of said Lot, LA SOLANA,
a subdivision in Kansas City, Jackson County, Missouri, according to the recorded plat thereof,

Lot 109, except the West 10 feet in Pennsylvania Avenue; and Lots 110, 111, 112 and 113,
LA SOLANA, a subdivision in Kansas City, Jackson County, ‘Missouri, according to the recorded
plat thereof. ' ,

The South 66-2/3 feet of the North 250 feet of Lot 24, except the East 30 feet in Broadway,

HOME PLACE, a subdivision in Kansas City, Jackson County, Missouri, according to the recorded_
plat thereof

Also described as follows: .

Beginning at the Southeast comer of Lot 113 of LA SOLANA, 2 subdivision in Kansas City,
Jackson County, Missouri, according to the recorded plat thereof, being also a point on the North -
right-of-way line of 47th Street, as now established; thence West along the South line of Lots 113



through 109, inclusive and along said North right-of-way line, 2 distance of 338.75 feet, more or less
to a point of intersection with the East right-of-way line of Pennsylvania Avenue, as now established,
thence North along said East right-of-way line, a distance of 339.89 feet, more or less to a point on
the North right-of-way line of 46th Terrace, as now established, being also a point on the South line
of Lot 93 of said LA SOLANA; thence West along said South line and along said North nght-of-way
fine, 10 feet, more or less to the Southwest corner of said Lot 93; thence North along the West line
of said Lot 93 and along the East right-of-way fine of said Pennsylvania Avenue, 2 distance of 121.22
feet, more or less to a point on the South line of said Lot 92; thence East along the South line of Lots
92 through 85, inclusive, a distance of 409.08 feet, more or less to the Southeast corner of said Lot

85, being also the Northeast comer of Lot 100 of said LA SOLANA; thence South along the East

fine of said Lot 100 and along the West line of Lot 24 of HOME PLACE, a subdivision, according
to the recorded plat thereof, a distance of 63.55 fest, more or less to the Northwest corner of the
South 66-2/3 feet of said Lot 24;.thence East along.the North line of said South 66-2/3 feet, a
distance of 89.21 feet, more or less to a point on-the East fine of said Lot 24,.being also 2 point on
the West right-of-way line of Broadway, as now establishied; thence South along said East line and
said West right-of-way line, a distance of 66.67 feet, more or less to the Southeast comer of said Lot
24; thence West along the South line of said Lot 24 and along the South line of Lots 100 2nd 99 and

-along the North right-of-way line of s2id 46th Terrace, 2 distance of 150 feet, more or less to a point

of intersection with the Northerly prolongation of the West line of TOWNSEND PLACE
CONDOMINIUM, a condominium subdivision, according to the recorded plat thereof;, thence South
along said Northerly prolongation, 50 feet to 2 point on the South right-of-way line of said 46th
Terrace, being also the Northwest corner of said TOWNSEND PLACE CONDOMINIUM; thence
South along the West line of said TOWNSEND PLACE CONDOMINIUM and along the East line
of Lots 102 and 113 of said LA SOLANA, a distance of 282.62 feet, more or less to the Southeast

- comer of said Lot 113; thence West along the South line of Lots 113 to the Point of Beginning.
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Date: March 6, 1997

City: Kansas City

County: Jackson

Section: (29-49-33) 10

General Area: SE Corner of Broadway & 47th St.

Specific Purpose: Revised Central Parking Garage Expansion - Country Ciub Plaza TIF Plan

Al that part of Lots 38 thru 44 and that part of Lots 57 thru 64, COUNTRY CLUB PLAZA,
a subdivision of land, and parts of vacated streets adjoining, being all that part of the Northwest
* Quarter of the Southwest Quarter of Section 29, Township 49, Range 33, Kansas City, Jackson
County, Missouri, bounded by the West right-of-way line of Central Street, as now established, on
the Bast; by the North right-of-way line of Nichols Road, as now established, on the South; by the
Bast right-of-way line of Wornall Road, as now established, on the West; and by the South right-of-
way line of 47th Street, as now established, on the North. B

Less and exept the following businesses:

Classic Cup Sidewalk Cafe 301 W. 47th Street
Sharper Image, Inc. 333 W. 47th Street

KCET Store of Knowledge 4705 Broadway

The Great Train Store 4725 Broadway

Russell Stovers (vacant) 320 Broadway

Plaza Shoe Shine 306 Nichols Road

Emile’s Deli & Restanrant 302-310 Nichols Road
The Pen Place 4706 Central Streat

Also described as follows:

Beginning at the point of intersection of the East right-of-way line of Broadway with the
Northwesterly right-of-way line of Nichols Road, as both roads are now established; thence North
elong said East right-of-way line, 267.23 feet; thence Northerly, Northeasterly and Easterly along 2
* curve to the right and along said East right-of-way line, tangent to the last described course, having
~ a radius of 30 feet and a central angle of 90°00'46", an arc distance of 47.13 feet to a pomt on the

South right-of-way line of 47th. Street, as now established; thence Fast slong said South right-of-way
fine, a distance of 185.43 feet to a point of intersection with the Southwesterly right-of-way line of
Central Street, as now established; thence Southeasterly along said Southwesterly right-of-way line,
a distance of 187.62 feet; thence Southeasterly, Southerly and Southwesterly along a curve to the
right, tangent to the last described course and along said Southwesterly right-of-way line, having a
radius of 44 feet and a central angle of 89°59'36", an arc distance of 69.11 feet to a point on the
Northwesterly right-of-way line of szid Nichols Road; thence Soutiwesterly along said Northwesterly
right-of-way [ine of, & distance of 240.74 feet to the Point of Beginning.

CATSGUEGALSZPRIIERDWY LA 7. WED



COUNTRY CLUB PLAZA TAX INCREMENT FINANCING PLAN
Halls Block (Building & Parking) Project

Lot 79, COUNTRY CLUB PLAZA, a subdivision in Kansas City, Jackson County,
Missouri, according to the recorded plat thereof.

Less and except the following businesses:
Country Club Bank’s Walk-Up Facitity- 4770 Wyandofte Street

Mail Boxes, Etc. (One Stop Business Cor.) 4741 Central Street
Omni Photo, Inc. 4777 Centra! Street

KC1-219216.1



COUNTRY CLUB PLAZA TAX INCREMENT FINANCING PLAN
ri ne Proj

Lots 1 to 8, inclusive, REES TURPIN'S ADDITION, a subdivision in Kansas City,
Jackson County, Missouri according to the recorded plat thereof. .

“Also, a tract of land being part of the Southwest Quarter of the Northwest Quarter of
Section 29, Township 49, Range 33, including in that part of the North Half of vacated 46th
Street, lying adjacent thereto in Kansas City, Jackson County, Missouri, being more particuiarly
described as follows: '

Beginning at the most East, Southeast corner of PARKWAY_ TOWERS CONDOMINIUM
SUBDIVISION, a condominium subdivision in said City, County and State, according to the
recorded plat thereof, being also a point on the Westerly right-of-way line of J.C. Nichols

Parkway, as now established; thence Southeasterly along said: Westerly right-of-way line, a
distance of 122 feet, more or less to a point on the South line of the North Half of said vacated
-46th. Street Way; thence West along said South line, 106.5 feet, more or less; thence North along

a straight line, perpendicular to the last -described course, a distance of 10 feet to the Scuth,
Southeast corner of said PARKWAY TOWERS CONDOMINIUM SUBDIVISION; thence
contiming North -along the East line of said PARKWAY TOWERS CONDOMINIUM
SUBDIVISION, a distance of 107 feet; thence East along a jog in the East line of said
PARKWAY TOWERS CONDOMINIUM SUBDIVISION, a distance of 74.69 feet to the Point
of Beginning,
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Date: March 6, 1997

City: Kansas City

County" Jackson

Section: (29-49-33) 11

General Area: NE Corner of 50th St. & Wornall Road

Specific Purpose: Kirkwood Circle

All of Block E, except Lots 1, 2, 3, 4 and 5, all of Block F and all of Lots 1 through 12, Block
G, BISMARK PLACE, a subdivision, according to the recorded plat thereof, together with portions
of 49th. Street, 50th. Strest, Womall Road, Central Street, Wyandotte Street as saxd streets and road

‘are now established and other lands, all in the West Half of the Southwest Quarter of Section 29,

Township 49, Range 33, in Kansas City, Jackson County, Missouri, being more particularly described
as follows:

Beginning at the Southwest corner of Lot 5, Block E of said BISMARK PLACE, being also
2 point on the East right-of-way line of Wornall Road, as now established; thence North 87°2522"
West, 30.00 feet to & point on the West line of Southwest Quarter of said Southwest Quarter; thence
South 2°34'38" West along said West line, a distance of 373.72 feet to 2 point of intersection with
the centerline of said 50th. Street; thence South 87°04'13" East along szid centerline, 661.04 feet to
2 jog in s2id centerline and & point on the centedine of said Wyandotte Street produced South; thénce
South 2°36'20" West along said centerline and along said jog, 21.43 feet (22.00 feet, plat); thence
South §7°07'13" East along the centetline of said S0th. Street, 165.92 feet to e point of intersection
with the prolongation South of the East line of Lots 1 through 12 in said Block G; thence North
2°32'41* East along said prolongation and along the East line of said Lot 12, 2 distance of 30.00 feet
to a point which is 5.00 feet North of the Southeast comer thereof, said pomnt being also on the West
tine of Block 2, BOARD OF TRADE CENTER, a subdivision m said City, County and State,

- according 1o the recorded-plat thereof, being also a point which is 0.12 feet North of the Southwest

comer thereof: thence continning North 2°32'41* East along said West hine and along the East line
of Lots 12 through 1 in said Block G, a distance of 543.02 feet, to a point which is 22.00 feet South

- of the North line of said Southwest Quarter, Quarter Section, being also the Northwest corner of said

Block 2, BOARD OF TRADE; thence contimuing North 2°32'41" East, 40,50 feet to a point on the
centerline of 49th. Street, s now established; thence the following courses and distances along said
centerline; thence North 87°17'55" West, 133.65 feet; thence Northwesterly along & curve to the
right, tangent to the last described course, having a tadius of 649.90 feet and 2 ceatral angle of
8°09'13", an arc distance of 92.49 feet; thence North 79°08'42" West, 182.99 feet; thence Westerly

‘and Southwesterly along a curve to the left, tangent to the last described course, having a radius of

159.92 feet and a central angle of 22°14'49", an arc distance of 62.09 feet; thence South 78°36'29"

- West, tangent to the last described curve, 146.97 feet; thence Southwesterly along & curve to the

right, tangent to the last described course, having a radius of 400 feet and a central angle of 7°77'40",
an arc distance of 50.93 feet to a point of intersection with the Northerly prolongation of the East line
of Lots 1-5, inclusive of said Block B; thence South 2°3221" West along said prolongation, 27.85
feet 1o the Northeast corner of said Lot 1; thence contimiing South 2°32°21" West along the East line
of said Lots 1 through 5, Block E, a distance of 24934 feet (250.00 feet, plaf) to the Southeast
corner of said Lot 5; thence North 87°17'96" West along the South line of said Lot 5, 135.52 feet
to the point of beginning. Less and except Lots 11, 12, 23 and 24, Block E, BISMARK PLACE and
except that part of said Blocks that are now taken for right-of-way.
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COUNTRY CLUB PLAZA TAX INCREMENT FINANCING PLAN
4 in (Ph I

All that part of BLOCK 2, BOARD OF TRADE CENTER, 2 subdivision in Kansas City,
Jackson County, Missouri, according to the recorded plat thereof, more particularly described as
follows: Beginning at the Northwest corner of said BLOCK 2; thence South 2°32'41" West along
the West line of said BLOCK 2, being also the East line of BLOCK G, BISMARK PLACE, a
subdivision in said City, Couaty and State, according to the recorded plat thereof, a distance of
313.82 feet 10 the Point of Beginning of a tract of land to be herein described; thence South
87°17°55" East, 195.08 feet, more or less to a point on. the East line of said BLOCK 2: thence
South 2°32'41" West, along the East line of said BLOCK 2 a distance of 18.84 feet; thence North
87°27'19" West along a jog in the Rast line of said BLOCK 2, a distance of 24.00 feet; thence
South 2°31'41" West along the East line of said BLOCK 2, a distance of 238.88 feet: thence
South 87°27°19" East along a jog in the Bast line. of said BLOCK 2, a distance of 12.50 feet;
thence South 2°32'41" West along the East line of said BLOCK 2, a distance of 49,82 feet, to a
point on the South tine of said BLOCK 2, being also the North right-of-way line of 50th Street,
a5 now established; thence North 87°07'13" West along the South line of said BLOCK 2 and said
North right-of-way line, 2 distance of 183.59 feet, more or less to the Southwest corner of said
BLOCK 2, being also a point on the East line of said BLOCK G; thence North 2°32'41" East
along the West line of said BLOCK 2 and along the East line of said BLOCK G, a distance of
307.00 feet to the Point of Beginning. '

Also, all of Block 3, BOARD OF TRADE CENTER, a subdivision in Kansas City,
Jackson County, Missouri, according to the recorded plat thereof.

KC1-219216.1






EXHIBIT 2

SITE PLAN
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EXHIBIT 3

SPECIFIC OBJECTIVES

1. To eliminate adverse conditions which are detrimental ot public health,
safety, morals, or welfare and to eliminate and prevent the recurrence
thereof.

2. To construct approximately 780,000 square feet of new construction of
which 150,000 square feet will consist of new retail space.

3. To rehabilitate 180,000 square feet of .existing structures of which
90,000 square feet will consist of improved retail space. '

. To construct 350 new residential apartment units.

4

6. To construct 3,965 new parking spaces.

6. To convert the Park Lane apartments for use as an 88-room hotel.

7. To irﬁplement a public amenities package, to include directional signage
graphics, lighting, auditory, water elements and statuary.

8. To instali, repair, construct, reconstruct and relocate streets, utilities,
. sidewalk improvements, essential to the preparation of the areas selected
for redevelopment projects.

9. To construct, upgrade and refurbish utilities, and other infrastructure
- facilities serving the areas selected for redevelopment projects as well as
other areas contiguous thereto.

10.To vacate any existing public rights-of-way inconsistent with the Plan and
to make them a part of the Redevelopment Area.

11.To replat the land into parcels suitable for redevelopment in accordance
with this Redevelopment Plan in accordance with City requirements.

12.To enhance the tax base and economy by inducing deveiopment of the
Redevelopment Area to its highest and best use, and to encourage private
investment in surrounding areas.

13.To promote the health, safety, order, convenience, prosperity and the
general welfare, as well as efficiency and économy in the process of
development '

14.To provide development/business opportunities in the areas- selected for
redevelopment projects and the surrounding areas.

15.To stimulate construction employment opportunities and increased
demand for secondary and - support services for the surrounding
commercial area.




16.To assist in retaining the special character of the Country Club Plaza as a
unique outdoor shopping area which attracts local residents and visitors

17.To encourage the physical and economic welfare of the surrounding
neighborhood.






EXHIBIT 4

COSTRUCTION AND EMPLOYMENT INFORMATION
A. CONSTRUCTION TOTALS BY PROJECT AREA



CONSTRUCTION TOTALS BY PROJECT AREA: Project Area 1 (Seville)

Please complete the following chart for each Project Area. Reproduce this chart for each
Project Area.

Existing Existing Structure
NEW Structure to to be Total Existing Structures to
CONSTRUCTION | REMAIN | REHABILITATED be DEMOLISHED*
' ASIS

_| square feet of N/A N/A N/A N/A N/A
OFFICE
Square feet of 0 0 86,882 86,882 All

~{ RETAIL
Square feet of 0 0 0 0- All

1 RESTAURANT
Square feet of N/A N/A N/A NA |- N/A
HOTEL
Square feet of N/A N/A N/A N/A N/A
RESIDENTIAL

" { Square feet of 0 0 119,000 119,000 All
GARAGE -

-1 TOTAL S.F. ' 0 0 205,882 205,882 All
Number of N/A N/A N/A N/A N/A
DWELLING
UNITS

"~ { Number of N/A N/A N/A N/A N/A
HOTEL

| rROOMS
Number of 350 0 0 350 All
PARKING

| SPACES

| *The jnterior of all existing space within the Project Area is scheduled to be demolished.
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CONSTRUCTION TOTALS BY PROJECT AREA: Project Area 2 (Saks Block)

Please complete the following chart for each Project Area. Reproduce this chart for each Project

Area.
Existing Exis;ting Structure
NEW Structure to to be Total Existing Structures to
CONSTRUCTION REMAIN REHABILITATED be DEMOLISHED
AS IS
Square feet of N/A N/A N/A N/A N/A
| OFFICE
Square feet of 30,000 0 0 30,000 None
| RETAIL - _
Square feet of N/A N/A N/A N/A . N/A
RESTAURANT
Square feet of N/A N/A N/A N/A N/A
HOTEL '
Square feet of N/A N/A N/A N/A N/A
 RESIDENTIAL
1 Square feet of 126,820 0 0 126,820 All
GARAGE
TOTAL S.F. 156,820 0 0 -156,820
Number of - N/A N/A N/A N/A N/A
DWELLING .
UNITS
Number of N/A N/A N/A N/A N/A
HOTEL
ROOMS
Number of 0 0 357 357 All
PARKING
SPACES
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CONSTRUCTION TOTALS BY PROJECT AREA: Project Area 3 (47th & Penn)

Please complete the following chart for each Project Area. Reproduce this chart for each Project

e

Area.
Existing Existing Structure Existing Structures
NEW Structure to to be Total to be
. CONSTRUCTION | REMAIN | REHABILITATED DEMOLISHED
AS IS

Square feet of 266,000 0 0 266,000 None
OFFICE
Square feet of 69,000 0 0 69,000 None
RETAIL
Square feet of 0 0 0 0 Nooe .-
RESTAURANT
Square fect of 0 0 0 0 ‘None
HOTEL
Square feet of N/A N/A N/A N/A N/A
RESIDENTIAL
Square feet of 593,300 0 0 593,300 None
GARAGE )
TOTAL S.F. 928,300 0 ¢ 928,300 None
Number of N/A N/A N/A N/A N/A
DWELLING
UNITS
Number of N/A N/A N/A N/A None
HOTEL
ROOMS
Number of 1745 0 0 1745 None
PARKING
SPACES
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CONSTRUCTION TOTALS BY PROJECT AREA: Project Area 4 (Hotel)
Please complete the following chart for each Project Area. Reproduce this chart for each Project

g

Area.
Existing Existing Structure Existing Structures
NEW Structure to to be Total to be
CONSTRUCTION REMAIN | REHABILITATED DEMOLISHED
AS IS _
Square feet of 0 0 0 0. None
OFFICE ' '
Square feet of 0 0 0 0 None
RETAIL -
Square feet of 0 0 0 0 None
RESTAURANT : : :
Square feet of 189,000 0 0 189,000 None
HOTEL
Square feet of N/A N/A N/A N/A N/A
RESIDENTIAL
Square feet of 153,000 o 0 153,000 None
GARAGE '
TOTAL S.F. 342,000 0 0 342,000 None
Number of N/A N/A N/A N/A N/A
DWELLING '
UNITS
Number of 300 0 0 0 None
HOTEL
ROOMS
Number of 450 0 0 450 None
PARKING
SPACES

KC1-219216.1




CONSTRUCTION TOTALS BY PROJECT AREA: Project Area 5 (Central Parking)

Please complete the following chart for each Project Area. Reproduce this chart for each Projeci -

Area.
Existing Existing Structure
NEW Structure to | ta be Total Existing Structures to
e ' CONSTRUCTION REMAIN REHABILITATED be DEMOLISHED*
ASIS

Square feet of N/A N/A N/A | NA “ N/A"
_____ OEFICE k

Square feet of 23,160 0 _ 0 23,160 All

Square feetof | 0 0 0 0 Con AR
.| RESTAURANT ,

Square feetof | N/A N/A N/A N/A N/A
_ | HOTEL

Square feet of N/A N/A N/A - N/A N/A

RESIDENTIAL ) _ -

Square feet of = 0 0 25,500 25,500 | None

GARAGE _ :

TOTAL S.F. 23,160 0 25,500 48,660

Number of N/A N/A N/A N/A N/A

DWELLING
_ | UNITS

Number of N/A N/A N/A N/A N/A

HOTEL '

ROOMS

Number of 0 0 75 75 0

-~ | PARKING :
SPACES

KC1-219216.1



CONSTRUCTION TOTALS BY PROJECT AREA: Project Area 6 (Hails Block)

Piease complete the following chart for each Project Area. Reproduce this chart for each Projeclt

-

Area.
Existing Existing Structure
NEW Structure to to be | Total | Existing Structures to
CONSTRUCTION -] REMAIN | REHARILITATED be DEMOLISHED
ASIS

Square feet of N/A N/A N/A N/A N/A

OFFICE |

Square feet of 21,361 0 0 21,361 None
4 RETAIL _ .

Square feet of N/A wa Tl TNa N/A N/A

RESTAURANT B '

Square feet of N/A N/A N/A N/A N/A

HOTEL - _

Square feet of N/A N/A N/A N/A N/A

RESIDENTIAL | _

Square feet of 68,000 0 0 68,000 None

GARAGE '

TOTAL S.F. 89,361 0 0 89,361 None
_{ Number of N/A N/A N/A N/A N/A

DWELLING

UNITS

Number of N/A N/A N/A N/A N/A

HOTEL

ROOMS

Number of 200 0 0 200 None

PARKING

SPACES

KC1-219216.1




CONSTRUCTION TOTALS BY PROJECT AREA: Project Area 7 (Park Lane)

Please complete the following chart for each Project Area. Reproduce this chart for each Project -~

Area.
A Eﬁsthg Existing Structure
NEW Structure to to be Total Existing Structures to
- : : CONSTRUCTION REMAIN REHABILITATED be DEMOLISHED
- AS IS
Square feet of N/A N/A N/A - ] - NIA N/A
| orrICE -
Square feet of NA | wa N/A N/A N/A
" Square feetof |- - - . N/A. - | - N/A. CONA . | NA ] Na
RESTAURANT : ' o
™ Square feet of 0 0 90,000 90,000 Noune
- | HOTEL ‘
4 Square feet of N/A N/A N/A N/A N/A
RESIDENTIAL '
Square feet of . 85,000 ] 0 85,000 None
"] GARAGE - -
TOTAL S.F. 85,000 0 90,000 .175,000 None
Number of . N/A N/A N/A N/A N/A
.1 DWELLING -
UNITS
| Number of 0 : : 0 88 g8 None
HOTEL ' :
ROOMS
~’| Number of 280 0 0 280 None
PARKING
| SPACES

o KCL-219216.1




CONSTRUCTION TOTALS BY PROJECT AREA: Project Area 8 (Kirkwood)

Please complete the following chart for each Project Area. Reproduce this chart for each Project

Area.
- Existing | Existing Structure
NEW Structure to to be Total Existing Structures to
CONSTRUCTION. | REMAIN | REHABILITATED be DEMOLISHED
ASIS
Square feet of N/A | - NIA N/A N/A N/A
- OFFICE B _
Square feet of CNA N/A . N/A N/A N/A
| RETAIL - |
Square feet of - N/A iro] o NIA N/A N/A N/A
RESTAURANT
Square feet of NA N/A N/A N/A N/A
HOTEL - L
| Square feet of 430,183 0 _ 0 430,183 All
RESIDENTIAL -
-4 Square feet of 139,400 0 0 139,400 All
GARAGE | ‘ _
_| TOTAL S.F. 535,000 0 0 535,000 All
Number of 352 ' 0 0 352 All
‘| DWELLING
UNITS
~| Number of N/A - N/A N/A N/A N/A
HOTEL :
ROOMS
Number of - 410 0 0 410 All
PARKING -
— | SPACES

KC1-219216.1



CONSTRUCTION TOTALS BY PROJECT ARFEA: Project Area 9 (4900 Main Phase II)

Piease complete the following chart for each Project Area. Reproduce this chart for each Project ..

