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1 DEFINITIONS

As uscd in this Application, the following terms shall have the following meanings:

A

B.

KC-898510-5

“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 agc 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. A conservation area shall meet at least three of the factors provided in this
subdivision for projects approved on or after the effective date of this section.

“Economic Activity Taxes," the total additional rcvenue from taxes which are
imposed by a