Area.
Existing | Existing Structure
NEW Structure to to be Taotal Existing Structures to
CONSTRUCTION REMAIN REHABILITATED be DEMOLISHED
ASIS
Square feet of ' 201,471 0 0 201,471 None
OFFICE .
Square feet of N/A N/A N/A N/A N/A
RETAIL o
Square feet of N/A N/A N/A N/A N/A
RESTAURANT :
Square feet of N/A N/A N/A N/A MN/A
HOTEL :
Square feet of N/A N/A N/A N/A N/A
RESIDENTIAL :
Square feet of 180,200 0 0 180,200 None
GARAGE b
TOTAL S.F. 381,671 0 0 381,671 None
Number of N/A N/A N/A N/A N/A
DWELLING
TNITS
Number of N/A ' N/A N/A N/A N/A
HOTEL
ROOMS
Number of 530 0 0 530 None -
PARKING
SPACES

KC1-219216.1
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Employment Information: Project Area 1 (Seville)

each Project Area.*

workers to be hired during construction

phase

Permanent jobs to be CREATED IN 140-145
Kansas City
Permanent jobs to be RELOCATED TO 0
Kansas City - -
Permanent jobs to be RETAINED IN 0
Kansas City

TOTAL . 140-145
Anticipated Annual Payroll $2,520,000 - $2,610,000
Estimated number of construction 172

*The figures set forth in Section 7.1 - 7.8 are estimates which were derived from

the TIF Commissions Rules-of-Thumb for each Project Area.

KC1-219216.1

.

Please provide employment information for each Project Area. Reproduce this chart for



Employment Information: Project Area 2 (Saks Block)

Please provide employment information for each Project Area. Reproduce this
chart for each Project Area.

Permanent jobs to be CREATED IN 70-75
Kansas City
Permanent jobs to be RELOCATED TO 0
Kansas City
Permanent jobs to be RETAINED IN : 190-195-
Kansas City .
TOTAL 260-280
Anticipated Annual Payroli : $2,880,000 - $3,240,000
- Estimiated number of construction 117
workers to be hired during construction
| phase

KC1-219216.1
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Employment Information: Project Area 3 (47th & Penn}

Please provide employment information for each Project Area. Reproduce this

chart for each Project Area.

workers to be hired during construction

phase

Permanent jobs to be CREATED IN 160-175
Kansas City
‘Permanent jobs to bé RELOCATED TO 900-1000
Kansas City '
Permanent jobs to be RETAINED IN- 0
Kansas City
TOTAL 1,060-1,175
Anticipated Annual Payroll $20,880,000 -$23,150,000
Estimated number of construction 719

KC1-219216.1




Employment Information: Project Area 4 (Hotel)

Piease provide employment information for each Project Area. Reproduce this
chart for each Project Area.

. Permanent jobs to be CREATED IN 425450
Kansas City
B Permanent jobs to be RELOCATED TQO ‘ 0
' ' Kansas City
‘Permanent jobs to be RETAINED IN : : 0 - -
B Kansas City
TOTAL 425-450
Anticipated Annual Payroll . $7,650,000 -$8,100,000
- Estimated number of construction . 356
workers to be hired during construction
phase
B T

KC1-219216.1



Employment Information: Project Area 5 (Central Parking)

Please provide employment information for each Project Area. Reproduce this
chart for each Project Area.

Permanent jobs to be CREATED IN 50-55

Kansas City

Permanent jobs to be RELOCATED TO _ 0

Kansas City

Permanent jobs to be RETAINED IN' B Qi e AR e S e

Kansas City ' _
TOTAL ' 50-55

Anticipated Annual Payroll $900,000 - $990,000

Estimated nuniber of construction 70

workers to be hired during construction

phase

KC1-219216.1



Employment [nformation: Project Area 6 {Halls Block)

Please provide employment information for each Project Area. Reproduce this

chart for each Project Area.

Permanent jobs to be CREATED IN 50-55
Kansas City
Permanent jobs to be RELOCATED TO 0
Kansas City '
Permanent jobs to be RETAINED IN+~ jrimd] st 1302138 T b
Kansas City ' .
TOTAL 180-180
Anticipated Annual Payroll $3,240,000 - $3,420,000

Estimated number of construction
workers to be hired during construction
phase

75

KC1-219216.1



Employment Information: Project Area 7 (Park Lane)

Please provide employment information for each Project Area. Reproduce this

chart for each Project Area.

Permanent jobs to be CREATED IN 210-225
Kansas City
Permanent jobs to be RELOCATED TO 0
Kansas City a : :
Permanent jobs t0 bé RETAINED IN " o *““’“‘““"’“’“ s g
Kansas City ' o '
TOTAL 210225

Anticipated Annual Payroll 1 $3.700,000 - $4,050,000
Estimated number of construction 99

| workers to be hired during construction
phase

KC1-219216.1



Employment Information: Project Area 8 (Kirkwood)

Please provide employment information for each Project Area.

chart for each Project Area.

Reproduce this

workers to be hired during construction
phase

Permanent jobs to be CREATED IN N/A
Kansas City ‘
Permanent ]obs to. be RELOCATED N/A
TO Kansas City -
Permanent Job”s*i‘s‘be RETA]NED ™ " UNIA
Kansas City. | .

TOTAL N/A
Anticipated Annual Payrotl N/A
Estimated number of construction 500

KC1-219216.1



Employment Information: Project Area 9 (4900 Main Phase 1]

Please provide employment information for each Project Area. Reproduce this

chart for each Project Area.

650-680

Permanent jobs to be CREATED IN
Kansas City
Permanent ]ObS to be RELOCATED TO 0
Kansas City
| Permanent Jobs to be. RETAINED IN 0
Kansas City
TOTAL 650-680
Anticipated Annual Payroll $13,000,000 - $13,600,000

Estimated number of construction
workers to be hired during construction
phase

255

KC1-219216.1






EXHIBIT 5

ESTIMATED REDEVELOPMENT SCHEDULE



Development Schedule

- ACQUISITION | DEMOLITION* | RENOVATION | CONSTRUCTION COMPLETE
Project 1 N/A 1197-7198 10/97-12/99 10/97-12/99 12/97-12/99
P ject2 N/A 9/97-12/98 1/98-12/99 1/98-12/99 6/99-6/00
Project 3 N/A NA N/A 9/97-12/01 6/99-12/02
P sject 4 N/A 7977199 N/A 9/97-12/01 6/99-12/02
Pject 5 N/A 10991202 | 1/99-12/02 6199-6/02 - | 1/00-12/02
Project 6 N/A 2/97-12/99" | '1/98-12/00 - 1/9842/00 ** - | >+ 199-12/01
Foject 7 N/A 1/98-12/99 7198-7/00 7198-7100 12/98-12/00
Project8 |  3/97-12/97 0/97-9/98 N/A 1/98-1/00 1/00-1/02
T oject 9 N/A N/A N/A 1/98-1/04 1/00-1/06

Note: J.C. Nichols reserves the right to modify the size,

«"Demolition” as used herein
occur on the Hotel Project (Project 4)

¥KC1-219216.1

includes the demolition of interior space. Exterior demolition will only
and the Kirkwood Project (Project 8). :

phasing and sequence of the proposed Projects.






EXHIBIT 6

ESTIMATED REDEVELOPMENT PROJECT COSTS



=LTIMATED REDEVELOPMENT COSTS

Estimated Project TIF Reimbursable Developer Equity
Cosis Project Costs or Private Financin
8 COMMISSION EXPENSES
{. Estimated Reimbursable Costs
for Plan Implementation
(a) lLegal 50,000 50,000 0
{b) Agenda 2,000 2,000 0
(c) Staff Time 20,000 20,000 0
(d) Misceliansous 10,000 10,000 0
2. Final Development Plan Approval
: Fees ($.05/s.f. - $50/dweiling unit ) ,
Total s.f. 3T, 64,466 64,466 0
~ Totat Units : :
3. Plan and Project Administration
and Developer/Consultant/TIF
Commission Expenses (including
expenses for affirmative acion =~ " : - '
administration) 330,000 ) 330,000 0
1 TAL COMMISSION EXPENSES AT76,466 476,466 0
8 REDEVELOPMENT COSTS
1. Land Acquisition S
{inciuding title work) 0 . 0 0
2. Office Construction 63,020,000 0 63,020,000
3. Retail/Restaurant _
Construction/Rehabilitation *36,030,458 0 : 38,030,458
4. Residential Construction 45,615,173 0 45,515,173
—_ 5. Garage Construction 53,345,500 48,500,000 4,845,500
6. Amenlties Package 5,000,000 4,723,534 276,486
7. Hotel 37,040,000 0 37,040,000
“TAL REDEVELOPMENT COSTS 239,851,131 53,223,534 186,727,597
=OTAL EXPENSES AND COSTS 240,427,597 53,700,000 * 186,727,587

*Developer requests that all statutory PILOTS and EATS be committed and used to retire TiF reimbursable project costs
The present value of such PILOTS and EATS, using a 9% discount rate, is approximately $53,700,000.

Blackwell Sanders Matheny Weary & Lombardi L.C.
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EXHIBIT 7

SOURCES OF FUNDS

Estimated Amount of Reimbursable
Costs from PILOTS and Operation
and Activity Taxes within proposed
Redevelopment Project Areas

Estimated Private Investment and
other Sources within proposed
Redevelopment Project Areas

TOTAL

$53,700,000

$186,727,597

$240,427,597






EXHIBIT 8

" ESTIMATED ANNUAL INCREASES IN ASSESSED VALUE AND

RESULTING PAYMENTS iN LIEU OF TAXES AND

PROJECTED_ECONOMIC ACTIVITY TAXES




R /ENUE PROJECTION WORKSHEET - SEVILLE (Private Garage)

EXHIBIT 8(a)
MpLions:
srcg Ernaciud: 1957 It IEqum Assussed Vatue — Land (€) $870,550 mfalion Rale: 1.00% Jack, Co Tax Rate: 0.75%
initial Ecy A o Value o 51,348,234
Ha Year {1} 1557 City Tax Rates:
Projecles Squalized Assessed Vanre - - Land 5950007 1995 Levy Ratex: {7 Payroli - 1 00%
. Year: A Projected Equmtzed A d Value i "% By 1.505 Lang 2.£5% Salws, 1.530%
Imprgvaments 9 11% Profzy 1.00% e
e Fyet of Project: C.ommercal Oiher Restaurant Ratail Resigeaual(T) Farhng Food and Dricks: 1.75%
Existing: 0412 10,125 13566 45,735 o 119,000 Hotel Recripts(Sup-TIF only} : 5.50%
Propected: o 46600 .. . B8 - . 30,452 .8 115,000 Ubklres(3) : 10 D0%
T Sales: Profity: Food and Dank: HMotel Ruceipls{Sup-TIF): \Milities:
995 $4,528.755 1996 313,753,718 1956 1906 $3.594.000 1986 3psi 1806 STTAM
=47 £7.877.251 1997 &7 BYT.AS1 997 1997 AP ] 1997 1997 5159420
L7 52,651,490 1868  $16.580.4%0 1698 1995 §4,228.410 1wan 1998 189,420
Total Plots Total Piiots
W Astebed Value Projaciad Differotial  Projecied  Total Pilots  Bass Tear Proj d Diferentisl EATS R EATS F d  .andEATE, . arvd EATS
— fBass Yaar] (B} A 1 Vaive " PRots  Racal EATS EATS EATS Super TIE {4} [Statutory) . - (&wl:-‘]r T rotatutoryd
T #0560 L $470,560 30 4
1,344.224 1 31348224 tﬂ_ » 5] 33541 $2T2N5E {$162.389)
o sr0%c0 L $9S0000 $59,440 faa18 ' : '
1348204 1 3541805 e300 | 3450 05341 §490,551 55,190
[} 70,560 L $940,000 9,040 9,785
140,224 | SSO9TNZ0 | SATHIENS  SML051 - ) 350,640 $45.541 ms.m 40,065
X mose; L §aT9 208 108,70 FoTH
1540224 -1 S5102E3 SIS ASERY __83564411 $4AEAL1 500,590 _ $AS DR
13 _ o5a0 £ sea008 . BTG BT, - PR oo
0224 1 55194207 SIMA0L T RMUATS - 201 s aL S50, 404 70053 T
2 BTES0 L $0A880 f . B 12002 N
a2 t 35248210 307088 $355,007 o T $0531 $510.448 75,107
3 70,560 L $1,008070 $138410 $1A847 .
18,224 1 sseaeiz B4l BN #3735 $435,341 $515553 0212
o4 ST05E0 L Si019059  Flasaes  sUsR - .
1348.224 1 55351659 $4003435 BT SIS RIS $520,708 85,957
s [ 5 L SmeI0 $158,800 B15,047 - . .
1348224 1 $5405,175 SADEGES1 509588 $385 24K 5435341 $525,015 390574
s 50 L s1me502 FIED 082 $1ans2
150,024 1 35459227 BLTU008 RIS [ AR T $425.341 3531175 £$55,833
0580 L 51,048,938 17578 SITAR7
0204 1 5550819 $L185885  EIRAGE K712 Sa5341 $536,485 $101,145
o] 20,560 L $1.080,437 $163.077 A T22
1348224 ] 55,568,957 4220733 3384,503 403,234 S M 544,851 $108.510
X B #T0.580 L 3071047 $200,482 $19.757
1M 224 1 $5.624.0647 S4ITEATY  P3ED582 $4DG ARG 3435341 §547,270 111,829
] &M.580 L sLoersz e 520,824
1348224 1 $5)580,692 54500680  $ILTOS $415.530 435,341 $552 742 S117.401
Il 70,560 L 51082570 FZ2.0% 2189
1348224 1 T2 $42004T2  RWWBN TR $4A5.347 $558270 L 3r -k e
3 ) ST050 L S, 1mEs FTXRWS $£22 087
1346224 t 5795407 $4.445055  BADS 109 HL0076 SOE T $563,052 S12A 511
L 3 K 580 L $ttusa £243.970 £24.055
13024 i $5,A53,000 $4,504 806 L410.388 SAML 443 $4A5 A1 3509491 $1Md,150
oL &0, 580 L $.25475 258 115 25154
1ME24 L E58%1 581 454357 SA5T20 S440,874 S35 345 ‘$575.185 $1pus
+l aT0,580 L 51,136,932 208372 26,264
MR I 5970676 PAsTAS? RS SMUTITC $435, 341 550,938 $145,887
2040 &0,580 L S48 2T G $27385
LMLIA 1 $40M0383 S50 HAMELS 51900 | IS 500,747 $159,408
n s L sLA5e7es 28225 28,518 |
14824 38000087 T8 DR $400. 558 s FSRLG1S S15T.ZT4
s0ta &0E00 L SLITIAD O SNOER  SZAMS1 - B
1348204 1 3151504 SLSASTO  BANTEET $40T 248 p o~ ] 508,541 183200 ..
050 L Stumigse 325% SN
. 4,548,224 1 213110 S48 RRE  BAALYOT - b F05 341 $004 528 $189,185
) 8065108 $iznT 0N $Z2S4L17T
% enodel arsumes il tha propecl is Compined In the same year as e Ordinace i enacied. ud B
[} ;mmmmuthum
1 T Fasldenial
qhwtf-1mcw1mmmcmm1m mwmwummhmmu e P HEATS ¢ d by e by
5 yuclon Costs « _Oolm Rasidactial I
. 8 .
4 mm“wmhmwm 1997 Comm. L Ral W Rasidentisl

improveroenis
7} mmmwm-mumummwm Tivey wil generally use T developer’s gur. Wi resicentes am

[90% of conpucion mmtt]:

1990  Residanial

Blackwell Sanders Matheny Weary & Lombardi L.C.
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E' NUE PROJECTION WORKSHEET - SAKS BLOCK (Private Garage) EXHIBIT 8(b)

ptions:
e rcled; 1997 \mitial Equalized Assessed Value — Land {6} $731813 inflation Rate: 100% Jack Co Tax Rate: D75%
intial Equalized A 4 Vaiue o I $1,322 128
s ar{ll: 15497 City Tan Rates:
Procected Equalized Sisossed Value .- Land £7TRAO0D 1995 Levy Rates: (2} Payrofl - 1099
& Year: 1990 Froja¢led Equahized A a Value ---img 4735641 Land 9.85% Zaies. 153
Improvements 3.11% Profits. 1.00% ol ay
Fa: [ Project: Commaercial Indusingl Restaurant Relail Resdenual{7]  Parking Food and Dirinks. 1.75%
Existing: [l 4] o 71,500 . 126,820 Rotel RecaiptsSup.-TiF only) | 3 3075
Projected: o} o B ) 106,009 RN SR . -4 7. R Utlities{d) 10 00%
: Salws: Profits: Food and Crink: Hotel Recelpts(Sup-TIF): Utilities:
-4 $3,487 905 1996 S14.72670 TR R0 199 50 1908 IR TV RGERN 858 $151,143
i £8 221,520 1597 320,060,225 1057 e 80 1997 $206. 718
} $4.770.405 1995 $22 261.B90 1898 50 19968 3205.718
Total Piloix Total Pilots
Assesnd Valoe Projected  Diffarsntisl  Projected  Tolal Pilots  Baxa ety Projected Diferential - EATS Recaptured EATS Récipared andEATS A EATS .nt
_lﬂﬂ"vuqm A dVahue A m  Pliots  Recaphued EATS EATS EATE - SuperTIF{0  (Standory} (Supec TIF} ‘7~ (Btatutory)
MM L S7TRER 0 50 i
1§ - - R+ ) | 3328 0 o 30 _mi}lfl . 85@.244 ) S‘l?ﬂ.ml_ .
THMAIS L S7oA000  sSzis RS54 S o
---4 332,128 | s $413511 321097 $MET? $381.844 5559268 summ ’
TN L ST se0a27 ssomw : : : o
1A 128 { TR GaE S3450570 PMEZRS  ERI2NK e - SSI'M :
L TMAE L STWISe  BETSG  seew " : Tk - ' P :
-1 X2 AZe 1 HA0RE S$AL0S700  E3OAL . S22 (=715 TV IR . ks | PR . E R __ %
THAE L $AO7768 . STEGAS . STAB oo oymiunllcgiReanc cog ' _ o o . “
113 1 GAETRING SISSTONA 5324043 33,53 -8331.3“_ $SMSs -  205IT TN ‘. ’ _ T sl
 THEA L 8158 ss4021  SE2BA : o
1 | AT R $ALOSTRE  FITBALD $INTTY BB - S5O2I63 210
33 L el ;qRAT I0.08%
1X2120 | sASTT 207 samsSOTE  SIRGTE 2057 $381 344 $506.307 16,952
: - THMMI L 380232 100410 8.9 - i
- LA | SEET SATOLAS1  BIITSNR SHTAIY S -$604.200 SZX2 046
i BT L 40N ATt SR, S -
p R0 i K0T T AN 420 £350 413 134 0610.333 XZI8.968
s . a2 L $848060 SUTAT $11.551 -
132128 1 $5128811  RA0SAR ST 3sE2eE $301AM 616435 735,092
Tyt L SeST4ds S1266%  §12ams A
1,222,128 1 $5176.201 $IASZATY 3351088 e 301,344 $622.600 241256
% e L 3956024 STHIN 13233
— A3 1 52084 $IN0666E FISEA07 SMBMO S04 SE2B.826 247 482
b THBIZ - L T SETABBA 142,674 §14,087
1232128 | $52E3 405 $3961.277  BW0RT2 5374859 £301.344 $635.115 LERTT0
0 s L $e834d1 $151,618 14950
s 128 | 353739 oM A1 $365.685 5330.635 $381.344 51 AEE $260,122
1 THAR [T F160.452 F 403 vq)
1372120 1 $S3m0Om S40ETATL  $ITO54T $3B667 $351.344 $547 890 $266,536
12 b ¥4t L Ie0oLat 160375 15700
—— {3nTm t _85,“3.4!8 4121370 SATRAST - -A LT $381.344 654,358 21,015
=1 3062 L 000 178,367 $17.589
1,322,128 | 35497033 4175805 5300416 308,005 281344 $660.903 $279.559 -
4 71813 1 S99 187,489 S18.405
: {222 18 | $5552912 $4.230 784 $IB5424 S403911 381244 67512 R~ R L]
" ™M L S0A9S 5196.602 1933
122028 | 35508441 $4206313  RAW0OLEI $408.576 AU 674,167 oo i
048 TS 1L T 5967 £20,308
= 122428 [ $5.084525 SAMM2NT  SMLSR 158 3L 820,020 -1
L 1] T D L EMTAST 5 MS 2125 . .
13212 1 TN HIN0S S00TSY  SM2IEaE M3 SEATTIS 0eXM
ow TOM3 L SeoS29  SZAelE  E:eT " e
- 3 1 STTRIE HAANE2SL $405005  SOAIZ BMAM S0R4 818 $13271 -
n L L $oMN05 254382 BB -
: | $5E351085 1 $4.514008 S a3 EMMM $701 552 $30.247

1 Mmmuwnmhummuhmqm ’ :

. Lorey ot mascme 18 peojoct i 0 KCMO in the KEMSD, .
) 9% K Residental .
3y " wﬂ-mm\'m-imww'rm mwﬁw“hhﬂmﬁwu‘n hof ap al EATS O
= tucon Costs = Cormmercisl Retsy  Recidensa .
. mﬁm“wdnmwﬁ‘wwﬂ 1997 Comm. L Rat Lant: 1997 Residonkal -

cuist  $14.796879 - (o%of =flon coStEL j $0
“'“ﬁmﬁ-mmumdmwmnumwm M-IMHI:W!W uhmumnmuwwmummmmm“m

Blackwell Sanders Matheny Weary & Lombardi L.C.



4 ENUE PROJECTION WORKSHEET -47th & PENNSYLVANIA EXHIBIT 8(c)

TR
£ nacted: 1987 Ininal Equalized Assessed Value — Land (6} 5394107 Inflation Rate: 1.00% Jack Co Tax Rate: 0.75%
Initial Eguatized A d Vahee —3mp WS 33333
a  fear[A: 1597 City Tax Rales:
Frogemizd £ guabzed Azsessed Vatoe - Land $450.00C 1995 Levy Rates: (2) Payroil - 1.00%
s Yea:: 1955 Projected Egquakzed Assessed Valug -—Improvements 414,569,920 Lang 9 86% Sales; 1.50%
: Improverments 9 11% Profis; 100% R
¥ of Project: Conmertial Industnal Ratlaurant Retal Rasidennal Parking Fooa and Orinks: 1.75%
Existing: 4] 9 4] 1] S 155,433 Hotel Receps{Sup-TIF onty) : 5.50%
Projected: 253,084 0 B.550 CETOOD O TUSRAA0 Utifiies(3) : 10.00%
Sales; Profits: Food and Drink: Hotel Receipta{Sup-TIF): Utlities:
%0 1996 50 1906 N 1995 50 1008 AR TLANRET 15596 30
$22.755,500 1897 $22.765.500 1997 " WGYP e L w97 $6521,356

. _ o
1998 $2.492,500 1900 5 tage

23197 290 998 $20,002.500 1998 1098 $224358
Total Plicts Total Pllats
w -Assesed Valuc Projected  Differcniial Projscted TolalFots  Base Year " Projected - Dlffercotial  EATS Recp d EATS Recaptursd  amiEATS .. . and EATS .
_..!3:_!!?&!1(5) Assesed Value Asswssment  Pllotx  Recaptured EATS EATS EATS Super TIF (4} - fStabutory] - Mer'nﬂ‘ m
WMI0T L 3394007 sa $0 .
335 ' $3333 o - 8 © 80 I L
®  34A0T L 349000 sasmos  $0.480 o0
- AX% | $14580520 314,566,507 $1A77,016
04107 L SAS4P00 . F0ES $8.042
335 | $ATIASIR  SILTIZZ06 $1.340289
% WAHT L B4 $85.541 $9.420
- | SH4BS2TTE  FMAEELS 1350065
WLHT L - SAOABAL - BUOLN. o 9NC oo
s 1 $iSDI5403  $15000070 §1367.235
02 WIT L S4e9L00 $105385  $1030
..... 2333 1 SIEMSIET?  $IS1518¢ 51300811 W0 T W
$ 3A07 L $504.405 $110378  $102m
34 | SIS3TALIAZ 15300800 S1394TH  $1.405606 $0
0 WL L 5095 11542 S Am1 .
. 135 | SI5486264 $15.462931 $1400573 $14200 )
5 WLI0T L $514E25 $120,510 11,883
an: T susmmses  $ISAITSH - S1422763 $L0MBs - 30
06 MWIOT L $510TT $125664  $12390
A | SI5777.136 SI5773803 51436093 $l448384 $0
/707 L $524008 $130,052 $12.903
Ft.s] | STEE34907 $15831L574 11451368 $1d80268 30
008 M7 L 5218 6111 $1341
St { $18D64256 $1600082% 31465863 $14T304 30
§ W07 L $5ISS5H S4141d S13P43
e | S16255199 $16251,885 S1480545 S1404488 50
910 /LT L SS40ATE s14E6T60  $144T1
: 3 | SIEAITTST 16414418 $1495353 §1,608.825 $0
WLIOT L $546285 S152178  $15.005
FE { S16SBLEE  $165T888S 31510310 $1525315 s0
i3 Wl L 55LT48 BISTE40  $95543
- 135 1 SWMTIOIE  ISTAAIE  FLESA  $1,540.900 $0
1 W|AOT L $557265 siEaise  seeer
s 1 $IERIEZXS  H16OL,B2 31540673  §1,556761 0
2014 |y L $562.038 s168T31  $16E37
i 13 | ST0E43T7  $17.081044 31556003 SAETLTZO 30
1 W L 3568485 317435 #1782
153 { $17255221  $IT251M88 S15T1647 $188ME0 50
2016 4107 L R5TAASH 0004 $ITTR
- axm ) STTAZTITS  SITAMAMD SLEEINT  $1E05119 $0
1 N7 L 59802 s1asTes  S1a3w .
3 | SITAOEDST  SITS0ATIE $160020 S\mLED %0
2008 A0 L 4585801 BILSM  3ikEw0 .
- 4533 1 STTIAOM  SITITATS SLAEZT0  SLESN 0
s WIT L SIS
333 1 SI7855.852  $iTe52 68 30

lmdmﬂhmhwhumwuhmhum
L. rmmmyﬁﬂhhmﬂhmm L.
2 W ¥ Recioantal . .
] Cangr TIF = $00% City Taxes 80 50% Counly Taxes. MWWMumMBMu,uwmﬂammdwhmA
= ‘yunion Costs = Commercial Retell  Rusidernsl - )

ey

vasd vakns ar based or e folowing SOCELed Vel

. 1998 Comm & Ret Lant 1908 3.
Wm«mmx 245,531,000 improvements (S0% of condtrucion Losts)- . 0
‘nmcqmum.mdmummu They will g Ky use the dopret SQUNS, uum-umncn-lmﬂmmu,mmnm
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Rt ENUE PROJECTION WORKSHEET - HOTEL

mplians!
s nacted. 1967 Iritial Equﬂtod Assessad Vatue — Land (5) $39392%  Infistion Rate: 1.00% Jack. Co Tax Rate:
intinl E: < Ve v t £89 183
Ba  Ceariil 1957 City Tax Rates:
?rqeued Equakzed Auessed Vale - Land S704.00C 1985 Levy Rates: (2} Payrol :
- Year: 1995 froj ‘Value Irnp t 58 540,000 Land 9.BE Sakes:
improveents §.11% Profits:
+ %  af Project; Lommercial ndustrial Restaurant Retail Residential Food and Drinks:
Existing: a. [ 0. L8 e Hotzl Recaipts(Sup-TIF only) ©
Projected: 179,556 0 .o o Utities{3)
H: - Salws.
496 50 1995 50
07 §13.500,000 1987 513,500,000 1887 £
\E 5807 7EC 1998 1898 § cuR0 1993
¢ Assesad Valus Projecwd  Diffarmntial Toial Pllots  Base Yool Pwl-ehd Differantisl
—pu Year} {5} Assered Value  Atsessment Pliots  Racaplured EATS EATS
k4 113,529 L $333, 926 30 0
st 1 SK5Ee 0 = I | 5438750
. sSaeze L 47000 EBMOOTY  $MAe - L
. BAABE 1 tBH40000 - SBSS0A12 STTEETY $e15.480 ] $115.810
o e L FTIL04 SAT A A .
158 | saTM400 SEEITZIZ  S700.BSO 2403 ®
% MAN L §71850 Qs BTeM - o
100 1 8811084 &M STO4M0 | BEXZASL $0 o
n amEe L 125332 . . SIWMAD. ¢ : o M
[ Bl 1 $8,001.801 SEA1251 F119. 19
02 SBY L STI2ERS 390,056 $30,208 o
5,108 1 seoo0 e LA BIRN $A50.248 0 Gmﬂ STX512
n oo kv L far B gdl DS $40,030
00,188 I $8,080,727 tevo Bae  BETZD $a59,15 o] $24 7 s1ZNT
04 $3820 L STTAI0  $413587  BeoTse '
_._ Mes 1 IAMSH 9082348  REIT A SARR 161 $0 k 1brd <o R $12 94
s o2 L g $020854  BA1ARS )
158 1 ss28240 SEATAOS SRS TET s £0 C BT $124 %84
-] p-~ 8- L STELEM 428,400 2240 -
.08 L $9,%58 KD SRZO0E  BALIRS | FA8500 30 F125405 S125.405
k==X -] L 769,954 soeom - fIeR
0,158 I $3448441 9560253  NANTR $ER5.T1Y 30 $126.659 $129.859
vi] N 929 % 7T A A T25 $43,761
— #9188 1 39543035 o454 747 SMLATT $H05078 0 $12TR26 STIT 6
oot 33,829 L 785431 451,502 4518
E K1) 1 £5830.375 $9.550.187 $ATC.02 $914.540 0 $129.205 129205
o010 po=g -] L $73 268 $459,35% 4520
89,108 1 $5. 725768 $9.040,580 SAT8. 803 FI24.095 ] $130447 3130497
" nIex L 01218 4579 48,075
K1) 1 0.3 125 £9.143.938 ssTan S92 T4T 0 134,802 . $131.002
K12 I L £500.230 TSN $48.825
— L KL 1 SAsT $aal2an  BEWEN $30,485 ] $133,120 $133,120
»  Saam L smram e SOTAT
89,188 1 510030372 15,641,584 905,678 S5 e $1M A F134452
2014 300 L SE2SA95 451 587
&9, 188 | O$10,1307% 310041092 SO 18 INFL20G 50 ‘S1IST6 | $135.T8
-1 n3we L 0, T80 $496.820 $49.282
#4188 10232300 10,002 24 048 by v $0 FIAT 154 $137.154
2010 M|em- L FO42. 088 508,159 £50.404 .
_ | R 1 HIGEMTIE SIS0 AXLI6T 2472 0 $130.508 F154.52%
% e L S4S0509 51,580 £50.033
8,188 1 s ape! 2 182 $RT7 ] 129011 1
e mme L W ssza085  #SLTTE ' a ' e
20,188 ) 1 SHSRAC - FOASL2S  S0S2 $1,004, 0AE w0 $i443%0 ) muio B
.4 p K - L ST A0L EERATS $52.820
& i S10SSAATE  Toateos 1015 . $142.723

i mﬁdmmumhmnumwuhmn«m

o f“MNpﬂdhthnm

L. ¥ Residectial

1) Super TIE = 100% City Taxes

5] Cwastnxcion Costs =

e EO% County Texes. mww“ummu d.ie., ha
Raticentel

EXHIBIT 8(d)

C75%

1.62%
1.50% )
L00% ]
175%
5825

10.00%

»

Land: 1947 Residentiat
Land - 19008 Fackioniat :
. s, (Kr% of 3 oeiek  F27000.000 nts (0% of 0
doring utlias T ekl They wil ¢ use ha carvmiopes Sgures. kum“muwﬂmtimumﬂmumMHm
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F VENUE PROJECTION WORKSHEET - CENTRAL PARKING (Private Garage) EXHIBIT 8(e)

umnptioat: .
tn Enscted: HEOY,TILAETS:  Inbial Equalized Assessed Vaue — Land (6) $503200  inflation Rate: 1.00% Jack. €o Tax Rate: .75%
it Exy d A d Ve " i $7.080
P Year (1) 1997 City Tax Rates:
Projecied Cquakized A § Value = Land $544.000 1985 Levy Rates: (3) Paytol . 1,00%
& Year; 1956 Proy dE lized A 4 Ve ™ s £2.058.902 Land 9.86% Laes 1.50%
Improvemenis 8.71% Profits. 1.00% © o g
w1 of Project; i Inchstsi etai Residential?) 1rking Food and Donks: 1.75%
Exigting: . L y i ¥ Hotel Recmpls{Sup-TIF only} : 5.50%
Projected:  © . O - ! Ulilitres( - 10.00%
roll:
1996 0 )
- N0 1997 $3217.035
v £990,000 1998 35,054,554 1 2 904
i Total PActs Total Pilots
sar  Axsaned Valus . Diferential  Projected _Totel Plots  BasaYear oy J._El'lsw EATS Racaplured . and EATS and EATS
_[Basa Year) (5} Aszesed Value  Asseszment _ Piiots  Becactured EATS UEAYS UVUEATS' U sapkcTE{D - (Sbien) {Supec TIF © ~ - (Stittory) ™ ™
] sa L $500.200 %0 $0 -
7.000 t eM . w . m ' 0,
sos  BOA200 L $544000  BAOM0 84023 L
- TH | of2nsAapaz 205082  swmeg21 008
o .0 SOTR AR | mu.;mm un.:ss
000 B0 L SSEARM  SeLTM . 35
b T 1 mwozee | - $2003200° . $100.861
b . eN200 L0 FEEARCTR $S72MA7LT RS
) THh20 1osee SN2 $192004
ooz S200 L $5ARDES sazaen . 30,201 )
—  rEA 1 sLuebe  RIsan S1MBT . B200T38
a enzoo L . SETLTAR C satSed w5 .
1000 | sasdezy  Sn1saRdT 10640 E203240
2004 mze0 L ESTIAST tr426T | STA o
— 7080 1 52185506  £3178400  $108400 05T
x 200 L ESES2A smapg 7am -
1000 | mooTAz  CELI00MZ S2004E1 BG4
2008 B3200 L SSBOOT4 saSETE  s8aat
7080 1. 200406 - RIRAG, Rose 21059
$08200 L 5554985 suiTos So.048
7,080 | $2251781 ELIATH S0l4m $21541
2008 8200 L 350914 ST o805
- 7.080 1 52274308 2T R005HS  ReITe
» 08200 L 36008 THT24 £10227
7080 | S22NTOR  woMeT E0ApR s
2010 Sma2e0 L ISEN s10a7  H0s
7080 1 52520073  ERAMA943  S2AT9 RSN
¢ a0 L 3seaD $115,923 $11,430
7.080 [ 52343223 HRGHS  S20An 2420
2012 20 L SEE3IM $122 f4 12040
b T.000 1 S23esess  EISETS  S2WAST 56060
Y KA L BAIE0T S1Z8307 12057
7.000 1 smssasz  $2amadz RIS sZAI
201 a0 L 3ATTED $13,083 $13.200
- 7.000 | RAM2S S2ATMS R1eIZn FEST
1 ;w200 L a4z $141,002 $12,809
. T80 | S2ASSSST  EL&VIZET R4 825N
0% BO3300 L 3850704 SUTSOL  SSU
- T80 T SremaTE1 SRASSSTT  RZATRZ S8k
1T a0 0 L ST - BsAn $15,108
~ Then | RATAT KR40 B2 RLW
209 08200 L ISR s1e0ses $15EM ¢
—_ 7080 | A ST Rt Sdpss
F | 01200 L MEOAN SWT22Y gi8.an :
§  S2ESTATE 62630205 £X0H0

- S wamern

*ﬂmmumbmﬂdhhmmuhﬂmum

. ml‘umhmﬂ.ﬂhhﬂbhhm ’

5 9% ¥ Reaktankal . . -
nmw-mmvummcu-q?m mm—uw“ummhuhmu_u oy " ol EATE g derd by Bve propafly
[ T Commexcial Rootull £ - . i
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E ENUE PROJECTION WORKSHEET - HALLS BLOCK (Private Garage) EXHIBIT B{f)

piions: L
nott | ached: 3y e Equ:hd w Ve ~— Land (8) $ABS ST0 \nflation Rate: 1.00% Jack Co Tax Rate: 0.75%
Iniint d d Value 1D 5778350
yas. . aax (1) 1997 City Tax Ratex:
Projecied Equakres d Value w— Landt $560.000 1958 Levy Rates: m Payroll | 1.00%
w Year: 199 Projected Equalized A 2 Ve -—Img £2 884,317 Land 5.88% Sales: 1.50% -
- Improvements 9.11% Profits; 1.00% i
o Project: Food and Deanks: 1.75%
Existing: Honel Receipts(Sup-TIF only) - 5.50%
Projected: UtiRes3} ¢ 10.00%
R 2 Litiities:
s - 52 401,680 1606 311025472 1996 5108 673
ay $5.908,504 weT  $15ATI000 1987 TTAG, 244
] $3.474,085 1998 $18.749250 9% 148 244

L . ] . ) B . Total Pliolz Total Pilots
r Projeched - i w7 - B X - v BN and EATS |

R

_rﬂ-

RS0 L
- TmAaso |
-] @as5sm L
TASD 1
04 485670 L.
- T30 |
-] &ssro L
AR |
K0 ARSNIT L
A0 |
ARSETO L 812484
RS0 1 E32e.004 E2 405854 SR04 238,900
208 405970 L 414,588 $132.618 $13076
R, F ] ; 2RI 2947 224
- ] 485970 L SB24.TT4 $434.804 $12.000
50 1 2529508 £2.551,156 22411 40,097
1y 485970 L 531,022 $H5052 $+4 302 .
= TIRASD 1 $382,803 EZ5MASS  SDEAM  A49.TE
" £B5.5TO L ST A2 $151.382 a4
T8 50 1 S0 431 sEape  S2SOT  SREIAR
Nt HA5A0 L W00 SUT, I 15553 .
— Tmas 1 $3.4%0,308 m U $25T.A54
51 485970 L 550,143 $184.173 s
TIAS0 1 $3,454,T00 SZE0AASD  EMATIN s280. 914
204 485970 L $0.50 044 $TTO8TA s
- T30 4 £3,496 247 -$AT0N8T  SMTNES 24T
o 485870 L £553, 210 ST HTATS
TIRSS t - R33N0 sz.mm 25107 . $8AET7
2016 485570 L BO00SAI  BWAATS  CBIAINO :
- TS0 1 £250805 ﬂ.m 254200 2Tan
w as3re L mn.m m.m
TS50 I $267,
e asam L
- TS0 1
» 1‘-
[ mw“mhlhpﬂodbwﬂddhhmwuhmhm
H fﬂﬁmhuﬂ.ﬂkhlﬂlﬂhl‘nm
4 5 N Residanta I
NMW-MWTMHMMTM mmﬂwwhmmummhwmiﬁﬂsmwmm‘
-:;_-mumcou Commecctal Retad mﬂ .

Cocam. & Fat. et 8 997 Residentel
lprovaents: B .

1999, Comm. & Rial Lanc §

of [ 4

10ad : .
ks (% FOI5.091 morevermnis (30% of conaucton costs): . ®
mmumm-mumumu&mm mﬂmmuﬁﬂmm uu-a-—nmum-lmummu.uuﬂﬂwm“
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§ VENUE PROJECTION WORKSHEET - PARK LANE ' EXHIBIT 8(g)

a T Enacied: ASITTIEITNSY  wnitiel Equalzed Assesved Vake — Land (S} $226, 8O0 irflation Rate: 1.00% Jack Co Tax Rate: 0.75%
1rtial Equakzad A o Vaiue ——Hng 20,650

L e Ve (1 1597 City Tax Rates:
Frojected Equalized Assassed Valow -— Land £384.000 1995 Levy Rates: (2} Payroll 1 1,00%
x® Yuars 1596 Projecied Equalized A d Walue —lmp 52,087 829 Lang 9.85% Sates: 1.50%

Imarovements 811% Profits: 1.00% -

o et of Projecl: C | Fesavanl  Fetal Residentini(7) Parking Eood and Drinks: 1.75%
Existing: % N7 B ] %ﬁ AANT o Holel Receipts{Sup-TIF only} . 5.50%

Vit s{3) - 1 D(XW-

T

csseenw T museas

Wnﬁmmumuwnummgnmumi” e
T vy rotes siurwe T project ke in KON 1 the KCAESD. o
1 % ¥ Raskieril : - ’ o
_hwﬁ-mmmﬂmmeﬂnwmmhhﬁlmhL 4. la, lw
5 Consruction Costx = Fatsd Rasidential
§5, 524485 nprwvesvanis (90% of consiracion cots w .
{73 Wi Clty $084 Rot harva & fube o Wb for driing RS for resh Thay wil y Waa tha ervelopacs iguret. lumumumumwmmumuw



E NUE PROJECTION WORKSHEET - KIRKWOOD (Private Garage) EXHIBIT &{h}

pions: .
on  mcted: fritial Equatized Assessad Valos -— Land (8} 5455351 infiation Fabe: 1.00% Jack. Co Tax Rate: 0 75%
watiat Equaired A d Vahie —ng $269.820
ax: ar{1k 1997 City Taz Rates:
Prej d Equakzed A A Vahe — Lamd S494 000 1995 Levy Rates: (2) Payolt - 1007
w Yeur: 1996 Projecied Equalires A d Value P $8.664.747 Land 5.856% Sales: 1 0%
improvements &11% Proits. 1.00% kg
fe ;(iject Commercial Indusirial Restauranl Retal Residental(T) Parking Foud and Dnnks™ 1 75%
Existiog:  © g . gt TIRS0688 B Harel Recopis: Sup-TIF anly) . 3 57%
Projected: ek 2 Ullbes(d | 9.00%

g
3

“TRR2.01,966 Va7 AL,
o8 1868 9

Total PHots Total Pllots

tRREBERRREY B

L ssezne £105,067 o
T SaAs1250 | SOSUIETO  BATAM0T  $EMZN $o $85923 55,623
012 1‘. sl

PRRRR R

1) iy model atautes et the poject b Mhhmmuhuﬂmhmﬂ.

. uﬂcmhpﬁoﬂhhmhnm r - . T S e

% ¥ Rasidanie :

& ﬂ‘l’-MWTﬂMMMTﬂ mwmmummu o, L, Wi crvalor ap i EATE gumarabidd by T praperty
Costs = Commercial Rvtall Residortial

’

10T  Redidentel Land:
' lenprorvicnands;
‘1998 Comm. & Ret. 1990  Rasideotal Land:

mprovernents (0% of CoEEUCEON exets) 0% of costel-
ey mmmmm-mumummum They wit garacally Ush $a devaloper’s Sguree, iuﬂummmhw‘mﬂmuu-uw_umndim
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£ ZNUE PROJECTION WORKSHEET - 4800 MAIN PHASE il (Private Garage)

Wpions:
A
otk Initind Equnized Assecied Vak — Land {5} $0 Inflation Rate: 1,00% Jack Co Tax Rate:
st Equakzed A o Vs p i 30
w  aar(1: 1997 City Tax Rates:
Proecied Equalized Assessed Valoe -— Land 50 1595 Leavy Rates: (2 Payroll -
- Year 159 Projacted Equakzed A d Value T t S0 rand & 5% Saac
improvements 5 13% Pralis.
Restaurant Reetaii Residental(7) Pathang Food and Drnks:
B T n 7 Helel Receipts{Sup=TIF ooly) ©
ABD20G . . Urilities(3] .
: ) : Hotel Receipts(Sup-TIF): . Uhtilities:
$14,850,000 y 996 50 1996 s P 1996
57 326 106.475 1957 $11.6M476 1857 2 X e " 1857 j 1447
) $28,%82 000 1898 0 1998 . 1998 | 19495
¢ . Ansesed Yaiue Projociad Projectad  Total Pllots Bass Yuur Projocted - Drlv tial EATS Racap & EATS Recaptured
g‘hﬂﬂﬂ - - - . EATS EATE EATS T
[ L
L] ) 1 $161.090 $592.9 Hi1L9N
s e L ’
- I 1 $101,000 53,4268 172006
¢- L . L .
-0 1 . 181,000 3580657 TS.56T
0 o v 8, -y -
L PR i ] d $1810%0 380,223 TS
¥ R T S S - . :
3t g R ,:.—g FreamA i'gm_".'so%’sl;ﬂ $0™ T VEISTON0 T SRS ST i
z 0t o 0 % .
Q 1 0 ) 50 - 18100 SMETAGL - - SIBEITS
o L ® 0 0 '
] i & ® w £ $101.050 $IT1.1% $190.045
ol [} L 0 4 "
) LI . 30 iﬂ . $0 0 $181,000 ©  $ITA050 VR TE0
i q L w o 0 ] -
| L k2 5 0 o - $I81090 3T 508 107 508
ol 0 L 0 50 0
] | »n 0 0 ® $181,09C $382 Ak 20120
b L ) 0 ® o
Q ] b 30 5] w 5181,090 $486 208 205,114
) o L ] 0 ]
L] 1 o b 30 $0 $181,090 £350.0T0 208, 080
s 0 L s 0 0
0 ] 0 E = $0 NI 2353971 $212 881
vl o L 0 ] ]
Q 1 ] 40 0 30 $1081.090 339731 £218. 821
4 ] L il 0 0
a 1 $0 © $0 0 $181,000 3401590 £720 5K
wuid 0 L 0 % -]
] | 0 0 ® k) $101,000 $405 809 274,019
5 0 L 0 w0 0
a 1 $0 £0 o) 0 $181,000 $400 068 $22087T8
o Q L ] ® 0
] 1 0 $0 80 u $101,000 44067 . ST
| 0 L $© E 30
L] | 1] 0 0 ] S1A1,080 418,208 $I37. 18
F -, 0 L 80 0 ]
. -] 1 w0 $0 ] w0 $101,090 $422.390 £241300
] L -] 0 ] ]
] 1 ® w0 0 &0 - 1,000 S8 8T S4B E24
= 0 L. % “os 50 - 8
-] 1 0 0w - 0 P ) -$181,000 00,800 20107 -
. 0 L oW o ®
. ] t £0 $0 ¥ 0 181,000 435,189 F25.00%

0.75%

1.00%
1 504
1.00%
1.75%
£ EO%
10.00%

—a wmmumhwﬁu-ﬁmummkuﬂt U oE -
1 rﬂ-mhmhthum | :
v e
. mw-mm'rmﬂmme Thwe Incremental increase cver the besil yeur it i d, Le._, tha o

"

EXHIBIT 8(i)

1997 Comm. & Ret. L ‘:
4298 Comm. & Ret Lang: i
) P ks (0% o roeixk $0 % of consinuclion comdhe]— ¥
nmmmmm-mdmm iy e for reskd They wil g Ry WS4 8 dopat’s Fgures. Iumnmun’ﬂmswmmumuw"
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EXHIBIT 9
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“5AA) U IR (I SHLOLHG PR MBAIDD LN D HRE
%5'S % %08 %er %o'r ey L84 we'e St %S Aunbg uo ey WY L
TYPOTOT 4 RIT'STSE sic'eIry 6068'90¢'T cac'vBlL T z04'SI0T £pE'ess’s Lo¥'iZ9'H eo0'R6e'l alg'as't OZZ 088 LY Mald 4seD oL pusalpyY 0L
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I a - ! *s Economics Research Associates
""" Affitiatad with Drivers Jonas

March 5, 1997

Tax Increment Financing Commission
of Kansas City, Missouri

10 Petticoat Lane, Suite 250

Kansas City, MO 64106

On behaif of Economics Research Associates, I have prepared the attached documentation in connection
with the Country Club Plaza Tax Increment Financing Plan. Based upon information provided to me by
the J.C. Nichols Company, and on an independent verification of such data by my firm where necessary, it
is my opinion that the information contained in the attached documentation is true, the assumptions relied
upon herein are reasonable, and the financial information and pro forma exhibits presented are true and
accurate to the best of my knowledge, information, and belief.

ECONOMICS RESEARCH ASSOCIATES

“Patrick L. Phillips, Senior vbé President

1101 Connecticut Avenue, N.W., Suite 750, Washington, 0.C. 20036 - (202} 496-9870 - Fax: (202) 496-9877
Los Angeles- San Francisce - San Diego - Chicago - washington, 0.C. - Londan






EXHIBIT 10

PROPERTY ACQUISITION AND DISPOSITION




10. LAND ACQUISITION

(a) For each project area, please provide the following:
(1) A map showing all parcels (0 be acquired:

See Exhibit 10(a).
(ii)  Addresses of all parcels to be acquired:

4909 Wyandotte
Kansas City, Missouri

(iify  Current owners of all parcels to be acquired:
Robert and Rebecca Newman
(b) . Is the use of eminent domain anticipated?

Na.

KC1-2192i6.1
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EXHIBIT 11
SUMMARY OF DEVELOPER’S PROPOSAL

As submitted on December 20, 1996
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PROPOSAL OF
J.C. NICHOLS COMPANY
FOR THE
COUNTRY CLUB PLAZA
TAX INCREMENT FINANCING PLAN _

DECEMBER 20, 1996



EXECUTIVE SUMMARY
OF THE

PROPOSAL OF

J.C. NICHOLS COMPANY
. FOR THE

COUNTRY CLUB FLAZA

TAX INCREMENT FINANCING PLAN
DECEMBER 20, 1996

The J.C. Nichols Company will undertake a comprehensive $240,000,000.00 redevelopment of portions of
the Country Club Plaza and surrounding areas pursuant to the Country Club Plaza Tax Increment Financing Plan.
Of the total project costs, J.C. Nichols Company will contribate in equity or private financing approximately 77 %
ofthcmtalprojeacostsnndisrequesﬁngtaxincremeutﬁmncingassiszanceforthcrcmainingﬁ%.

The initiative consists of the following:

4

780,000 square fect of new construction/150,000 square feet will consist of new retail space
l%,Oquuamfeetofrehabﬂitaﬁonmcﬁstingsmmm,OOOsqnmc feet will comsist of
improved retail space :

350 new residential apartment units

3,965 new parking spaces’

$5 million public amenities package, to include directional signage graphics, lighting, auditory,
water elements, and statuary .

Goal of more than 5,000 new jobs created with approximately 22% minority-women owned
contracts

$185 million investment of J.C. Nichols Company -

$29 million of LCRA or TIF bonds not requiring the full faith and credit of the City

The summarized projects are as foilows:

SEVILLE SQUARE

A $17 million total rehabilitation of the existing structure. The project will include approximately
lO.quumfedofmumaﬂspwcand?ﬁ.mOsqumfwofrmﬂ@m. The existing parking
structure will be expanded and rehabilitated. (Anticipated completion - Dec. 1997 to Dec. 1999).

SAKS FIFTH AVENUE BLOCK

An $11 million development consisting of an additional 30,000 square feet of retail and
improvements to the existing parking structure. (Anticipated completion - June 1995 to June 2000).

FOUNTAIN SQUARE - 47th and Pennsylvania Avenue

A $73 million mixed-use development which includes 265,000 square feet of office space, 60,000
squmfmofrmﬂ@lo.wﬂsqumfeaofmmspaq;. The project will also fnclude the
construction of 1,745 new parking spaces. (Anticipated completion - June 1999 to Dea. 2002).

HOTEL DEVELOPMENT - 47th and Peansylvania Aveaue

AﬁﬁmﬂEOnhowlmnﬁsgngofﬁpmxﬁ;wlyBOOmmsaudﬁOmwpuﬁngspm.
(Anticipated completion <“June 1999 to Dec. 2002).

CENTRAL PARKING



A $7 million improvement to the existing Central Plaza Parking area. This project will also
incorporate approximately 25,000 square feet of new retail space and pubiic space, and function as
a community gathering place. (Anticipated completion - Jan. 2000 to Dec. 2002).

HALLS BLOCK

A $7.5 million addition to the existing retail and parking structure. This development will include
new retail space and 200 new parking spaces. (Anticipated completion - Jan. 1999 to Dec. 2001).

PARK LANE

A $10 million conversion of the existing Park Lane apartments to an 88-room hotel. The project
also includes 280 parking spaces, {Anticipated completion - Dec. 1998 to Dec. 2000},

A $50 million residential development which includes approximately 350 apartments and 410 new
parking spaces. (Anticipated completion - Jan. 2000 to Jan.-2002).
4900 MAIN STREET

A $25 million project containing a 182,000 square feet commercial office building and 2n addition
of 530 new parking spaces. (Anticipated completion - Jan. 2000 to Jan. 2006).

PUBLIC AMENITIES

_A $5 million public amenities package to include directional signage graphics, lighting, auditory,

water elements and statuary.

The stamtory findings have been satisfied as follows:

KC1-219216.1

Evidence of “Conservation”

The Redevelopment Area, taken as a whole; is composed largely of structures over 35 years old.
Struchires within the area are either substantially deteriorated or are. functionally obsoletz or
economically underutilized. Deteriorating single family dwellings, a dilapidated apartment tower,
mfaccparkingandahrgemmhtocmpyvaluablehowlmﬂmidmﬁalsm. Prime retail space
iswkenupbymobmlewremﬂccnwr.smfampuﬁngandwmeHdpuﬁngsm.
Pm&er,ﬁﬂporﬁonofﬂwkedewlopmmmmfumdmulﬂrkwoodmd@wmmm
whichisbomdedgemﬂyonth:mrﬁby@ﬁ&red,mﬁ:ccastbyMahSﬁect, on the south by
50th Street and on the west by Wornall Street, was previously declared blighted in Kansas City
Ordinances No. 53519 (adopted December 23, 1981}, No. 53414 (adopted October 29, 1981) and
No. 53518 (adopted December 23, 1981). " . .

Evidence of “But For®

Acceptable retarns 1o real éstate investors depend on the nature of the specific investment: the
property sector or land use in question, the life cycle of the property, local market conditions, the
overall risk associated with the praperty, inflation expecrations, and other factors. Under current
conditions in real estate capital markets, returns on reaf estate equities range from 8 to 12 percent
for well-leased operating properties. In certain property types, such as baotels, investors will s2ek
higher cash-on-cash returns of 13 to 14 percent. Threshold returns for development projects,
because of the risk inberent in project development and leasing. will be even higher, typically an
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the order of 20 percent or more. Becausc of the Plaza’s strong historical market position and
operating history, an appropriate risk-adjusied return for the proposed projects, when considered
in aggregate, would be consistent with this 15 to 20 percent range.

Without the recapture of the tax-increment revenues, the proposed projects do not met this rate-of-
return standard. The aggregate return o equity for the stabilized year, including all of the projects,
is .48 percent. This is due primarily to the high cost of structured parking. If these high capital
casts can be supported by the TIF revenue stream, as is requested, the aggregate return to equity
rises to 13.14 percent. In other words, but for the TIF contribution 10 the parking costs, the
projects would not be attractive to private investors.



PLAN APPLICATION FORM

1. AP
(a)

(®)

©

@

(2]

®

(&)

KC1-2§9216.1

I RM N

Applicant Name:

J.C. Nichols Company, a Missouri corporation
Contact Person:

David A. Fenley, Esq.

Business Phone: (816) 274-6824  Fax: (816) 274-6914
Business Address:

Blackwell Sanders Matheny Weary & Lombardl, L.C.
2300 Main Street, Suite 1100
Kansas City, Missouri 64108

Representative authorized to sign/execute document: -
Barrett Brady, President '

Edward A. deAvila, Senior Vice-President
Address:

~ J.C. Nichols Company

310 Ward Parkway ,
Kansas City, Missouri 64112

Phone: (816) 561-3456 Fax: (816) 561-2256
General Conu_'actor:

(A) general contractor(s) has not been selected. Given the scope of the
projects, it is possible that J.C. Nichols Company will use multiple contractors.

Previous Development Projects or Experience of the Organization

See Exhibit 1(g) for a detailed description of J.C. Nichols Company’s previous
projects and experience.



Exhibit 1(g)
L.C. NICHOLS COMPANY

J.C. Nichois is one of the most experienced and well respected real estate firms in the
entire midwest. As developer of the proposed projects, the Company can draw upon over 90
years of development experience in and around Kansas City.

Since 1905, the Company has been developing renowned real estate projects of remarkable
character. Common to each development - residential neig_hborhoods. shopping centers, hotels,
office buildings, apartments and industrial parks - is the Company’s commitment to excelience.

The Company is best known for its development, ownership and management of the crown

- jewel of Kansas City, The Country Club Plaza, a prestigious shopping, entertainment, and office
district of Spanish Architscture containing approximately 1,100,000 square feet of retail space and
approximately 1,100,000 square feet of office space. The Company currently owns axl manages
33 office buildings, 18 shopping centers, 2,000 apartment units and 3 industrial parks in the
metropolitan Kansas City area... In addition, the Company is currently developing 3 major
residential subdivisions in Johnsoén County, Kansas.

“The Company also owns an equity interest in 12 active real estate partmerships. The
largest of these holdings is the Company’s approximately 50% interest in 6 partnerships in Des
Moines, Towa. -These partnerships currently own a total of 9 buildings containing approximately
600,000 square feet of offices, 200,000 square feet of industrial space and 110 acres of prime real
estate being held for future development. In addition, one of the Company's 12 partnership
interests is a 40% interest in J.C. Nichols Real Estate, Kansas City’s second largest residential
sales and brokerage firm.

KC1-219216.1
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DESCRIPTIVE SUMMARY _OF PLAN AND PROJECTS

1.C. Nichols Company will undertake a comprehensive redevelopment of portions of the
Country Club Plaza pursuant to the Country Club Plaza Tax Increment Financing Plan.
The proposed redevelopment will include approximately 780,000 square feet of new
construction on the Plaza, 180,000 square feet of rehabilitation to existing structures in the
Plaza, and 350 residential apartments in the Plaza area. Additionally, 3,965 new parking
spaces will be constructed. The proposed redevelopment will also include a $5,000,000
public amenities package, that will build upon the Plaza’s regional patronage with a well
thought out master plan of signage, graphics, lighting, auditory, water elements and
directional enhancements. -

b

- .”

ECi-29216.1
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Exhibit 5(c)
Amount and Source of Equity to be Provided

Attached hereto as Exhibit 5{c)(1) is the Developer’s proposed total budget for each of the
proposed Projects (the “Budget™). Developer proposes Lo use the Budget as Exhibit 4 to the Couatry
Club Tax Increment Financing Plan.

The Budget anticipates that approximately 77% of the total cost will be privately funded and
approximately 23 % will be funded using revenues generated from Tax Increment Financing. The
anticipated amount of Developer equity and private financing will be approximately $185,000,000.
The precise debt to equity ratio is not known at this time. '

Attached as Exhibit 5¢c)(2) is a letter from Charter American Mortgage Co. indicating that
the private debt and equity necessary to complete the individual Projects can be obtained. In
addition, the letter from George K. Baum & Co. attached as Exhibit 5(c)(3) demonstrates that the
income stream generated by the Projects will be sufficient to support the sale of LCRA or TIF bonds.



EXHIBIT S(ci{a)

CHARTER AMERICAN MORTGAGE CO.
2001 SHAWNEE MISSION PARKWAY
MISSION RiLi5. KANSAS £6205
(313) 677-2007

SAX (913) 6770174

December 13, 1996

“Mr. Barry Brady

President

J. C. Nichols Company

310 Ward Parkway -

Kansas City, Missouri 64112 ..

Re: Plaza Redevelopment Plan

Dear Barry:

- Thank you for the opportunity to examine and review the redevelopment plans that J. C.

Nichols has created for the Plaza. These are truly exciting projects and seem to be laid
out, designed and conceived on a very high quality and progressive basis.

Charter American Morigage Company is vety enthusiastic about sourcing debt for your
redevelopment projects, as well as possibly private equity, should you desire it. Our
meetings have been guite positive in that regard, and your development team has been
very helpful in providing us with good preliminary numbers to enable us to analyze the
possibilities. Subject to completion of the final design of these projects, marketing
strategies and our final due diligence review, Charter American is confident of its ability
to raise debt and/or equity for the various projects along the lines we've discussed.

Sincerely,
Thomas J. Turier, il
President

r

TJTlclh

MORTGAGE BANKERS SINCE 1908



BHIBIT 5 {c){3)
George K. Baum & Company

INVESTMENT BANKERS

WMEMBER TWELYE WYANDO TTE PLATA
NEW TORK STOCK EXCHANGE INC. 120 WEST +2TH STREET
CHICAGD STOCK EXCHANGE, MNC. KAMSAE CITY WILSOLRI &410%

December 9, 1996

TELEPHONE (18] 74,1100

Mr. John Crawford

Executive Director

Tax Increment Financing Board
10 Petticoat Lane, Suite 250
Kansas City, Missouri 64106

Dear Mr. Crawford:

This letter will serve as a confirmation that our firm has examined and discussed the
redevelopment plan for the plaza with the J.C. Nichols Company. Qur discussions have included
definitive outlines of the proposed improvements planned by the J.C. Nichols Company for the
plaza. Furthermore, we have analyzed their financing plan and made recommendatioas in the
structuring of this important ingredient in the overall plan for this redevelopment.

It is our opinion that these projects will generate sufficient revenues to support any considered
financing and our firm has agreed to underwrite the J .C. Nichols Company’s tax-exempt debt
that might be authorized by your Commission. The final financing will be subject to the
approval of the final structure of the financing, including any security provisions, legal
documentation and other related terms to be mutually agreed upon by ourselves and the J.C.
Nichols Company. :

" If you have any questions regarding the aforementioned commitment, please feel free to contact

me at your convenience. Thank you very much for your assistance.
Sincerely,

Russell L. Brown
Executive Vice President -

RLB:dw



(b)

()

(@
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If the Applicant owns the project site. indicate:

The following information/documentation wiil be made available to the TIF
Commission and Staff, as needed.

) Date of purchase:

(iiy  Mortgage(s):

(ii)  Balance of existing Mortgage(s):

(iii)  Submit copies of promissory note(s), deed(s) of trust and deed(s) for each
mortgage: ’

If the Applicant has a conu'act or option to purchase the. pro;ect site, indicate:
(i) Date:purchase/option contract signed: N/A :

(ii) Closing/expiration date: N/A

(iii) Submit a copy of purchase/option contract(s): N/A

If the Applicant will lease the project site, indicate:
()  Legal Name of Owner: N/A

(i) Ownmer’s Address: N/A

Owner of 1and upon completion of the Project:

J.C. Nichols Company

Ll



13.  CONTINGENCIES

This Proposal is contingent upon the following:

(a)

(b)

(©

(d)

(e)

O

KC1-219216.1

Approval of the Country Club Plaza Tax Increment Financing Plan, and the
selection of the J.C. Nichols Company as the developer to implement the Plan.

Approval by the City of Kansas City, Missouri of any necessary applications
to rezone and replat the project areas, the vacation of all streets, alleys and air
rights necessary for construction of the projects, the approval of development
plans and construction plans as necessary and the issuance of building permits
related thereto. '

The ne'gotiaﬁoﬁ of a redevelopment contract in form and substance satisfactory
to the J.C. Nichols Company with the Tax Increment Financing Commission
of Kansas City, Missouri.

The City of Kansas City, Missouri’s approval of a neighborhood improvement

district, the issuance of LCRA or TIF Bonds to be retired with TIF revenue in
an amount sufficient to fund the TIF Reimbursable Project Costs for the 47th
& Penn and Hotel garages and the Park Lane garage in an aggregate amount
of $29,140,000, such issuance to be secured by an assessment lien created by
the Missouri Neighborhood Improvement District Act.

The obtaining of conventional financing and equity financing by the J.C.
Nichols Company on a basis such that each redevelopment project is
economically feasible.

Market demand sufficient to make the proposed projects economically feasible.



| 3 ‘; Zas Economics Research Associates
Alffiliated with Drivers Jonas

Memorandum

DATE: February 18, 1997
TO: John Crawford, KCEDC
FROM: Patrick Phillips

RE: Preliminary Analysis for TIF Commission
. Response L o

I have-enclosed a series of tables that reflect an analysis completed by ERA in response to -
the TIF Commission’s comments and questions raised during the hearing last week.
These also reflect the approach I discussed with Dick Smith, counsel to the Commission.

The Issues
The Commission raised two major issues related to the “but for” analysis:

1. The return calculated under the TIF scenario omitted all parking and amenity
costs, rather than only those costs that would be covered by the incremental tax
- revenues. The incremental revenues are about $5 million less than the cost of
parking and amenities. The impact of this is that JCN pays this difference, and
returns to equity decrease.

2. - The “but for” analysis omitted the impact of incremental additional sales (and
other potential economic gains) on the other Plaza properties owned by JCN. If
these “indirect” benefits are figured into the analysis, returns to equity increase.

Implicit in these comments is the question of the reasonableness of the retarns if these

two adjustments are made. We have previously stated that a return of between 15 to 20
percent would represent a typical target for this kind of investment. Presumably, a higher .
rate of return could be seen as excessive. - N :

1. Adjusting the Return in the TIFScenario

Our preliminary response is shown on the attached pages. Table 1 first adjusts the
calculation of the costs, revenues, and retums under the TIF scenario. As shown, the

1101 Connacticut Avenoe, N.W.. Suite 750, Washington, 0.C. 20036 + (202) 496-9870 - Fax: (202} 496-9877
Los Angeles + San Francisco - San Diego « Chicago - Washington, D.C. - London
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present value of the increment, as documented in the worksheets prepared by Blackwell
Sanders, is $53.7 million. This compares to the costs of parking and amenities previously
estimated at $58.35 million. The net cost of the projects therefore increases by the
difference between these amounts, to $186.25 million. From this net cost, we have
calcuiated a new amount of privately financed. costs, or debt, and a new amount of
required equity. The new debt service requirement is calculated based on this debt
principal amount. Financing assumptions are the same es in the original application.

Net operating income is the same. Cash flow, however, goes down because of the higher .
debt service required. The new cash flow is then divided by the new equity requirement
to give us the adjusted return to equity. As shown in Table 1, the return to equity falls to
11.8 percent as a resuit. '

2. Capturing the Effects of “Indirect” Revenue

The second adjustment is intended to show the impact of capturing the indirect benefits
of redevelopment. In our view, the most reasonable way to estimate this is as follows:
Iet’s first assume that the new activity created through redevelopment will produce new,
incremental sales to the existing retail square footage at the Plaza. Many current leases
do not allow for percentage rents, and numerous existing tenants do not pay percentage
rents because of performance. However, some portion of these net new sales will in fact
fall to the bottom line. If we can estimate this new, “indirect” cash flow and include it in
the return-on-equity calculation, this will accurately reflect the company’s effective total
return on the redevelopment projects.

“The Plaza will produce total sales estimated at about $186 million this year. Without any

redevelopment, this is projected to grow at about two percent per year (this is of course
consistent with the application calculations, but may not occur without redevelopment).
The adjusted base case for year 2006 is therefore $224.6 mitlion.

For the purposes of the fiscal analysis, we have previously estimated that the
redevelopment projects will resuit in total Plaza-wide sales of $297 million. About $45.7
million of these new sales are a result of the new square footage in the redeveiopment
projects. The amount of this increase that is expected to eccur in the existing Plaza,
therefore, is as follows: $297 million less the $224.6 million in projectéd sales in
existing space less the $45.7 million in sales in the new projects themselves. The result
of this calculation is $26.7 million. In other words, the redevelopment boosts sales in
existing space by $26.7 millioa.  * ’ - .

The next step is to translate this increment into additional cash flow for the purposes of
calculating returns on the redevelopment projects. To do so, we examined the company’s
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record of operating performance for the Plaza over the last five years. These data show
that pretax cash flow before debt service runs between 3.1 and 4.2 percent of gross sales.
This relationship is a function of the lease structure, the operating costs on the Plaza, and
the degree to which operating costs are recovered from tenants. Over time, as the number
of leases incorporating percentage-rent provisions and tripie-net structures increase as a
proportion of total leases, this ratio should improve.,

As a benchmark, we also examined data collected by the Urban Land Institute for
regional-scale shopping centers in the Midwestern United States. This survey, whichis .
the industry’s most complete and reliable database of shopping center operations, shows a
median ratio of net operating income to gross sales of 5.2 percent.

To recognize the variability in this factor, for the purposes of calculating this “indirect”
additional cash flow we examined three levels of performance: cash flow at four percent,
five percent, and-six percent of gross sales. This analysis is summarized in Table 2. As
shown, with the additional sales pegged at $26.7 million, the additional, “indirect” cash
fiow ranges from a low of * $1.07 million to & high of $1.6 million. Adding this to the
cash flow of the rédevelopment projects, $4.41 million, gives us a total cash flow of
$5.48 to $6..01 million. Dividing this number by the amount of equity required to build .
the redevelopment projects, $37.25 million, shows a cash-on-cash return to equity,
including both direct and indirect revenue, of 14.7 percent for the low case, 15.43 percent
for the moderate case, and 16.15 percent for the high case.



TABLE1
.~ ADJUSTED APPROACH TO RETURN-ON-EQUITY CALCULATION

—[Total Development Costs, $239,951.651
Including Parking and Amenities '

—|Projected Tax-Revenue Iincrement $53,700,000
Net Development Cost $186,251,631

- |Equity @ 20% $37,290,326
Privately Financed Costs $149,001,305

| Direct Net Operating Income $18,915,393
from Redevelopment Projects

_ |Debt Service _ ($14,503,243)
Cash Flow from Redevelopment o $4,412,150

_ {Projects '
Retumn on Equity . ‘ 11.8%

Source: Economics Ressarch AssoGiates



~_ADJUSTED RETURN WITH INDIRECT CASH FLOW CAPTURED
COUNTRY CLUB PLAZA

TABLE 2

* [Direct Cash Flow from $4,412,150
Redevelopment Projects
New Sales in the Existing $26,700,000
Piaza Retail Space
Net Operating Income as 4.00% 5.00% 6.00%
a Percentage of Sales _
New, "Indirect” Cash Flow $1,068,000 $1,335,000 $1,602,000
Totat Cash Flow $5,480,150 $5,747,150 $6,014,150
Total Equity $37.250,326 $37,250,326 $37,280,326

14.71% " 16.43% 16.15%

Source: Economics Research Assoclates

Adjusted Retum on-Equity

- ';:
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Memorandum

DATE: February 27, 1997

TO: John Crawford, KCEDC
/
FROM: Patrick Phillips ¢
RE: UL! Data Regarding Shopping Center
Performance o

Gc: . Bany Brady, J.C. Nichols; Dave Fenley, .-

 have eaclosed the mos ooeateifion oftho Usben Land st benchmuack sendy of
" shopping centers, the Dollars and Cents of Shopping Centers, 1995. As you may know,

this is the definitive industry study of retail 1€l estate operatiofis and performance data..
ULL jtself, the nation’s leading real estate and land use research and education
organization, is described on page ii of the book. If additional information regarding the
study or its sponsor is needed, please call me. '

This study formed the basis for one of the calculations we discussed last week, the .
relationship between gross tenant sales and net operating income. The data that we relied
upori are shown in Table 4-4 on page 79 of the study. This summarizes operations for
regional shopping centers in the Midwestern United States. As stated in our
memorandum discussed last week, the data indicate that for the median-performing
center, net operating income represents 5.2 percent of mall tenant sales.

You had also requested that I supplement our earlier response to question 5 of your letter
of February 18. To measure the effect of changes to key performance and financial
variables in the redevelopment projects, ERA conducted a sensitivity analysis. Laura
Whitener of the KCEDC staff assisted in defining three alternative scenarios that adjusted
performance up and down and that isolated the impact of changes in financing variables.
The conclusion of the sensitivity analysis, as documented in our submission of January
20, 1997; is that while these adjustments increase or decreass the investment returns,
none of the scenarios analyzed presented a change in the esséntial “but foi* finding. - The
answer—that thie redevelopment projects are not sustainable withont TIF assistance--
S ,, -
Please feel free to call me if you have questions
interpretation of the data. o

regardmg the study, the ULI, or our

11601 Connecticut Avenue, RLW., Suita 750, Washington, D.C. 20036 - (202) 496-9870 - Fax- (202} 496-9877
LosAhgeles-Sanmeisw-SanDiega-cticago-WaslﬂngmmD.c.-meon
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M U.S. Regional Shopping Centers in the Midwest: Center Size, Center Sales, and Operating Results

- tower =  Upper Lewer . Upper - - humber
Average Median - Deeile .- Deeile - Medion _ Decile . pecile . - Reparling

crtor Size (Sguare Foel) -

ptablanr $PICH {GLA and ati other floor area) 604,086 £76.874 279,439 BRI, 74 St
e odspacs 506,649 446,01 281,411 735,201 19

“L wnedspace 54,017 95,580 [) 261,801 18

W fownad and unowned acea) Z7aza 250747 106,900 460438 20

a8 shops (GLA) 274,243 273,488 177,388 426,244 20

i Ants {dollars par squara foot of mell GLA) $17855  $17924  $12550 $290.57 20

—— e ard stores (dollars pec aquans ool . 15149 147.16 BS54 - 22927 17

pereent of Tolal Receipls
100.00% 100.00%

Hanrating Rosults

porealing Receipls o 0. 532688 100.00%

_ dhewdising 081 0.16 . ap 123 1.53
Promations/special events 015 Q.15 0.05 029 102 031 277 13
--;,-_m decociavents . 174 0.05 0.62 [
. fareting admintstration ' o.10 0.06 0.0 028 03 004 20 5
__Wschants association [XE] Q.12 0.6 0.29 1.10 090 141 10
Total resl estals taxes - 176 131 0.52 £.43 1342 542 3025 20
Talal Insurence . 0.27 0.20 0.10 0.63 > 108 a 18
Liablity Insurance 0.2 0.4 0.05 054 145 0.54 228 15
Property insurance 008 0.06 002 047 081 017 1.24 17
Spacial (earthauakelire) 1

£19.74 44.30% 17.76% 56.14%
mummmqw.aﬁmm“wmmmumﬂﬂnlmmwmmm i
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- formats. to compete;

What in the opinj the Nich mpany, ar e kev variables that will drive
the future perfor ce of the Tu aza as income pro ?

The Plaza must re-establish itself as the. preeminent destination for shopping and dining
within its key core trade areas, With approximately forty percent of its business coming
from outside the Kansas City metro area, there has been more reliance in recent years on
the visitor serving audience. As the local market continues to grow fastest away from the .

 Plaza, the Plaza is losing its advantage of proximity to its core trading arca. In addition,

with the duectcompcﬁtweﬂueai ‘of suburban development, the Plaza more than ever
needs to strengthen fts'tenant mix with carrent prototypes and more contemporary

The Plaza ¢an o Jonser.count on coptinuing repeat business throughout its core trading
area without attracting (exclusive to'the region) retail and restaurant ienants. By bringing .

new “signature” type of ctivity-generators to the Plaza, we can infuse it with the
necessary excitement; broadening its appeal and reinforcing its long standing position as
a distinctive and diversified destination. This will increase consumer traffic that will in
tumn provide an uptick in-sales and-demand for parking. -

- The other key variablé that will drivé the future performance will be the Plaza’s ability to

compete for-major office fenants that might otherwisc locate in the suburbs, Urban
Land Institute reports that each employee on average spends approximately $1,900 per
year in retail, restaurant and service establishments.

Another key variable to the Piaza’s success is its ability to attract the regional and

' business visitor to the Plaza. The Plaza has proven consistently to have one of the

highest occupancy rates and average daily room rates in the city. As alternatives grow in
the region for shopping, dining, entertainment and hospitality, we must strengthen
lodging opportunities for it to remain competitive. These visitors represent the biggest
per cap spenders when visiting Kansas City.

_An expanding residential market surrounding the Plaza is vital to the Plaza’s long term

performance. Demographers say there is plenty of evidence that supports an urban
renaissance where people from empty nesters to professional baby boomers are seeking
the convenient and cosmopolitan lifestyle. Like all great pedestrian districts in-the
country, the Plaza needs to develop and maintain a critical mass of high-quality
housing. : ' " .. -



#6_Why does the Nichols Company seek assistance for all nine projects at this time;

can these be phased-in? Which projects are felt to be th ti nt by rank
order? Is it possible to approve the entire Plan. but provide for separate “phased-

in” authorization of individual projects?

JCN seeks assistance for all of our projects because they are all interrelated and Key to
the plan to position the Plaza for the next 75 years. Each project responds to different
market demands. Hotels accommodate that 40% of the market that extends beyond the
metropolitan area. The office and residential components are necessary 10 promote the
local market. Maintaining and expanding quality retail is, in turn, necessary for all
markets. No single project is adequate to sustain the Plaza’s viahility.

Furthermore, as demonstrated in ERA’s financial analysis, not all projects gencrate an
adequate investment return on their individual merits. They must be considered in their
entirety to develop an acceptable return to the developer. :

Finally, the projects do not lend themselves to prioritization. Each will be market
driven. In today’s fast-paced, dynamic market, the Nichols Company must be able o
respond immediately. Phased-in authorization precludes a developer’s ability to
specifically quote economic terms and delivery dates.
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Eevin K. Nunnink, MAI o

J. Scott Patrick, MAI NT
Dauglas A. Heinrich, MAI . N .

January 14, 1997

Mr. Basrett Brady

President and Chlef Executive Officer
J.C. Nichols Company

310 Ward Parkway

Kansas City, Missouri 64112

Dear Mr. Brady:

o Pursuant to your authorization, 1 have completed the Consefvation Area Study for the Tax
Increment Financing Plan for the Country Club Plaza in Kansas City, Missouri. After completing
an inspection of the Redevelopment Area and careful consideration of pertinenl factors, §{ am of
the opinion that the redevelopment area fuffills the definition of a “conservation area” as defined
in Section 99.805(2) R.S. Mo. of Missouri's Tax Increment Financing (T IF) slatute.

This consulting service was performed in accordance with the Code of Professional Ethics and

Standard of Professiona! Appraisal Practice of the Appraisal Institute and the Uniform Standards

of Professional Appraisal Practice of the Appraisal Foundation. The Conservation Area Study
. comprises 50 pages and Addendum A.

: Should you have any questions after considering the report, or if { may be of further service,
; please contact me at your convenience.

Thanking you for the opportunity to be of service; | remain

H Very truly yowrs,

NUNNINK & ASSOCIATES, JNC.

Kevin K. Nunnink, MAI
State of Missourl Cenrtified General
Real Estate Appraiser (RA001835)

ranme i

* KKN/am

_ REAL ESTATE APFRAISERS. CONSULTANTS & ASSET MANAGERS
. Individual Membership Valuation Network Inc.
1 Respond To Office Indicated:

O CHICAGO OFFICE O GREATER KANSAS CITY OFFICE

"7 300 S. Wacker Drive, Suite 3525 = Chicago, Illinois 60606-6610 1901 W, 47th Place, Suite 300 » Westwood, Kansas 66205-1834
3 312/922-8500 + FAX 312/922-8501 913/236-4700 » FAX 013/236-4307 » Res. Dept. FAX 813/236-7644
# Internet E-Mail: nunnink@realworks.com Intemet E-Mail: nunnink@realworks.com
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Conservation Area Study intreaustion

INTRODUCTION

The Redevelopment Area comprises deteriorating 'and obsolete portions of the Country Club
Plaza and its periphery, as identified by the map on the following page.

The Country Club Plaza represents a watershid in thé history of retail development, because it
is noted as the first suburban shopping district to recognize, and incorporate by design, the
important changes that the automobile brought to shopping habits. The primary site was
assembled between 1906 and 1910, with the majority of construction compieted during 1920-
1930. Refurbishment and addifions to the Country Club Plaza have been completed from that
time to the present. The unique architecture, statuary, greenbelts and fountains, as well as the
high standards of subsequent maintenance, have contributed to the Country Club Plaza's status
as a cultural and architectural asset of the Kansas City community. The Country Club Piaza has
graced the cover of The Saturday Evening Post and has been the recipient of the Urban Land
institute’s Heritage Award (1993), and continues to be recognized as a devefopment of national
merit.

The subject Redevelopment Area does not include the entire Country Club Plaza, but portions of
the Ceuntry Club Piaza and its periphety that suffer from detericrating or funclionally obsolete
building improvements. These improvements represent a physical or econormic underutilization
of the site, with extensive physical deterioration, as Hiustrated in the preceding photographs. The
dated design and layowut of these improvements make them functionally obsolete by today's
standards, impairing their continued economic viability, particulady noting increased
maintenance costs to sustain ongoing habitability.

Present Iimprovements of the Redevelopment Area

A map in the following pages illustrates the location of projects in the Rede\?elopment Area.

Seville Project

Seville Square was constructed in 1945 for utilizaticn as a department store. The building -
has subsequently been converied to muiti-lenant usage, consisting of a *honeycomb® of
retail spaces, a basement movie theater and an upper level food court. The vertical (muiti-
story) layout and the floor design result in a poor conversion usage. Escalators and
elevators are located at the rear of the building and are difficuit to find. Further, patrons
have no visual orientation of stores as they ascend the escalator. A central atrium is
required to provide natural lighting for store fronts, but limits the efficiency of the building
layout. Furher, the building is commonly heated with two gas fired boilers, the majority of
. the building is cooled by a common water cooling system. The building is linked via skywalk
to an adjacent parking structure. The Seville Square building exterior, as a department store
design, provides no identity to interior tenants. - The site is one of the premier retail sites of
the Country Club Plaza and the improvements represemt an economic underutilization of the
site.

Saks Biock Project

The Saks department store is not owned by the J.C. Nichols Company, afthough the J.C.
Nichols Company owns the underying site and contiguous parking garage. The parking
garage was one of the first structures completed at the Country Club Plaza in 1920. The
parking structure features extensive lineal frontage to 47th Street, as well as Pennsylvania
Avenue and constitutes an underutitization of the site. The Saks Fifth Avenue building

Nunnink & Associates, Inc. ' Page 23
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suffers from funclional obsolescence in that department store size preferences have
changed since its construction. Both Saks and Hall's are undersized by contemporary
standards. If either occupant vacated, single tenants would be difficult to find for such
buildings due to the size and layout. Further, such buildings would prove poor multi-tenant
conversions due to similar problems experienced at Seville Square.

. iy

47th & Pennsylvania |

The 47th & Pennsylvania project is presently improved with a lower and upper surface
parking lot, again occupying significant frontage and unimpeded visibility of the Plaza and,
therefore constituting an economic underutilization of the site. The site is presently
improved with five older low-rise apartment buildings, four of which were constructed in -
1918, as well as a small single family residence. The brick apartment structures are
hampered by construction characteristics of the pre-1920s, including highty combustible
interior components, smaller interior hallways, absence of centrat air conditioning, older
mechanical and elecirical equipment, etc. Although a low-rise design, these buildings
feature smaller yard setbacks, resulting in narow passage between buildings that are not a
deterrent to crime and pose emergency accessibility problems for fire and police sesvices.

The preceding photographs illustrated the aged boilers that are typical of these apariments,
as well as the radiators, namow stairwells, and undersized kitchens. The bedroom
photograph illustrated buliding subsidence, with the north comer of the bedroom several
inches below the south comer, a distance of approximately 10 feet. An exterior balcony
- photograph evidenced deterioration of the decking. it is also reported that the Biscayne
Tower is in need of a new roof cover and third ficor tenants have suffered from roof leakage.

Park Lane Project

The Park Lane apartment building was constructed in 19824 and comprises a mid-rise
masonry exterior structure. The Park Lane construction characteristics inciude narrow
hallways, outdated plumbing, electrical and elevator service, The drive entry is narrow, wide
enough for only one car.  The dated age and design of the structure, coupled with the
condition of the interior, will require extensive modemizing and refurbishment to regain a
market standard of competitiveness for ongoing future utilization. In its present status, the
structure represents an ecanomic underutilization of the site.

Hall's Block Project

- The Hall's project consists of a two-story department store and parking garage. The Hall's
i : “store Is the smallest department store in. the Redevelopment Area,” comprising less than
; 60,000 square feet, or 50% of the low end of the-preferred size range for-department stores.
: The department store features two gas fired boilers, which are JIncreasingly expensive to
1 . . maintain as they age.- The reinforced concrete structure features litle  exterior
} : _ omamentation. Like the Saks building, if the tenant vacated, a new tenant would be difficult
: 1o find due to the small size of the building. Like Seville Square, the Hall's building would be

difficult to convert to mutti-tenant usage due to Its size and layout.

Central Parking Project

Central Parking comprises a four level below grade parking structure. Like the other parking
structures, construction occurred prios to widespread use of sodium as an ice deterrent.
Accordingly, construction characteristics did not include effective moisture bamiers. As cars
have entered the garage with siush and sodium-laced ice, the residue permeates the
concrete and rusts the underlying steel, requiring periodic patching and replacement.

Nunnink & Associates, Inc. ' _ Page 24
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Current parking structure standards coat structural steel and provide an integrated moisture
barrier, rather than a surface sealant. Additionally, current standards include post-tension
construction which compacts the concrete and.repeis water. As these parking structures
continue to age, deterioration occurs more rapidly, requiring greater maintenance costs.

With a typical life expectancy of 45 years all of the parking structures require high on-going
maintenance costs. .

Kirkwood Project .

The Kirkwood project-is improved with approximately 34 residential structures, some dating
back to the 1920s. The residences exhibit varying degrees of deterioration of buiiding
components and reguire significant periodic maintenance to remain habitable. The
residences are buffered by high-rise apartments/condominiums to the north, west and south,
with commercial development to the east. Thus, Kirkwood is an island of older, deteriorating
residences that represent an economic underutilization for the area. Unified redevelopment
of the parcet would permit greater economic utilization of the overall site, and provide for

greater landscaping, security and parking than is present in the current fractionalized
development.

The Kirkwood Project was previously declared blighted, as was the adjoining 4900 Main
Phase Il Project, in an area bounded generally on the north by 49th Street, on the east by
Main Street, on the south by 50th Street, and on the east by Womall, pursuant to Kansas
City Ordinances No. 53519 adopted December 23, 1981), No. 53414 (adopted October 29,
1981) and No. 53519 (adopted December 23, 1981).

4900 Main Phase Il Project

This project represents Phase 1l of the 4800 Main building and cusrently consists only of
paved parking and a smali branch bank facility. The 4800 Main Building, Board of Trade
and other commercial development exists to the north, with Main Street retail existing to the
east and southeast of this site. As such, the existing improvements constitute an economic
underutilization of the area. Redevelopment in a commercial fashion could provide
additional commaercial development and complementary parking

The 4300 Maln Phase Il iject was previously declared blighted, as was the adjoining
Kirkwood Project, in an area bounded generally on the north by 49th Street, on the east by
Main Street, on the south by 50th Street, and on the east by Womail, pursuant to Kansas
City Ordinances No. 53519 adopted Decernber 23, 1981), No. 53414 (adopted Oclober 29,
1981) and No. 53519 (adopted December 23, 1981). - |

Nunnink & Associates, Inc. ) ) Page 25
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Conservation Area Study ' Introduction

Real Estate Taxes

The assessed valuations and real estate taxes generated by the properties within the
Redevelopment Area are summarized below.

[
L
Hotel _ - Residential $1,757,520 $469.520 $333.929 $89.188
[ Central Parking Parking $1,572.500 $22.125 $502,200 $7.080
Halls Biock Garage $1.518.656 $2.432 344 $485 970 $778,350
Park Lahe Reskiential $1,162,684 $108 654 $226 800 $20.650
- Kirkowood Resideniial $2,401 848 $1,419.054 $456,351 $269,620
Zoning

Much development on the Country Club Plaza is underutilized with respect to zoning. For

example, the prime Plaza retail core is primarily single-story but is zoned C3a2 where an FAR of

6:1 is permitted. Simitarly, many of the area’s single-family houses reside in R-4-0 zoning, Low

Apartments, Administrative Office Buildings which allows an FAR of 1:1 and three-story height.

- ' The large surge of redevelopment projects and speculative assemblage activity has caused city
officials to be concemed about uncontrolied growth in underutilized zoning. Therefore, the City

has undertaken a study of the Plaza ("The Plaza Urban Design and Development Plan”)
purposed to ensure that "new development will contribute to the existing environment in a

_ positive manner.” The plan was officially approved by the City Council on June 1, 1989. The

basic redevelopment position of the plan is to preserve the "bowl” concept and to target new
projects for the periphery of the neighborhood.

South of Brush Creek the city's goal is to create a reverse bow} affect where- building heights
decrease (the rim of the bowl) moving to the south. The decreasing densities are as follows:

1 RS5.R6 100 units per acre

o 49th Street - RS, R6 €2 units per acre-

: ’ 50th Street R4 29 units per acre

A 51st Street R2 8.7 units per acre
52nd Street R1 7.26 units per acre
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Four new zoning categories were recommended as follows:

1. R-1bb - minimum lot size of 12,000 square feet; width of 85 feet,
intended to prevent lot splits .

2. R-5a - maximum height of 10 stories or 100 feet; lot area minimum of
750 square feet per unit; maximum FAR of 21

3. C3a2 - PLAZA - maximum FAR of 3:1 with design bonuses for an
additionat 0.6:1; maximum height of 12 stories or 156 feet

4. 0-5 - minimum lot area of 15,000 square feet; maximum height of §

stories or 75 feet.

In addition, urban design guidelines have been established for neﬁv projects as summarized
below:

1. Entire Plaza Area - considers building forn and placement, open space
and parking
2. Infill Housing - considers building form -and placement, parking,

streetscape/landscape, and signage

Specific Areas - for specific portions of the Plaza area where development may occur in the
future; organized by the study area and prepared for 11 area, e.g. The Madison/Belleview
Corridor. (The sublect is located within the Area C defined as Ward Parkway to 47th, Jarboe fo
Jefferson.)The urban design guidelines also discuss materials of construction with particular
regard to project aesthetics. A strict reading of the current plan document indicates all projects,
even if permissible within existing underutilized zoning, must be subjected to the new urban

. design guidelines. The new criteria could therefore be viewed as down-zoning. However, some

city officials classify the guidefines as voluntary for existing zoning.

Specifics of the zoning districts pertaining to the redevelopment area are illustrated by the zoning
map on the facing page.
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Kansas City Metropolitan Area Data.

The Kansas City metropolitan area contains approximately §,022 square miles. This bi-
state community encompasses 10 counties and 136 cities in northwestern Missouri and
northeastemn Kansas. An excellent highway network includes three interstate highways,
two awdliary 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.

Population

The Kansas City metropolitan statistical area (MSA) has experienced steady growth,
Population figures from the 1980 census were 1,449,376, while 1930 census population
figures were 1,582,875, a 9.2% increase for the decade. The 1985 popuiation estimate
of 1,658,117 showed a 4.8% increase over the 1890 figure, indicating . recent growth of
just under 1% per year. This trend is expected to continue at a steady rate, with a
projected 2000 population of 1,730,871, a 4.4% increase over the 1995 estimate.

Additionally, the number of households in the Kansas City metropolitan area was
534,566 in 1980 and 608,459 in 1980, representing & 13.8% increase. This represents
an average annual change of approximately 1.4%. This rate of increase has remained
faifly constant since 1990, with the number of households in 1995 estimated to be
540,648, a 5.3% increase over the 1990 figure, equating to an annual increase of just
over 1.0%. This steady increase is also expected to continue in the future, with 674,036
households projected for 2000. This projected increase represents a 5.2% change over
five years, or just over 1.0% per year.

Nearly two-thirds of the Kansas City SMSA population is located within Jackson County,
Missouri (population of 635,071) and Johnson County, Kansas (population of 355,044),
with 40% of the total population within Jackson County. . Clay and Wyandotte Counties
each add an additional 10% to the total population, with the remaining six counties
contributing less than 17% to the SMSA total when combined.

19830 Population
KC SMSA by County

Lufayette Ray Platte o ..
2% 1% 4% 4 Chy

10%
Leavenworth -
4% Miami Jackson

Sourca: U.5. Census Bureau
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While Jackson County is the largest county in the SMSA, it experienced virtually no
population growth in the last decade. As indicated in the following chart, Jackson County
experienced a population deciine between 1970 and 1980 and grew by only 1% in the
past decade. This level of growth is well below the growth rate for the metropolitan area
as a whole. Jackson County includes much of Kansas City, Missouri. It's lack of growth
is reflective of the national trend toward migtation from the intercily to the suburban
areas. Efforts to reverse these trends include legislation such as tax increment financing
districts encouraging redevelopment in areas such as the Country Club Plaza. This

_ trend also impacted Wyandotte County, which experienced a decline in population for
each of the past-two decades. Suburban areas that have experienced rapid growth
include Platte County, Cass County, and Johnson County. Because of its retative size,
the growth of Johnson County is most significant. Between 1980 and 1990, neary 66%
of the metropolitan area’s population growth was concentrated in Johnson Counaty.

Percent Change in Population

Lafayette |
Total SMSA | o
-100% 0.0% 10.0% 20.0% 30.0% 40.0% S50.0%
Source: US. Census Bureau - 3 1970-1980 m 1580-1580

The median household income in the Kansas City metropolitan area in 1989 was
$31,610. This represented a 67.9% Increase over the 1979 figure of $18,825. This
increase continued into 1985, though at a siower rate, The 1995 estimated median
- household income for the Kansas City metropolitan area was $37,690, a 18.2% increase
over six years. Additionally, the projected median household Income for 2000 is
$42,236, representing an increase of 12.1% over the five year projection period.

Employment

The national economy is cumrently experiencing moderate growth. This follows a short
recessionary period during the early 1980s, and an extended period of growth through
the middie and late 1980s. The unemployment rate has remained relatively consistent

- with this trend over the past ten to 12 years, Historically, Kansas City has averaged 1
percent to 2 percent below the national average in unemployment. Qver the course of
the past four years, unemployment in the metropolitan area has generally ranged from
4.0% to 6.0%, but declined to as low as 3.0% in late 1995. The most recent figures for
the Kansas CHy area are through the end of November, 1996. At that time, the
unemployment rate was reported at 3.5%. This compared to a national unemployment
rate of 5.0%, and a Missouri rate of 4.0%.
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Souwrce: Mssowri Area Laboer Trends

The Kansas City area has a reasonably diverse economic base. No major employment
sector accounts for more than 27% of the labor force. As is common among cities in the
United States, the economy is becoming increasingly service osiented. Over the past
few years, the numbers of jobs in the manufacturing sector have deciined, while jobs in

the service industries have continued to grow in number. This {rend is aiso likely to
continue.

The Kansas City area has a reasonably well diversified economic base. Historic
employment by sector is summarized in the following table.

1983 1888 1992 1893 1934 1885 |
Manufacturing 112,200 117,100 111,000 104,400 104,800 105,600 108,500 107,300
Construction & Mining 23,300 29,800 34,000 31,100 32,500 34700 40,300 41,700
Trans. & Pub, Util. 50,000 53500 63,000 63600 63400 64900 66,100 68,300
Trade 164,800 193,300 200,000 198200 197,300 204600 209,500 218,600
FIRE 47,900 52,500 58,000 60,000 60,600 62700 63300 63,100
Services 440,000 156,800 186,000 200,000 208,200 220,200 227,900 246,600
Goavernment 99,100 105,500 118,000 123,100 123,000 125400 131,500 132,700
{Total 637,300 707,500 770,000 780,400 790,700 818,100 847,100 877,700
Annual Increase NA 70,200 62500 10,400 10300 27,400 29,000 30,600
Annual % Change NA 3.5% 2.8% 6.7% 1.3% 3.5% 3.5% 3.6%

As of December 1995, total nonagricultural wage and salary employment for the Kansas
City MSA was 877,700. This represents a 3.6% (30,600 empioyee) increase over the
December 1294 figure and represents the second straight year with growth of 3.5% or
higher. . Empioyment for the metropolitan area has grown at an average annual
compounded rate of 2.7% over the past twetve years. The majority of this growth has
been in the service sector. When finance, insurance and real estate (FIRE), services
and government are combined, they account for 65% of the employment growth over the
past decade. This enabled this sector to grow from 45% to 50% of the total employment
base during this period. This movement toward a more service-based economy is
commaon throughout the nation.
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Gene

While employment growth has continued throughout the last ten years, the rate of growth

moderated in the early 1890s. The rate of growth has increased substantially, however

over the past two years, This is depicted in the following chart. The growth trend over

this period coincides with economic growth for the nation as a whole over this same

period. Thus, future employment and economic growth in the area is likely to follow
(4

national trends, '

Nonagriculfural Wage & Salary Employment
. Kansas City MSA
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Source: Mssouri Area Labor Trends

Within the Individual major sectors, Governiment is the Kansas City area's largest
employer, followed by health care. Other significant industries in the area inciude agri-
business and food, telecommunications, banking and finance, engineering,
transportation and manufacturing. Eight organizations recently reported employing over
5,000 people each. These are: ATA&T, the federal government, Hallmark Cards, inc.,
Heaith Midwest, Kansas City Southem Industries, Sprint, TransWorld Airfines, and the
University of Kansas Medical Center.

ral Information

Kansas City has consistently been a leader in river fraffic, railroads, highways and air
transportation. The Kansas City metropolitan area 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 movemenis per day. Overall, there are eleven on-
line railroads which provide daily service to the Kansas City area. Due to its spacious
railroad and intermodal system, which pravide efficient interchange services between
main line rail carriers, Kansas City enjoys the nation's most flexible storage and transit
comblnations.

The Kansas City Intemational Airport, which opened in 1872, 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, ihe airport has suffered
from unprofitable companies selecting the city for hub operations subsequent to
deregulation. Today, the airport does not serve as a hub for any airline, A totai of 16
passenger airlines serve KCI with more than 230 flights daily. Southwest Airlines leads

¢ e ———— i e
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the way in volume with an approximate 23% market share. Following the bankruptcy of
Braniff in April 1989, passenger traffic declined significantly. However, traffic has
trended upward since 1982, -

in addition to KCI, the Kansas- City metropolitan area has 21 public and 73 private

general aviation airports. Some of the larger air fields which serve executive aircraft

include the East Kansas City Airpoit, Independence Memorial Airpori, Johnson County

Executive Airpost, Johnson County industrial Airport, Kansas City Downtown Airport,
" Lee's Summit Memorial Alrport 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 which has contributed to Kansas City’s rank among the top ten trucking cernters
in the nation. The metropolitan area is served by 313 motor freight camiers, several of
which are headquartered here. The Kansas City Area Transportation Authority provides
the largest public transportation system, while - Johnson. County Transit connects
suburban Johnsen County areas with selected business centers in Kansas City. In
addition, Kansas City is curently reviewing the possibility of a light rait system, which
would link the central business district with major residential and business centers
throughout the metropolitan area. oo

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

Some of the nation's best public and private elementary high schools are located in the
- Kansas City metropolitan area. At last count, the city contained a tolal of 346 public
_ elementary schoals, 78 public junior high/middle schools and 97 public high schools.
_ These schools employ a total of 17,576 teachers, with total enroliment of approximatety
254,520 students. The Kansas City metropolitan area 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 Ciy is also served with a8 variety of options for higher education,
including two major universities, more than a.dozen colleges, .several community
_colleges, three medical schools, a faw school, a 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%.

Community services found in the Kansas City metropolitan area consist of approximately
- 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 the homs to the Linda Hali Library of
Science and Technology, the largest privately endowed scientific and technological
fibrary in the country. Culturat and social activities in the Kansas City metropolitan area
inciude the American Royal Museum, the NCAA Visitors Center, the Woodlands Race
Track and Worlds of Fun and Oceans of Fun. Kansas City also is home to &
..... professional football team, a professional basebail team, a professional indoor soccer
team, a semi-pro hockey team and a2 professional tennis team. In addition, four
dverboat gambling casinos have opened along the Missouri River on the State of
~ Missouri side with the opening of additional casinos pending. Other recreational
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amenities that the metropolitan area has to offer include 57 private, municipal and daily
fee golf courses, 109 tennis facitities, 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 gaileries and more than 40 museums and centers. Shopping centers of note
include the nationally recognized Couniry Club Plaza and Crown Center, the newly
constructed Leawood Town Center as well as three leading enclosed malls.

_ Al public utilities are available in adequate supply in the Kansas City metropolitan area,
Water service is provided by each city in Missouri and by special districts in Kansas.

Kansas created special benefit districts so the boundaries of the service districts could
be coterminous with the boundaries of the water shed, Sewer service is provided to
most of the metropolitan area by the City of Kansas City, Missouri. Only Johnson
County, Kansas has special sewer districts with boundaries coterminous to the
respective watersheds. The City of Olathe is the only full service public entity in the
Kansas City metropolitan area. Electrical service is provided to various sections of the
metropolitan area by four power and fight companies. The largest is the Kansas City
Power and Light Company. Kansas City Power and Light owns 47% of the Wolf Creek
Nuclear Power Plant. Electricity rates are comparable for all four utilities and all cities in
the Kansas City metropolitan area. Natural gas was formesly supplied to the entire
Kansas City area by the Gas Service Company. However, in eary 1994, the Gas

Service Company split into two separate companies. The one serving Missouri users is

now called Missouri Gas Energy, which is a subsidiary of Southem Union Company.
The one serving Kansas customers is now called KPL, a division of Westem Resources.

individual Property Types

Office

As of December 1995, the OFFICE vacancy rate of the Kansas City metropoiitan

. siatistical area (MSA) was 13% compared with 15% in 1994 and 16% in 1993. Post
- 1980 vacancy rates in major submarkets such as the Plaza, College Boulevard, Ward

Parkway, and Downtown have ranged from $%-12%. The Northland which includes
office properties near the airport as well as the Rock Creek development had a vacancy
rate of approximately 12%, down from 15% in 1994. In general, vacancy rates have

‘continued to decline due to the lack of speculative construction in the MSA.

In 1998, purchase prices of Class A and:Class B office space approach 50% to 70% of
replacement cost in the College Boulevard corridor, the city's most active marketplace.
Sales prices range from 30% fo 60% of replacement cost in other areas of the MSA. In
general, prices have strengthened and the strongest submarkets have experienced a
return of investors to the marketplace rather than reporting transactions only involving
user buyers. During 1995 the strength of the office market for large users was apparent.
A 100,000 square foot space in the Plaza was leased immediately upon vacancy by the
Sprint Corporation, one of the city's largest employers and aiso a 200,000 sguare foot
space remaining in a building recently purchased on Ward Parkway was leased almost

‘immediately by Twentieth Century Investors. The lack of large contiguous Class A

spaces in the premier office markets has forced some users to locating Class B
buildings. The recent announcement that Sprint will start its campus project in Johnson
County is growing fo create a tenant's market throughout the city. The addition of
4,000,000 square feet of owner occupied office space will create a very competitive
office market throughout Kansas City. Thus, without incentives, littie new construction is
expected unless is spurred by tax abatement or tax increment financing.
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Retail

The view of RETAIL of the Kansas City metropolitan area in 1995 was quite enthusiastic.
Evidence of this is the increase in the supply of retail space by approximately 1,100,000
square feet. In fact, 1995 posted the second largest increase in the retail supply since
1987. Absorption totaled over 600,000 squarg feet for the past year and several new
projects were announced. Construction has begun on the Mall of the Great Plains in
Olathe and the sites necessary for the construction of the Merriam Town Center Mall
- have been acquired and construction is expected to begin soon. Development
completed in 1995 was dominated by big box retailers such as Kohl's, Wal-Mart, and any
of the three largest supermarket chains in the area. 19895 saw the near completion of the
Town Center Plaza Shopping Center iocated on 119th Street in Leawood. Phase 1 of this
facllity totals 450,000 square feet and leased rapidly. It is anchored by Jacobson's
departiment store. At this point in 1896, it appears that the Country Club Plaza and south
Johnson County community shopping centers have squared off to battle over each
other's existing tenants and any potential upscale retailers looking to enter the Kansas
City market. The malls seem to remain essentially unchanged with the exception of the
approval by the City of Overiand Park for:the addition. of a Nordstrom's department store
to the Oak Park Mall. Additionally, 2 major power center is under construction
approximately five miles west of the Country Club Plaza at 60th Street and Interstate 35.

The expansion of retail is somewhat restricted by the limited number of premium sites.
Also, the national perception among targe institutional investors and Wall Street is that
retail, having emerged from the recession more rapidly than office, is in danger of
becoming oversupplied once sgain. Any new development will fusther exacerbate the
problems for unanchored or pooriy located centers which will continue to lose ground to
newer or better located developments. An exampie of this can be found in the urban
centers. Retail growth in pant has occurred in the suburbs at the expense of urban
centers. The trend continues toward larger individual store sizes.. Urban retail owners
and managers continue to report faliing occupancy rates. Any new construction in the
urban core is likely to require tax abatement which Kansas City, Missouri has been
willing to offer. The Glover Plan, Watts Milt and Wagner Plaza are examples of
redevelopment made possible through govemmental subsidy.

with limited and selective new construction, anchor t{enanis are expected {0 remain
aftracted to the metropolitan area due to the increasing household income and
population. Market rents are expected to firm throughout the metropolitan area and
increase in growing areas. Vacancies in anchored centers will improve. However, there
is currently approximately 4.1 million square feet of vacant and new construction

_ oceumming. Many retzil sites in secondary locations may be faced with high permanent
vacanties. :

industrial

The Kansas City metropolitan area INDUSTRIAL market remained feirly stable in the
1980s and into the 19905, avoiding the more dramatic swings in growth and decline that
other property types experlenced. Kansas City's ceniral location, low [abor costs,
transporiation facilities and targe inventory of underground storage space make it an
attractive industrial hub. In the central city, vacancy rates have dropped from around
6% a few years ago to less than 5% in 1995, according to the Society of Industrial and
Office Realtors (SIOR). In the suburbs, vacancy rates held steady between 6% and 8%.
The citywide average industrial vacancy rate is slightly more than 4%, down from about
7% in the latter part of the 1980s. However, visual observation and intema! Nunnink
survey information suggests the overall vacancy rates range from 5% to 15%, including
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available subleases, depending on the submarket. During the past decade, the city's
totai supply of industrial space grew at an annual rate of 1.2% to an estimated
167,000,000 square feet in 1992. Most construction has been on a build-to-suit basis.
Suburban space was absorbed at approximatety 500,000 square feet per year from 1883
through 1992. The central city absorbed from 1,000,000 to 2,000,000 square feet
annually in the same time period, indicating that this is a desirable location for industrial
facilities. Growth has continued through 1995 and is likely to continue in the Kansas City
industrial market. However, this growth will remain focused on owner-occupied and pre-
leased facilities with only limited to speculative development.

Apartments

The metropolitan Kansas City APARTMENT markets' most significant characteristics are
the amount of new construction currently underway and expectations for additional
supply throughout 1987. The cument overall Kansas City market occupancy rate was

_reported at 95%+. However, approximately 2,500 units have recently been completed or
- - are under construction. Concessions, including free rent and lower deposits, are afready

noted in the marketplace. This comprises 64% of the total for the MSA of 2,337 units.
In 1995 1,160 units were constructed in south Johnson County and currently there are
just over 1,900 units under construction and or nearing construction in the Johnson
County market. Combined with the other projects being considered, the new supply
could increase by 5,000 units in the next two to three years. There was little sales
activity in multi-family properties recently, however a flurry of activity in the early 1990s
was dominated by REITs, pension funds, and life insurance companies. Most investors
anticipate that now is not the time to inquire new product in light of the current and
anticipated construction as well as the rental increases realized in the last two to three
years.
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COUNTRY CLUB PLAZA AREA DATA

The County Club Plaza was developed by the J. C. Nichols Company during the 1820s as
the first suburban shopping center in the United.States. The Country Club Plaza has
remnained a highly desirabte retail iocation since its inception and ownership has remained
with the J. C. Nichols Company. The Country Club Plaza currently contains 1,200,000
square feet of retail space, which is occupied by approximately 185 retail and service

~ shops, including Saks Fifth Avenue, Halls Department Store, Brooks Brothers, Bames &

Noble, art galleries; and some of the metropolitan area's finest restaurants. The Country
Club Plaza includes a complement of 150,000 usabte square feet of office space above
the retail components, as well as millions of square feet of office space in free-standing

‘buildings contiguous to The Country Club Plaza, occupied by medical, legal, and

investment brokerage tenants. The Country Club Plaza is served by 14 off-street parking
areas, which all offer free parking. In total, more than 5,000 cars may be accommodated.

. The Spanish architecture of The Country Club Plaza incorporates tiled roofs, omamental

iron grili work and brilliant tile plaques. The Country Club Piaza roofline is accentuated
with ten colorful towers of Spanish and Moorish design. The tallest is the "Time Tower",
which stands 105 feet above street level, with four clock faces fronting in each direction.
Each face, along with a rounded dome on top, is omately decorated with thousands of
pieces of inlaid tile. Tree-lined sidewalks are wide and the center is enhanced by more
than 50 separate objects of art and fountains along the pedestrian ways at intersections,
parkiets and in building lobbies and cosidors.

During the Christmas holiday season, the exterior of all Country Club Plaza buildings and
roof lines are strung with Christmas lights, requiring more than 200,000 lights and 75 miles
of wiring. The annual lighting ceremony occurs on Thanksgiving night and the “Season of
Lights” extends through mid-January. The 67th annual lighting ceremony on Thanksgiving

_ night 1896 attracted 250,000 persons to The Country Club Plaza The "Season of Lights”

allows the hotels on the Country Club Plaza to enjoy strong occupancy levels during an

-approximate 45 day period of traditionally slow business travel, when seasonal

occupancies fal} dramatically in the generat lodging industry.

The Couniry Club Plaza area is considered to be very accessible, given its location near

the center of the city, particularly with the recent completion of the Bruce R. Watkins Drive
to the Brush Creek area, conveniently linking the Country Club Plaza to Highway 71 and
the metropolitan. suburbs to the east-southeast. = The Country Club Plaza can alse be
easily reached by major thoroughfares from any other direction. From the north, either of
two four-lane traffic arteries can be used, Main Street or the Madison-Belleview arteries of
Southwest Trafficway. To the south, either Ward Parkway, a divided four-lane artery
extending to 85th Street, or Womall Road, a street of varying widths leading to the far
southem areas of Kansas City. Highway 56 (Johnson Drive), the major four-lane east-west
traffic artery, easily reaches into the Missouri suburbs of Raytown and Lee's Summit on the

‘east and suburban Johnson County. On the west, Southwest Trafficway and Shawnee

Mission Parkway provide quick access to the interstate highway system (Interstate 35 and
Interstate 70).

The topography of The Country Club Plaza is that of a “bowl®, with higher terrain to the
nosth, south and west. Brush Creek, a focal characteristic of The Country Club Plaza,
traverses the center of the valley. The neighborhood is in a 100 year to S00 year flood
plain. Of special note is that The Country Club Plaza flooded September 12, 1977 due to
an extremely heavy rain. It should be stated, however, that the entire Kansas City area
experienced difficulty due to the rainfall and several areas of the city were flooded that
were not in denoted flood plains. Since that time, the U.S. Comps of Engineers and the Clty
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of Kansas City have undertaken a beautification and flood control project, widening and
lining Brush Creek. Bridges have been reconstructed in period design, and fountains and
pedestrian walkways have been added to Brish Creek. The project has upgraded Brush
Creek to yet another Plaza amenity, creating an ambiance analogous to Chicago's
“magnificent mile” retail district along Michigan Avenue and the Chicago River.

The Country Club Plaza is surrounded by long-established and high-valued residential
areas, another legacy of early-day development by the J. C. Nichols Company. Many
‘supportive and aesthetic iand uses have developed around The Country Club Plaza,
including the Board of Trade of Kansas City, Missouri, with its trading floor and many
member companies housed in a building on the south perimeter of The Country Club
Plaza, the Country Club Plaza Library, and located a few blocks farther east is the Kansas
City Art Institute, The Kansas City Conservatory of Music (now a part of the University of
Missouri at Kansas City), the Nelson Gallery and Atkins Museum of Fine Asts, and the
Frank A. Theis Mall, formerly named the Cultural Mall.

The Frank A. Theis Mali is a Kansas City Park Department property covering 14 acres, two
blocks wide extending from the Nelson Gallery on the north to Volker Boulevard on the
south. Near the south end is the beautiful William Voiker Fountain, the-last major work of
the late Cad Milles, eminent Swedish sculptor. The Mail was named in honor of the late
Frank A. Thels, a prominent civic leader who had served as president and long-time
member of the Board of Park Commissioners. On the west end of the Country Club Plaza,
very near the subject redevelopment site, the Richard & Annette Bloch Cancer Survivors
Park, honoring those who fight cancer,

Also nearby is the Linda Hall Library, one of the outstanding #braries of science and
technology In America. The Linda Hall Library, with an endowment of nearly $25,000,000,
- is the second largest in size in America for privately endowed scientific libraries.

There are also more than 100 apariment buildings with approximatety 4,000 apartment
units, all within a short walk of The Country Club Plaza and the unparalleied features of
- . this unique business district become even more apparent by their presence. From the
i very beginning, The Country Club Plaza has attracted apartment development around its
‘ perimeter. This was a past of the early planning. Today i is estimated that 15,000 to
— 20,000 residents five in apartments that literally rfing The Country Ciub Plaza. These
residents represent important potential walk-in customers for every kind of business or

service officed on The Country Club Plaza.

_ The Country Club Plaza has also attracted a significant complement of medicai offices,
) . which is fusther bolstered by the proximity of the St. Luke's Hospital medical complex,
¥ located immediately north of The Country Club Plaza. From The Country Club Plaza’s
_____ inception, the Nichols Company encouraged medical occupancy as 2 service to the
} : surrounding apartments and residential development, recognizing that such a service
would also prove to generate demand for the Country Club Ptaza's generat retail tenants.
Customized medical office finish and convenient, free patient parking were provided to

7 serve the medical offices on the Country Club Plaza.

* The Country Ciub Plaza, which has graced the cover of The Saturday Evening Post and
— won many awards, including the Urban Land [nstitute’s Heritage Award (1993), continues

. to be recognized as a development of national merit. As the first suburban shopping
district whose developer recognized the important changes that the automobile would bring
to shopping habits, the Country Club Plaza represents a watershed in the history of retail
development. The Country Club Plaza site was acquired with consideration of developing
residential patterns, but the developer also added an apartment “ring”™ around the Country
- Club Plaza, encouraged medical tenancy, and later added hotel rooms to bolster support
- and visitation of the Country Club Plaza retail. The unique architecture, statuary,
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greenbelts and fountains, as well as the high standards of subsequent maintenance, have
resulted in a retail and office district that has proved a continual success since its

" development.

The success of the Country Club Plaza has also influenced area redevelopment. Since
1985, the J.C. Nichols Company and other developers have constructed approximately

1,300,000 square feet of office space in what once was exclusively a retail and service

district. These office buildings include:

. One Main Plaza, cantaining 170,000 square feet, and the 296-
unit Marriott, now the Holiday Inn Crowne Plaza; '
4800 Main Board of Trade, containing 182,000 square feet;
Plaza West, containing the 279,000 square feet;
Twentieth Century 1 and Il (formeriy Fountainview), containing
242 000 and 234,000 square feet, respectively,;

. Brush Creek/Park Central, containing 131,000 square feet;

. Plaza Steppes, with 186,000 square feet, and the 265-unit
Marriott Suites, now the Sheraton Suites.

The success of the Country Club Plaza has created demand for a complement of first-
class development surrounding The Country Club Plaza. However, the high cost of site
assemblage and the necessity of structured parking has required tax abatement for
feasible development of such projects. Each of the office projects cited above received
353 Tax Abatement status, as noted in Progress Report: 353 Urban Redevelopment
Projects, Kansas City, Missouri, which was completed in March 1989 for the City Plan

---Commission by the Kansas City Planning and Development Department. It is also noted

that 353 tax abatement assisted the following hotel redevelopment in the area:

Sheraton Suites, formery the Marriott Suites, 265 units; _
Wyndham Garden Hotel, formerly the Piaza Hiton Inn,
240 units;

* Holiday Inn Crowne Plaza, formerly the Marriott Hotel, 296 units;

A summary of these and other Plaza area, recently constructed or proposed, are noted on
the following page:
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COMPLETED SINCE 1985
Project Developer Use Size (NRA
QOne Main Plaza Linclay Office 170,000 SF
Plaza View Santa Fe Investors = Office 27,000 SF
Belletower William Haas Group = -Office 76,000 SF
- Board of Trade dJ. C. Nichols Office 182,000 SF
Plaza West . Kroh Brothers Office 279,000 SF
Twentieth Century { Property Company Office 242,000 SF
' _of America
Twentieth Century Il Twentieth Century = Office 234,000 SF
_ Investors
Brush Creek | and |I/
Park Central R.H. Sailors Office 131,000 SF
The Plaza Steppes Executive Hilis Office 86,000 SF
1,293,000 SF
""" The Boardwalk Hartman & Tiehen Condos 15 Units
The Neptune J.C. Nichols Apartments 96 Units
The Montreux Hilltop Apartments 103 Units
433 Ward Parkway Saul Ellis Condos 24 Units
The Townsend Price Brothers Condos 45 Units
Alameda Tower J. C. Nichols Condos 58 Units
341 Units
The Plaza Steppes Executive Hills Retail 42,000 SF
Sheraton Suites MarsTiott Corp. Hotel 265 Rooms
(Formerly Mamiott Suites)
Wyndham Gardens Redevelopment of Hotel 240 Rooms
' Hilton Plaza Inn
PROPOSED
Plaza West |1 Office 208,000 SF
One Maln Plaza |l Office 188,000 SF
JPI Companies Apartments 400 unils
Board of Trade (Phase U, i & 1V) Office
Brush Creek Plaza (VT) _ Office/Retall/Apts. various
. Homestead Village ) Hotel 99 rooms
Hampton Ian , ' Hotel -180Rooms
Conclusion:

L The Country Club Plaza remains a cultural and architectural asset of the Kansas City
community, generating significant economic activity daily, including demand for retail and office
space, as weill as lodging rooms. The Country Club Plaza’s owner, the J.C. Nichols Company,

. announced a long-range commitment in 1996 of enhancing the Country Ciub Plaza's appeal as a
pedestrian retail, dining and entertainment district. Such a trend will increase the effectiveness
of the Country Club Plaza as an office address and lodging destination, as well as metropolitan

Kansas City as a convention destination. However, due to the 1930s design, structured parking

is required to continue development. Tenants and customers, however, will not accept pay

parking, thus, any development must provide free parking similar to the suburbs.
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Conservation Area Analysis

Conservation Area Defined

Section 99.805(2) R.S. Mo. of Missouri’s Tax Increment Financing Statute defines a
*Conservation Area” as follows:

Any improved area within the boundaries of a redevelopment
‘area located within the temitorial limits of a municipality in which
fifty percent or more of the structures in the area have an age of
thirty-five years or more. Such an area is not yet a blighted area
but is detrimentat fo the public health, safety, morals or welfare
and may become blighted because of any one .or more of the
following factors: Dilapidation; .obsolescence; -deterioration;
Hiegal use of individual structures; presence of structures below
minimum code standards; abandonment; excessive vacancies;
overcrowding of siructures and community facilities; lack of
ventilation, light or sanitary facilties; inadequate utilities;
excessive land coverage; deleterious land use or layout;
depreciation of physical maintenance; and lack of community
planning.

- The elements of the TIF statute provide the basis for determining whether the Redevelopment
Area constitutes a Conservation Area. The definition is comprised of two primary issues: 1) the
35 year age threshold for 50% or more of the structures within the Redevelopment Area, and 2}
the area’s detriment {o the pubiic health, safety, morals, or welfare due its potential for blight, as
exhibited by one or more of 14 factors.
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Issue 1: Improvement Age

The redevelopment area is located within the territorial limits of the municipality of Kansas City,
Missouri, and more than 50% of the structures in the redevelopment area have an age of 35
years or more:

Seville Square Building 1945 52
Seville Parking 1962 35
Saks Building 1981 18
Saks Parking 1920 77
47th & Penn:
Biscayne Apartments 1918 79
Alta Loma Apartments 1918 79
La Solana Apartments 1918 79
Valencia Apartments 1918 79
Santa Ana Apartiments 1960 a7
SFR Residence 1958 39
Central Parking 1820 (e) 77
Halls Building 1964 33
Halls Parking 1564 33
Park Lane Building 1924 77
Kirkwood Residences 1920's- 65-75
{34 Structures) 1930's
4900 Main Street 1l 1986 1"
Branch bank facility

As shown, more than 50% of the structures in the Redevelopment Area have an age of 35 years
or more. Forty-five (45) of the 49 structures exceed the 35-year threshold. This equates to 82%
of the structures, and those that are the exception are fast approaching the age treshold.
Further, many of the building improvements have surpassed the projecied economic fife
expectancy noted by the Marshall Valuation Service, published by Marshall & Swift, a national
cost estimating service: :

Typlcal Buiiding Lives

Apartment 60 years
Parking Structure 45 years
Department Store ‘ 45-55 years
Single Family Residence . 55-60 years

Life expectancy may be prolonged by rehabilitation or shortened by changing functional
standards attributed to changing technology, changing preferences of tenants, residents, or other
patrons of the improvements, as well as changes mandated by legislation, particularly those
pertaining to life-safety issues and general accessibility for the physically-challenged. In this
instance, almost all building improvements surpass the 35 year threshold, and the majority
exceed the typical life expectancy noted by Marshall & Swift.
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Issue 2: Potential Blight Factors

The Conservation Area is intended to preempt the deterioration of an area into blight in citing a
~potential* of blight that may be exhibited by any one of 14 factors. To this end, the consuftants
note that the portion of the Redevelopment Area referred to as Kirkwood and 4300 Main Phase
It, generally bounded on the north by 4Sth street, on the east by Main Street, on the south by
50th Street, and on the-west by Womall Street, was previously declared blighted in Kansas City
Ordinances No. 53519 (adopted_December 23, 1981), No. 53414 (adopted October 29, 1981)
and No. §3518 (adopted December 23, 1981). The 14 factors of potential blight are as follows:

Factor 1: Dilapidation - The advanced age of all improvements raises considerations of
ongoing structural soundness. The preceding photographs of struciures within the
redevelopment area lllustrate the condition of the improvements in the redevelopment area.
Improvements of advanced age exhibit signs of dilapidation, such as peeling paint and sagging
gutters, among the residences in the Kirkwood project and the 1920s. vintage apartment
buildings, but the J.C. Nichols Company has traditionally set high standards of maintenance.
Sustaining high standards of maintenance becomes more costly as.a property ages.

Almost every structure in the Redevelopment Area exceeds the 35 year statutory threshold of
age, and most structures have surpassed their typical building life expectancy, as noted by the
Marshall & Swift cost estimating service. The age factor, as well as the combustibility of pre-
Worsld War H construction indicates on-going deterioration.

Factor 2: Obsolescence - Obhsolescence typically represents an impaimment of utility or
desirability of improvements attributed to changes in construction, design or layout standards, or
changes in preference by patrons of the premises, whether they be residents, tenants or
custormners., :

Both Hall's and Saks department stare buildings reflect dated construction and are considered
significantly undersized by today'’s standards. Current depariment store construction reflects

- building ‘sizes of 120,000 to 150,000 square feet. The effecliveness of these buildings for their

existing occupants is limited by the size of the bullding. Finding replacement tenants would
prove difficult due to each building’s size. The effectiveness of converting from single-occupant
usage to multi-tenant usage is also compromised by the building's design as reflected in the
Seville Square project. Seville Square was constructed in 1945 to be utilized as a Sears
department store. The bullding layout and multi-story design has resuited in a poor mutti-tenant
conversion for a building situated on a premier retail site. An atrium is required to provide
intemal fighting and visual orientation by visitors. Yet, the escalators .ard elevators are difficult
to find and the escalators do not provide a visitor with visual orientation of tenants.

Other factors of obsolescence relate to age and-construction components. Sevitle Square stilt
utilizes a boiler for heat, which is inefficient and costly to maintain. The parking structures were

construcied at a time preceding sodium usage as a deterrent to ice on streets. In recent years,

automobiles have camrled sodium-laced slush into all levels of the parking garage where it
permeates the concrete and rusts underlying steel. Cument construction -standards allow

. protective coating of steel elements within the concrete, not as a temporafy surface sealant.

Similarly, post-tension construction characteristics of today also protect parking structures from

moisture-related maintenance. Mature parking structures remain a significant on-going

maintenance expense. Further, structured parking is required due to the Country Club Plaza's
location. Yet, parking must remain free to the public in order to compete with suburban malls.

Older apartment buildings typically lack competitive standards of closet space, kitchen space,
and narrow stairwells. Poor energy efficiency by today's standards are present in radiator heat,
dated boilers, and the absence of central air conditioning. Handicap accessible/ADA issues
influence alt buildings open to public visitation, pasticularly retail.
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Factor 3: Deterioration - Again, the J.C. Nichols Company has high maintenance standards
and incurs increasing annual expense tevels to remedy deterioration. With advancing age of the
improvements, maintenance expenses continue to ¢scalate and we note:

. The actual age of the majority of tt}ese structures exceeds their life
expectancy. : .

The improvements exhibit curable and Incurable physical deterioration.

Functionally obsolete items exist within all the structures on the site.

There is a lack of adequate on-site parking for residential structures.

Costs of maintaining plumbing and electrical service escalates.

Appliances and plumbing fixtures are dated/obsolete.

Older properties typically reflect escalating maintenance expense vis-a-

vis lower rent growth rate.

Factor 4: lllegal Use of individual Structure - The improvements within the redevelopment
. area appear to be legally utilized in accordance with their generatl intended use.

Factor 5: Presence of Structures Below Minimum Code Standards - The construction
design and standards of the improvements predate the cumrent building code of Kansas City,
Missouri. While the structures were constructed pursuant to the Uniform building .Code, due to
their age and subsequent changes ratified in the Code, many of the structures no longer meet
“current” code requirernents,

Factor 6: Abandonment - The improvements in the redevelopment area are cumently
occupied.

Factor 7: Excessive Vacancies - Improvements within the Redevelopment Area remain
occupied by virtue of their proximity to the more vibrant portion of the Country Club Plaza, as
well as the comparatively high maintenance standards implemented by the J.C. Nichols
Company. While vacancies may not be excessive, the cost of maintenance to sustain existing
levels of occupancy is excessive by market standards,

Factor 8: Overcrowding of Structures and Community Facilities - The older apartment
buildings of the 47th and Pennsylvania project exhibit narrow side yard setbacks. The narrow
-alley-like side yards between bulldings are not an effective crime deterrent and may restrict
accessibility of emergency medical, fire and police services,

Factor 9: Lack of Ventilation, Light or Sanitary Facilities - The age of the improvements
results in an absence of central air conditioning in the apartments and residential buildings, and
the older parking structures {ack current ventilation standards in lower levels. Additionally, the
age of the improvements suggest a probable presence of:

. Underground Storage Tanks
Ashestos
. Lead Paint

Factor 10: Inadequate Utilities - The redevelopment area is supplied with water and sewer
service, electricity and natural gas, as well as the availability of trash hauling.

Factor 11; Excessive Land Coverage - The redevelopment area does not appear fo be
threatened by excessive land coverage. Although the floor area ratio of buiiding improvements
may not be excessive by zoning allowances, the low-rise nature of construction results in
significant lot coverage by the residences and apartment buildings. Redevelopment with cumrent
standards of design would incorporate iandscaped and open areas, by redeveioping many small
lots as a singte, larger planned complementary parcel.
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On behalf of Economics Research Associates, [ have prepared the attached documentation in connection
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accurate 1o the best of my knowledge, information, and belief.
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Factor 12: Deleterious Land Use or Layout - Many of the existing improvements within the
redevelopment area may have a harmful effect if not redevsloped. Previously cited factors
pertaining to limited yard setbacks of low-rise structures on many independent lots could be
favorably amended if redeveloped as a iarger parcel. Similarly, older improvements on small
lots represent an econormic underutilization for the areg.

Factor 13; Depreciation of Physical Maintenance - As the improvements age, the cost of
maintaining an acceptable standard of condition and occupancy increases, while income rental
potential may remain flat or decrease, thus representing & “wasting” asset with limited remaining
economig life.

Factor 14: Lack of Community Planning - The community of Kansas City, Missouri has
recognized the evolving nature of the Country Club Plaza, having commissioned “The Plaza
Plan® in 1889. The existing improvements within the redevelopment area represent an
underutilization of the Country Club Plaza, pursuant to current community planaing.

Conclusion

The two broad issues of the statutory definition of *conservation area” include:

e 50% or more of the structures in the area have an age of 35 years or
more; and,
. the presence of one or more of 14 factors indicating potentia! blight.

The redevelopment area, taken as a whole, is 82% comprised of structures over 35 years old.

Structures within the Redevelopment Area exhibit substantial deterioration, functional
obsolescence, or a combination of both. These factors result in the improvements constituting
an economic underutilization of the Redevelopment Area. Existing improvements of the
Redevelopment Area include deteriorating single family dwellings, aged low-rise and a
ditapidated mid-rise apartment, deteriorating parking structures, a former vertical department
store serving as an ineffective mufti-tenant conversion. Similarly, the two existing department
stores are undersized by cument tenant preferences and, if vacated, new department store
tenants would be difficult to acquire without significant building amendments, Additionafly, the
buitding box size and layout would make difficult a conversion to muiti-tenant usage, as already
exhibited by Seville Square.

The preceding analysis conciudes that the redevelopment area meets the definition of a
“conservation area® as defined by the Missouri Tax Increment Financing (TIF) statute, Section

99.805(2) R.S. Mo.
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CERTIFICATION OF CONSULTING SERVICES

The consultants certify that, to the best of their knowlédge and belief:
1. The statements of fact contained in this report dre true and correct.

2, The reported analyses, oplnions ‘and conclusions are limited only by the reported
assumptions and lHimiting conditions, and are the appraisers' personal, unbiased
professional analyses, opinions and conclusions.

3 The consultants have no present or prospective interest in the property that is the subject
of this report, and the appraisers have no personal interest or bias with respect to the
pariies involved.

4, The consullants' compensation is not contingent on an action or event resulting from the
analyses, opinlons, or conclusions in, of the use of, this report.

5. The consultants' analyses, apinions and conclusions were developed, and this repost has
been prepared, in conformity with the Uniform Standards of Professional Appraisal
Practice.

6. Kevin K. Nunnink, MAI. and James C. Askew, Senior Appraiser, compieted personal

inspections of the land and improvements of the Redevelopment Area during the week
of January 2-10, 1997.

7. James C. Askew, Senior Appraiser, provided significant professional assistance fo the
person signing this report.

: . //////

Kevin K. Nunnink, MAI
State of Missotri Certified General
Real Estate Appraiser (RA 001895)
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ASSUMPTIONS AND LIMITING CONDITIONS

. . 3
This report is subject to the following assumptions and litniting conditions:

1.

2

No responsibility for legal matters is assumed.

All sketches in this report are intended to be visual aids and should not be
construed as surveys or engineering reports.

All information in this report has been obtained from reliable sources.

This opinion of value applies to land, improvements, fumiture, fixtures and
equipment typically utilized in the operation of an apartment complex and
included in the sale or transfer of the propery.

Possession of this report, or -a copy thereof, does not imply the right of
publication or use for any purpose by any other than the addressee, without the
written consent of the consultants.

The consullants are not required to give testimony or attendance in court by
reason of this report, unless prior agreements have been made in writing.

. The consultants have inspected, as far as possible, by observation, the land and

the improvements thereon; however it was not possible 1o persenatly observe
conditions beneath the soil or hidden structural components within the
improvements, therefore, no representations are made herein as to these
matters and unless specifically considered in the report.

Neither all nor any part of the contents of this report shall be conveyed to the
public through advertising, public relations, news, sales or other media, without
the. written consent and approval of the authors, particularly as to valuation
conclusions, the identity of the consultants or firm with which they are connected
or any reference to the Appraisal Institute.

The appraisers are not considered experts with regard to compliance with the
Americans with Disabilities Act (ADA) of 1991,
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Arkansas State Certified General Appraizer (CGDEZEN] Nebraska Cerlified General Appraiser (CG550141)
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Marytand Certified General Real Estate Appraiser (10128) Vemont Cartified General Real Estate Appeaizer (30-0000100)
Massachusatis Cerdified General Real Estala Appraiser (368) - - Viginia Real Exiale Appraiser Board Business
Miichigan State Cerlified Real Estate Appraiser (1201002432) -.Regislralion {4003 000203)
Minnescola Cartified General Res! Properly Appraiser (4003042) Washingion Cettified Real Estate Appraiser
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. 1. EDUCATION

.Bachelor of Science in Geography, University of Kansas (1970-74)

Bachelor of Scianca in Political Sclence, University of Kansas {1970-74}, cum laude laude

Institute for Mediterranean Studies, Rome, Haly, (Intemmational £conomics and Political Science -1572), University of Kansas' only
reprasentative

Master of Public Administration, University of Kansas {1974-75)

American Institute of Real Estate Appraisers (AIREA):

Coursse tb - Income Properties, Rockhurst College
Course VI - Single Family Residential, University of Colorado
Course Il - Advanced income Proparties, University of Colorado
Course IV - Litigrattion Valuation, Universily of indiana

Society of Real Estate Appraisers:
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FHLEBM R #1b Seminar {November, 1995)
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Update (11/87)
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Broker Pre-License (02/90)
Valuation/Evakuation of Congregate Care Facility for the Elderly (04/20)
Pro-Ject Training Seminar (06/90)
Advanced AppEcations on Pro-Ject {11/90)
Semi-Annual Convention Education Session (022/91)
Condemnation Process and Appraising and Mock Trial (05/92)
Real Estate Valuation Issues (02/93)
Evaluation Guidelines Workshop (07/63)
Current Standards of Professional Practice issues {07/93)
- Mayer, Holfman, McCann's Bth Annual Real Estate Seminar (11/83)
Appraisal Office of the Future {02/94)
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2. PUBLICATIONS

~Revitalizing Regional Malis™, Real Es{ate Review, Vol. 23, No. 2/Summer 1993 (Page 25)

~Appraising Gotf Courses for Ad Valorem Purposes”, The Appraisal Joumal, October 1993 (Page 611)
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Author and Editar, Kansas City Mighfights, "Annual Review & Forecast 1995", Winter 1994

Author and Editor, Viewpoint 7994, February, 1984 ' ’

Author ang Editor, Viewpoint 1995, February, 1885 - - . -

*The Demographics of Demand", Morigage Banking, Juhe 1995 (Page 28) -

3. EXPERIENCE
Estabiished Nunnirk & Associates, Inc., December, 1978 (currently 40-45 full-time emplayaes)
Appraisad over 12,000 single family residences-in the metropofitan Kansas City area on various formats, including the old and revised
FHLMC and FNMA forms and ERC forms -
- Assoctate Appraiser with Jack Forbes (MAI) Appraisals, inc. 376 to 12/78
Director of Comtnunity Devalopment, City of Olathe, Kansas 12/75 to 3/76

4. DESIGNATIONS
Member of the Appraisal institute, MAI (as confirmed by the American institute of Real Estate Appraisers). SRPA and SRA (as
confirmed by the Society of Real Estale Appraisers)
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Mamber, Kansas University Alumni organization, Kansas University KUCIMAT and Kansas University Williams Fund
Past President, Kansas Cly Sigma Chi Alumni Chapter
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Husch Ep nenher%er at al.
Lalhrop &

Anchor Sayings & Loan Metcall Stale Bank Ford Molor Compa Lewns,
Argentine Savings & Loan Metro Narth State Bank Genaral Motors ation Lovea, Furma-r Ba.c
.. Apowhead Stale Bank Melropolitan Savings Assn. cor? e K. Baumn & Company Van Cleava & Phullips
Asmtalﬁ Financial Miami County Nalional Bank Halt Foundation pMcDowell, Rice & Smith
Alhena Corporalion Mid-American Bank & Trust Haumari Cards, Inc. rison & Hecker
Avcn Financial Services Midiand Bank Niewald Waldeck & Brown
Mission Bank Company Potsinelli, Whits, et al,
Bank of Behion Mission Hills Bank J E Dunn s!mcﬁon Co. Perry & Hamill
Bank of Jacoma Missourl Bank & Trust Jahn Deare & d)any Shaok, Hagdy & Bacon
The Bank of Kansas City Midland Bank John W. Meara & Company Shughart, Thomson & kioy
Bank of Odess Mession Bank Kansas City Power & Light Smrﬂ'n Gil, Fisher & Buits
Bankers Thrift r. Loan isyion Hills Bank Kansas City Southem Industries 5 Fane
Bannister Bank & Trust Missouri Bank & Trust [igndlm Wasts Systems mW & Fizzell
Banaficial o, Savings “The Ma Cgrnfarw Walhca Saundors ot al
Biue Ridge Bank & Trust Menqnhaode Cenler Watson, Exs, Marshall & Enggas
— Blue Oak Park 3. Merrill, Lynch, Pierce.
Blus Valloy Federat Overland Park Savings & Loan Fenner Smith, Ine.,
Boalman's Bank of Overtand Park State Bank Merrill L tion
Exvelsior Sm Park Natonal Bank Narlh KG Memorial Huspilal
Boatmen's tranal | - Herilage Otathe Medical Catter
Boanmn s Bank of Lee's Summit Pionesr Smmm Olathe School
nk Regional Company Peat, Ma Main &Ca
o Boalrneru R’ Financial Corp. Pro Tax Ra
National Bank Safety Fodoral Savings Puritan Bennett ton
g&d Nhtg;g S of Resmarch Medical Bl
ncial Grnup Securmty of Kansas City Swinl Jo Health Canter
ﬂm 5 Fi 5t. Luks' sm;:?oﬁgl of KC
Bmllwhmd & Trusl Sentinel F Savings UsD 512
- CapHol Federal Shawnas State Bank Shearson, Lehman Brothers/
Carl |. Brown & Company Southwest age Company £ F. Hutlon
Centerme Bank Standard Stats Bank Sointtwwestern Ball Telephons
Cenlerre Bank of South KC State Bank of Stnnley Sprint
Suburban Financial 5 andard Havens, Inc.

Ceniral Bank of Kansas
Cenira

; Bancshares Sun Mortgege tion .Stam oﬂuﬂ & Com
Ceantral Morigage Company Sun Savings Association Touche Ross pary
= Cenury Finance Suparior National Bank “Trans World Airlinas
rief Tower Stale Bank Trinity Lutheran Haspital

Chasa Manhattan Bank Transamerica Financial . I..Imhd Teleoommumtlons. Inc.
CIT Financial Savings Twin State Bank KU Mo
Citicofp Linded Kansas Bank YellowFr tams inc.
Cilizens Bank & Trust United Missouri Bancshares INSUR.MI MPMIIes

—  Gitizens Mutual Unlted Missourd Bank Aetna insurance
Citizens State Bank ed Missouri Cgr Bank Aligtale Ins Co.
City Bank & T, \ra ":r \iew Statc ank Amstican Family Insyrance
Clayco Stale Amedican Fi Assurance
Ch'{ County S & Loan Walls Fa Bankers Life insurance
College Boul nk & Trst Wgﬁ?oﬂ Caniral Life lnsurance
College Boulevard Nationai Bank ercial Unien Insurance Co

Columbia Savi iropolitan Life
ComFed Savngs Bank DEVELD Mutual of New York
B R.ESIDEN“AL REALTDRS York Life
Commerce Sank & Trust Boulevard Brokers, Inc Northwestern Mutual Life
fal G Cenlury 21-Laifterbachy Prudential
- Commercial Federal Coldwell Banker Real Estate Teachers insurance & Annudty
Suvings & Crowm Realty, Inc. Transamedica Lile insurance
National Bank Eugene D. Brown Reaftors Annuity Company
Comm Federal Hal Hulen & Associates, Inc T insurance
Connthm J.C. Nichols Comyrany T Pansion Fund
Coronado Fi Savings J.D. Reass Reallors USFaG .
Comux_ﬁ!ﬁb Banl Jay's Reatiors of America Insuranca Ca
Crodit T Betler Homes & Gardens STATER
B COMMERCIAL REALTORS o o Datoio, Kanzas
gﬂﬂfrmssmngs KC. O Eeakirs oy o Garnar, Kansas
armn & Home Sawvin ul Hamilion Company lndepen&eneu Missouri
Farmals Resaltors. City of Kansas Gity, Kansas .
—  Foderal Credi Union mefsof-BuTows, Inc. City of Kansas csw
FideRty Stale Bank B.A. Karbank & Company Chty of Leawood
Finance One Block & mﬂ City of Lanexm, Kansas
Firsl Bank of Gladstone Co. City of Liberty, Missouri
Firsl City Bank Boylan & City of Manhattan, Kanzas
Fast Continental The Chasowood City ol ,
__ Fust National Bank Cohen-E Real Cily of Clathe, Kansas
F"‘ Netional of Resl Eslule . City of Overtand Park, Kansas
irst Bank of Ofathe Edvmrd 8. Thomsor: Enterprises -Chy of Prairie Vi , Kansaz
m £ & Compaty % 5 ?hawnuxﬂ
Bank ogaiman Propeclios . opeka, Kansas
I;N ) Frank e. Gy of Westwood, Kanzas
Realty Corporation ; Assats, ' Coumnty Commissioners -
-~ Fronklin Savings Association M8 Johngon mmmmu
Fi nc. J.C. Nichols Company partment of
GMAC Mosigago Company “.DEiunbem Company o of the Nawy
SAVINGS Manapamant Associates FDAC
& MORTGAGE COMPANIES . FHmA
— Marlg: Iy Mel Simon & Co, A
Bank of Diatha Fiancial GSA
| North Star Inismal Revanus Service
Homea Savings Association P! ny of America Johnson County, Kansas
Homa Stale Bank R:ﬂ Sailors & Co nson County Parks &
Household Bank Real Recreation
Fuancial Relirement Management Co. Johnson County Substance
- idustrial State Bank Slephens & Company Abuyuse Services
inerfirst Morigage Company Summit Kecoip
lnlof-state Federal Savings Trammell Crow K.C. Redevalopment Authority
Jacksan County S tate Bank Trizec Development KCMO Schoaol
James B. Nutier Company Tulers Gmup Kansas Deu&l of Transpartation
Johnson County Bank Varnum/Arms! maﬁmeour Employeess
Johnson CWnly Ctadtl Uniaa Zimmer-Stelnbach Brokerage MHDC!SIala of Missourl
Kansas l‘-_lralmlﬂ Bank CORPORATIONS& C
Keamey Trusl Com) Arthur Andersen & Compal
Landrrg pany Ashgrove Cament pany Umled é‘?’m Poslal Semc:o
Lenexa Natlonal Bank B8.C. Chrislopher Securliies LAW FIRMS
i National Bank Baird, Kuniz & Dobson Bennetl, Lytle, Wetzier, et al.
e - berty Savings Associalion Black & Vealch Bilackwell Sanders, of al.
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Exhibit 4(b)(1)
COUNTRY CLUB PLAZA TAX INCREMENT FINANCING PLAN
Seville (Building & G ) Project
Buil l’_ T

. All that part of the Northeast Quarter of the Southeast Quarter of Section 30, Township
49, Range 33, including part of Lots 1 and 16, PENN PARK, a subdivision, including part of the
vacated alley, lying between said Lots 1 and 16 and including part of vacated Pennsylvania
Avenue, all in Kansas City, Jackson County, Missouri, according to the recorded plat thereof, and
al! being more particularly described as follows: Commencing at the intersection of the South
right-of-way line of 47th Street (as established by Ordinance No. 47976, approved August 8,
1924) with the West right-of-way line of Pennsylvania Avenue as established by deed recorded
under Document No. A-440481, in Book B-2979 at Page 410 and accepted by Kansas City by
Ordinance recorded under Document No. A-449482 in Book B-2979 at Page 411; run thence
South along the West right-of-way of said Pennsyivania Avenue, 150 feet; run thence West at
right angles to said West right-of-way line, 14 feet, more or less to the existing West right-of-way
line of said Pennsylvania Avenue, as widened by deed recorded under Document No. A-644303
in° Book B-3413, at Page 361 and accepted by Kansas City by Ordinance recorded under
Document No. A-638263, in Book B-3406 at Page 386, being the True Point of Beginning of the
tract herein described: theace continuing West and along the South line of a tract herein described;
thence continuing West and along the South line of a tract of land conveyed to Skelly Oil
Company by Document No. A-708238 recorded in Book B3549 at Page 313, a distance 0f 248.36 -
feet, more or less to the East right-of-way line of Jefferson Street, as now established; thence

- South along said East right-of-way line, 146.39 feet to the North right-of-way line of Nichols

Road (formerly Alameda Road) as widened by deed recorded under Document No. A-644303 in
Book B-3413 at Page 361 and accepted by Kansas City by Ordinance recorded as Document No.
A-638263 in Book B-3406 at Page 386; thence East along said North right-of-way line, 247.80
feet 1o the existing West right-of-way line of said Pennsylvania Avenue; thence North along said
existing West right-of-way line, 146.02 feet to-the Point of Beginning.

Garage Tract

Part of the Northeast 1/4 of the Southeast 1/4 of Section 30, Township 49, Range 33,
including part of Lots 13, 14, 15, 16 and 20 and all of Lots 21 thru 28, both inclusive, PENN
PARK, a subdivision of land, and including part of vacated Jefferson Street, all in Kansas City,
Jackson County, Missourt, according to the recorded plat thereof, and all being more particulariy
described as foilows: Beginning at a point in the West line of said Lot 20, being 2 point in the
East line of an alley in said PENN PARK and 120 feet South of the South line of 47th. Street; as
now established:; thence Easterly and parallei with the South line of said 47th. Street; 221.64 feet
to 2 point in the West line of Jefferson Street, as now established; thence South along the West
line of said Jefferson Street, 336.69 feet to a point in the Easterly prolongation of the North line
of Lot 2, of said PENN PARK; thence West atong the North line of said Lot 29 and its Easterly
prolongation a distance of 167.53 feet to the Northwest corner of said Lot 29, said point being
in the East line of the aforesaid ailey, thence North along the East line of said alley 320.17 feet
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to the Point of Beginning, together with the East 1/2 of the vacated alley West of and adjacent to
Lots 21 thru 28, both inclusive, PENN PARK. Also, all of Lot 35 thru 44, both inclusive, and
Lot 45, except that part of said Lot 45 now in 47th. Street;, PENN PARK, a subdivision in Kansas
City, Jackson County, Missouri, according te the recorded plat thereof, together with the West

1/2 of the vacated alley lying East of and adjacent to ‘Lots 35 thru 42, both inclusive, PENN
PARK.

_ Also including the overhead pedestrian bridge focated between the Seville Building and the
parking garage lying West of the West line of the above described parcel of land.

Less and except the following businesses:

Federal Express Corporation - 4710 Jefferson Street
- Boatnen’s First National Bank - 4720 Jefferson Street
Jules Seafood Restaurant - 4740 Jefferson Street -
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Exhibit 4.(b)(2)

COUNTRY CLUB PLAZA TAX INCREMENT FINANCING PLAN

&

. "All that part of the Southeast 1/4 of Section 30, Township 49, Range 33, in Kansas City,
Jackson County, Missouri, which lies West of Broadway Street, East of Pennsylvania Avenue,
South of 47th Street, and North of Nichols Road. Except that part thereof described as follows:

Beginning at the intersection of the West line of Broadway with the South line of 47th
Street, as said smeets are now established; thence South along said West line, 296.36 feet (296
faet, deed) to its intersaction with the North line of Nichols Road, ‘as now established; thence West
along said North line, 462.21 feet (462 feet, deed) to its intersection with the West line of the East
6 feet of Pennsylvania Avenue, vacated by Ordinance No. 21101, passed January 14, 1957; thence
-North along said West line, 140.27 feet; thence East, deflecting 89 degrees 53 minutes 16 seconds
to the right from the last described course, a distance of 207.88 feet; thence North, deflecting 89
degrees 54 minutes 30 seconds to the left from the last described course, 9.25 feet; thence East
at right angles from the last described course, 90.16 feet; thence North at right angles from the
last described course, 90.16 feet; thence North at right angies from the last described course, 1.90
~ feet; thence East at right angles from the last described course, 78.26 feet to a point on a line
drawn 85.97 feet West of and parallel with said West line of Broadway; thence North along said
parallel line, 144.55 feet to a point on the South line of said 47th Street; thence East along said
South line, 85.97 feet to the Point of Beginning of said exception.

Also, beginning at the intersection of the West line of Broadway with the South line of
47th Street, as said streets are now established; thence South along said West line, 296.36 feet
(296 fest, deed) to its intersection with the North line of Nichols Road, as now established; thence

- West along said North line, 462.21 feet (461 feet, deed) to its intersection with the West line of
- the East 6 feet of Pennsylvania Avenue, vacated by Ordinance No. 21101, passed January 14,
1957; thence North along said West line, 140.27 feet; thence [East, deflecting 89 degrees 33
mimntes 16 seconds to the cright from the last described course, a distance of 207.88 feet; thence
North, deflecting 89 degrees 54 minutes 30 seconds to the left, from the last described course,
. 9.25 feer; thence East at right angles from the last described course, 90.16 feet; thence North at
right angles from the last described course, 1.90 feet; thence East at right angles from the last
described course, 78.26 feat to a point on a line drawn 85.97 feet West of and parallel with said
West line of Broadway; thence North along said parallel line, 144.55 feet to a point on the South
line of said 47th. Street; thence East along said South line, 85.97 feet to the Point of Beginning.
Also, including are rights for an overhead pedestrian bridge over Peansylvania Avenue between
the existing Seville and SAKS buildings.

Less and except the following businesses:

Brooks Brothers 424 Nichols Road

Polo/Ralph Lauren (KC Polo Partners, Inc.) 408-410 Nichols Road
Country Club Bank 414 Nichols Road

Panache Chocolatier, Inc. 418 Nichols Road
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Helzberg Diamonds 400 Nichols Road

Ann Taylor, Inc. 4728 Broadway _

Enzo Angiolini (Nine West Group, Inc.) 4720 Broadway
Elisabeth (LCI Holdings, Inc.) 4712 Broadway

The Natre Company 4710 Broadway .
Overland Outfitters, Inc. 4704 Broadway

Bruce Smith Drugs, Inc. 4700-4702 Broadway

KCI-219216.1



Exhibit 4B)(3)
COUNTRY CLUB PLAZA TAX INCREMENT FINANCING PLAN

The West 10 feet of Lot 92, except the North 10 feet thereof and the West 10 feet of Lot
93, LA SOLANA, a subdivision in Kansas City, Jackson County, Missoufi, according tot he

- recorded plat thereof.

Lot 93, except the West 10 feet thereof, measured at right angles to the West line of said
Lot, and the West 39 feet of Lot 94, LA SOLANA, a subdivision in Kansas City, Jackson
County, Missouri, according to the recorded plat thereof.

The East 11 feet of Lot 94, all of Lot 95, and the West 12, feet of Lot 96, LA SOLANA,
a subdivision in Kansas City, Jackson County, Missouri, according to the recorded plat thereof,

The East 38 feet of Lot 96, and the West 35 feet of Lot 97, LA SOLANA, a subdivision
in Kansas City, Jackson County, Missouri, according to the recorded plat thereof.

Lot 99, except the East 5 feet thereof, all of Lot 98, and the East 15 feet of Lot 97, LA

SOLANA, a subdivision in Kansas City, Jackson County, Missouri, according 10 the recorded plat
thereof.

“The East 5 feet.of Lot 99, and all of Lot 100, LA SOLANA, a subdivision in Kansas City,
Jackson County, Missouri, according to the recorded plat thereof.

Lots 102 and 103, LA SOLANA, a subdivision in Kansas City, Jackson County, Missouri,
according to the recorded plat thereof.

Lots 104 and 105, LA SOLANA, a subdivision in Kansas City, Jackson County, Missouri,
according to the recorded plat thereof.

Lot 106 and the East 1.5 feet of Lot 107, LA SOLANA, a subdivison in Kansas City,

‘Jackson County, Missouri, according to the recorded plat thereof.

Lot 107, except the West 10 feet and the East 1-1/2 feet thereof, and the North 5 feet of
the East 59.28 feet of the West 69.28 feet of Lot 108, LA SOLANA, a subdivision in Kansas
City, Jackson County, Missouri, according to the recorded plat thereof.

Lot 108, except the West 10 feet thereof, measured at right angles to the West line thereof,
and except the North 5 feet of the East 59.28 feet, of the West 69.28 feet, of said Lot, LA
SOLANA., 2 subdivision in Kansas City, Jackson County, Missouri, according to the recorded plat
thereof.

KC1-219216.1
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Lot 109, except the West 10 feet in Pennsylvania Avenue; and Lots 110, 111, 112 and
113, LA SOLANA, a subdivision in Kansas City, Jackson County, Missouri. according to the
recorded plat thereof. '

The South 66-2/3 feet of the North 250 feet of Lot 24, except the East 30 feet in
Broadway, HOME PLACE, a subdivision in Kansas City, Jackson County, Missouri, according
to the recorded plat thereof.

[ S——

[p—
:
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Exhibit 4(b)(4)
COUNTRY CLUB PLAZA TAX INCREMENT FINANCING PLAN
Hotel Project
Al of Lot 92 except the West 10 feet and except the North 10 feet thereof of Lots 93
- through 85 inclusive, except the North 10 feet thereof, LA SOLANA, a subdivision in Kansas
City, Jackson County, Missouri, according to the recorded plat thereof,

Lot 24, except the East 30 feet in Broadway, and except the South 66-2/3 fest thereof,
HOME PLACE, a subdivision in Kansas City, Jackson County, Missouri, according to the
recorded plat thereof.
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Exhibit 4(b}(5)

COUNTRY CLUB PLAZA TAX INCREMENT FINANCING PLAN

4

- i

All that part of Lots 38 thru 44 and 57 thru 54, COUNTRY CLUB PLAZA, a subdivision
of land, and parts of vacated streets adjoining, being all that part of the Northwest Quarter of the
- Southwest Quarter of Section 29, Township 49, Range 33, Kansas City, Jackson County,
Missouri, bounded by the West right-of-way line of Central Street, as now established, on the
East; by the North right-of-way line of Nichols Road, as now established, on the South; by the
East right-of-way line of Wornall Road, as now established, on the West; and by the South right-
of-way line of 47th Street, as now established, on the North.

Less and except the following businesses:

Classic Cup Sidewalk Cafe 301 W. 47th Street
Sharper Image, Inc. 333 W. 47th Street

KCET Store of Knowledge 4705 Broadway

The Great Train Store 4725 Broadway

Plaza Shoe Shine 306 Nichois Road

Emile’s Deli & Restaurant 302-310 Nichols Road
The Pen Place 4706 Central Streer -
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Exhibit 4(b)(6)
COUNTRY CLUB PLAZA TAX INCREMENT FINANCING PLAN

li ll BI I m oll- E E’ !- ]E - I

Lot 79, COUNTRY CLUB PLAZA, a subdivision in Kansas City, Jackson County,
Missouri, according to the recorded plat thereof.

Less and except the following businesses:
Country Club Bank’s Walk-Up Facility- 4770 Wyandotte Street

Mail Boxes, Etc. (One Stop Business Cor.) 4741 Central Street
Omni Photo, Inc. 4777 Central Street
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Exhibit 4(b)(7)

COUNTRY CLUB PLAZA TAX INCREMENT FINANCING PLAN

Lots 1 to 8, inclusive, REES TURPIN'S ADDITION, a subdivision in Kansas City,
Jackson County, Missouri according to the recorded plat thereof. -

-Also, a tract of land being part of the Southwest Quarter of the Northwest Quarter of
Section 29, Township 49, Range 33, including in that part of the North Half of vacated 46th
Street, lying adjacent thereto in Kansas City, Jackson County, Missouri, being more particularly
described as follows:

. Beginning at the most East, Southeast corner of PARKWAY TOWERS CONDOMINIUM
SUBDIVISION, a condominium subdivision in said City, County and State, according to the
recorded plat thereof, being also a point on the Westerly right-of-way line of J.C. Nichols

- Parkway, as now established; thence Southeasterly along said Westerly right-of-way line, a

distance of 122 feet, more or less to a point on the South line of the North Half of said vacated
46th. Street Way; thence West along said South line, 106.5 feet, more or less; thence North along
a straight line, perpendicular to the last described course, a distance of 10 feet to the South,
Southeast comer of said PARKWAY TOWERS CONDOMINIUM SUBDIVISION; thence
continuing North along the East line of said PARKWAY TOWERS CONDOMINIUM
SUBDIVISION, a2 distance of 107 feet; thence East along a jog in the East line of said
PARKWAY TOWERS CONDOMINIUM SUBDIVISION, a distance of 74.69 feet to the Point

of Beginning.
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Exhibit 4(b)(8)
COUNTRY CLUB PLAZA TAX INCREMENT FINANCING PLAN
I;- I ) I B‘-‘ C. |

- All of Lots 6 through 11, both inclusive parts of Lots 12 and 24 and all of Lots 13 through
23, both inclusive, Block E; all of Lots 1 through 11, both inclusive, parts of Lots 12 and 24 and
all of Lots 13 through 23, both inclusive and the North 30 feet of Lot 2 and the South 25 feet of
Lot 3, Block G, BISMARK PLACE, a subdivision, according to the recorded plat, together with
portions of 49th Street, 50th Street, Wormnall Road, Central Street, Wyandotte Street as said streets
and road are now established and other lands, all in the West Half of the Southwest Quarter of
Section 29, Township 49, Range 33, in Kansas City,. Jackson County, Missouri, being more
particularly described as follows:

Beginning at the Southwest corner of Lot 5, Block E of said BISMARK PLACE, being
also a point on the East right-of-way line of Wornall Road, as now established; thence North

- 87°25'22" West, 30.00 feet 10 a point on the West line of Southwest Quarter of said Southwest

Quarter; thence South 2°34'38" West along said West line, 2 distance of 373.72 feet to a point
of intersection with the centerline of said 50th. Street; thence South 87°04'13" East along said
centerline, 661.04 feet to a jog in said centerline and a point on the centerline of said Wyandotte
Street produced South; thence South 2°36'20" West along said centerline and aloag said jog,
21.43 feet (22.00 feet, plat); thence South 87°07'13" East along the- centerline of said 50th.
Street, 165.92 feet to a point of intersection with the prolongation South of the East line of Lots .
1 through 12 in said Block G; thence North 2°32'41" East along said proiongation and along the
East line of said Lot 12, a distance of 30.00 feet to a point which is 5.00 feet North of the
Southeast comner thereof, said point being also on the West line of Block 2, BOARD OF TRADE
CENTER, a subdivision in said City, County and State, according to the recorded plat thereof,
being also a point which is 0.12 feet North of the Southwest corner thereof; thence continuing
North 2°32'41" East along said West line and along the East line of Lots 12 through 1 in said
Block G, a distance of 543.02 feet, to a point which is 22.00 feet South of the North line of said
Southwest Quarter, Quarter Section, being also the Northwest corner of said Block 2, BOARD
OF TRADE; thence continning North 2°32'41" East, 40.50 feet to a point on the centerline of

_ 45th. Street; as now established; thence the following courses-and distances along said centerline;

thence North 87°17'55" West, 133,65 feet; thence Northwesterly along a curve to the right,
tangent to the last described course, having a radius of 649.90 feet and 2 central angle of
8°09'13", an arc distance of 92.49 feet; thence North 79°08'42" West, 182.99 feet; thence
Westerly and Southwesteriy aiong a curve to the left, tangent to the last described course, having
a radius of 159.92 feet and a central angle of 22°14'49", an arc distance of 62.09 feet; thence
South 78°36'29" West, tangent to the last described curve, 146.97 feet; thence Southwesterly
along a curve to the right, tangent to the last described course, having a radius of 400 feet and a
central angle of 7°77'40", an arc distance of 50.93 feet to 2 point of intersection with the
Northerly prolongation of the East line of Lots 1-5, inclusive of said Block E; thence South
2°32'21" West along said prolongation, 27.85 feet to the Northeast corner of said Lot 1; thence
continuing South 2°32'21" West along the East line of said Lots 1 through 5, Block E, 2 distance
of 249.34 feet (250.00 feet, plar) to the Scutheast corner of said Lot 5; thence North 87°17°06"
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West along the South line of said Lot 5, 135.52 feet to the point of beginning. Less and except
Lots 11, 12, 23 and 24, Block E, BISMARK PLACE.
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Exhibit 4(b)(9)

COUNTRY CLUB PLAZA TAX INCREMENT FINANCING PLAN

- All thar part of BLOCK 2, BOARD OF TRADE CENTER, a subdivision in Kansas City,
Jackson County, Missouti, according to the recorded plat thereof, more particularly described as
follows: Beginning at the Northwest comer of said BLOCK 2; thence South 2°32'41" West along
the West lipe of said BLOCK 2, being also the East line of BLOCK G, BISMARK PLACE, a
subdivision in said City, County and State, according to the recorded plat thereof, a distance of
313.82 feet to the Point of Beginning of a tract of land to be herein described; thence South
87°17°55" East, 195.08 feet, more or less to a point on the East line of said BLOCK 2: thence
South 2°32'41" West, along the East line of said BLOCK 2 a distance of 18.84 feet; thence North
87°27°19" West along a jog in the East line of said BLOCK 2, a distance of 24.00 feer; thence
South 2°31'41" West along the East line of said BLOCK 2, a distance of 238.88 fest; thence
South 87°27'19" East along a jog in the East line of said BLOCK 2, a distance of 12.50 fest:
thence South 2°32'41" West along the East line of said BLOCK 2, a distance of 49.82 feet, to a
point on the South line of said BLOCK 2, being also the North right-of-way line of 50th Street,
as now established; thence North 87°07°13" West along the South line of said BLOCK 2 and said
North right-of-way line, a distance of 183.59 feet, more or less to the Southwest corner of said
BLOCK 2, being also a point on the East line of said BLOCK G; thence North 2°32'41" East
along the West line of said BLOCK 2 and-along the East line of said BLOCK G, a distance of
307.00 feet to the Point of Beginning.

Also, all of Block 3, BOARD OF TRADE CENTER, a subdivision in Kansas City,
Jackson County, Missouri, according to the recorded plat thereof.
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{a)

EXHIBIT 13
RELOCATION ASSISTANCE PLAN

Definitions. The following terms, whénever used or referred to herein,

shall have the following meanings:

(b}

{i} Designated Occupants. "Designated Occupants” shall mean
handicapped displaced occupants and those displaced occupants who
are 65 years of age or older at the time of the notice to vacate or who
have an income less than the average median income for the
metropolitan area as . certified annually by the Director of City
Development based upon standards established by the Department of
Housing and Community Development of Kansas City, Missouri.

{ii} Displaced Business. "Displaced Business" shall mean any

. business that moves from real :property within the deveiopment area as

a result of the acquisition of such property, or as a result of written
notice to vacate such property, or in conjunction with the demolition,
alteration or repair of said property, by the Tax Increment Financing
Commission pursuant to RSMo. 99.800 et. seq., as amended.

{iii} Displac ccupant. "Displaced Occupant” shall mean any
occupant who moves from real property within the development area as

-a result of the acquisition of such property, or as a result of written

notice to vacate such property, or in connection with the demolition,
alteration or repair of said property, by the Tax Increment Financing
Commission pursuant to RSMOQ. 99.800 et. seq., as amended.

{iv) Handicapped Occupant. "Handicapped Occupant” shall mean
any occupant who is deaf, legally blind, or orthopedically disabled to the
extent that acquisition of other residence presents a greater burden than
other occupants would encounter or that modification to the residence
would be necessary.

{v) Occupant. "Occupant” shall mean a residential occupant of a
building having lawful possession thereof, and further shall include any
person in lawful possession, whether related by blocd or marriage to
any other occupant,

{vi) Person. "Person” shall mean any individual, firm,
partnership, joint venture, association, corporation and any life
insurance company, organized under the laws of, or admitted to do
business in the State of Missouri, undertaking a redevelopment project
in a urban renewal area, whether organized for profit or not, estate,
trust, business trust, receiver or trustee appointed by any state or
federal court, syndicate, or any other group or combination acting as a
unit, and shall include the male as well as the female gender and the
plural as well as the singuiar number.

Plan Requirement. Every person approved by the Commission as a

developer of property subject to be acquired by the Tax Increment Financing
Commission if furtherance of a Tax increment Financing plan shall submit to



the Commission a relocation plan as part of the developer's redevelopment
plan.

{c) Contents of Plan. The relocation plan_sh'all provide for the foliowing:

(i) Payments to all displaced occupants and displaced businesses in
occupancy at least ninety {90) days prior to the date said displaced
occupant or said displaced business is required to vacate the premises
by the developer, its assigns or any person seeking acquisition powers
under the Tax Increment Financing plan pursuant to RSMo. 99.800 et.
seq., as amended; and

(ii} Program for identifying needs of displaced occupants and
displaced businesses with special consideration given to income, age,
size of family, nature of business, availability of suitable replacement
facilities, and vacancy rates of affordable facilities; and

(iii} Program for referrals of. displaced occupants and displaced
businesses with provisions for a minimum of three (3} suitable referral
sites, a minimum of ninety {90) days notice of referral sites for
handicapped displaced occupants and sixty (60) days notice of referral
sites for all other displaced occupants and displaced businesses, prior to
the date such displaced occupant or displaced business is required to
vacate the premises; and arrangements for transportation to inspect
referral sites to be provided to designated occupants.

(iv) Every displaced occupant and every displaced business shall be
given a ninety (90) day notice to vacate; provided, however, that the
developer may elect to reduce the notice time to sixty {60} days if the

- developer extends.the relocation payments and benefits set forth in
subsections (d), {6} and (f) below to any displaced occupant or
displaced business affected by said reduction in time.

(d) Payments to Occupants. Ali displaced occupants eligibie for payments
under subsection (c){i) hereof shall be provided with relocation payments
based upon one of the following, at the option of the occupant:

{i) A $500.00 payment to be. paid at least thirty {30) days prior to
the date the occupant is required to vacate the premises; or

{ii) Actual reasonable costs of reiocation inciuding actual moving
costs, utility deposits, key deposits, storage or personal property up to
one month, utility transfer and connection fees, and other initial
:jehousing deposits including first and last month's rent and security
eposit.

(e) Handicapped Displaced Qccupant Allowance.In  addition to  the
payments provided in subsection (d) hereof, an additional relocation payment
shall be provided to handicapped displaced occupants which shall equal the
amount, if any, necessary to adapt a replacement dwelling to substantially
conform with the accessibility and usability of such occupant's prior
residence, such amount not to exceed Four Hundred Dollars ($400.00}.



(f) Payment to Businesses. All displaced businesses eligible for payments
under subsection (c}li} hereof shall be provided with relocation payments
based upon the following, at the option of the business:

{i) A $1,600.00 payment to be paid at least thirty (30) days prior
to the date the business is required to vacate the premises; or

{it) Actual costs of moving including costs for packing, crating,
disconnecting, dismantling, reassembling and instaliing all personal
equipment and costs for relettering signs and replacement stationery.

(g}  Waiver of Payments. Any occupant who is also the owner of
premises and any business may waive their reiocation payments set out
above as part of the negotiations for acquisition of the interest held by said
occupant or business. Said waiver shall be in writing and filed with the
Commission.

(R}  Notice of Relocation Benefits. All occupants and -businesses eligible
for relocation benefits hereunder shall be notified in writing of the availability
of such relocation payments and assistance, such notice to be given
concurrent with the notice of referral sites required by subsection (c){iii}
hereof.

{i) Persons Bound by the Plan. Any developer, its assigns or
transferees, provided assistance in land acquisition by the Tax Increment
Financing Commission, is required to comply with the Executive Director of
the Commission. Such certification shall include, among other things, the
addresses of all occupied residential buildings and structures within the
redevelopment plan area and the names and addresses of occupants and
businesses displaced by the developer and specific relocation benefits
provided to each occupant and business, as well as a sample notice provided
each occupant and business.

{j) Minimum Reguirements. The requirements set out herein shall be
considered minimum standards. In reviewing any proposed redevelopment
plan, the Commission shall determine the adequacy of the proposal and may
require additional elements to be provided therein.
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EXHIBIT 14

STATUTORY REQUIREMENTS

Section 99.810 of the Act sets forth nine minimum requirements for

information that must be included in any tax increment financing plan. The
following is a list of those requirements, followed by citations to the sections of
‘the Plan containing information in compliance with each:

1. A general description of the program to be undertaken to accomplish the

objectives of the Plan. Section lIL

. The estimated Redevelopment Project costs. Section 1V, Exhibit 6.

. The anticipated sources of funds to pay the costs. Section IV, Exhibit 7,

Exhibit 11.

. Evidence of the commitments to finance the project costs. Section IV, Exhibit

11.

. Anticipated type and term of the sources of funds to pay costs. Section IV,

Exhibit 7, Exhibit 11.

. Anticipated type and terms of the obligations to be issued. Section V.

. The most recent equalized assessed valuation of the property within the

Redevelopment Area which is to be subjected {o payments in lisu of taxes
and economic activity taxes. Section IV, Exhibit 8.

. The estimated equalized assessed valuation after redevelopment is

completed. Section Vi, Exhibit 8.

. The general land uses to apply in the Redevelopment Area. Section lll,

Section VII, Exhibit 2, Exhibit 11.

In addition, Section 99.810 sets forth certain findings that must be made

by the city as a prerequisite to adoption of the Plan. Those required findings are
set forth below, along with the sections of the Plan whereby information can be
found to support such findings:

1. The redevelopment area on the whole is a blighted area, a conservation

area, or an economic development area, and 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. Section X!, Exhibit 12.

. The redevelobment plan conforms to the comprehensive plan for the

development of the municipality as a whole. Section VIIL.

. The estimated dates, which shall not be more than twenty-three years from

the adoption of the ordinance approving a redevelopment project within a
redevelopment area, of completion of any redevelopment project and
retirement of obligations incurred to finance redevelopment project costs
have been stated. Section IV.

. A 'plan has been developed for relocation assistance for businesses and

residences. Section Xil, Exhibit 13.






EXHIBIT 15

EXHIBITS AND CERTTFICATES




AFFIDAVIT

STATE OF MISSOURI )
) ss:
COUNTY OF JACKSON )

I, Barrett Brady, President and Chief Executive Officer of J.C. Nichols Company,
being first duly sworn, state and depose upon oath as follows:

1. That the information contained in the application filed by the J.C. Nichols Company
to the Tax Increment Financing Commission on December 20, 1996, and subsequent
information furnished to the Commission is true and the financial information

_____ presented therein represents true and accurate assessments to the best of my
knowledge, information and belief. :

2. That all costs reflected in connection with the proposed projects or in connection with
information therein given as to the Country Club Plaza hoidings owned by the
J.C. Nichols Company are direct property costs and there are no indirect, general
administrative expenses allocated or apportioned to the costs as described in the
financial information presented.

J.C. NICHOLS COMPANY

~ "-.

By: (s m;:v::n . uu
“Barrett Brady
President and Chief Execuﬁve Officer

Subscribed in my presence and sworn to before me this 5 day of’)/) M,

M&.W

Notary Public
DEBORAM 4. wesTPRAY,

isianed
I Jackson
My Commission Expires: s Commizsicn Expiros sau?ﬁm

3 3o




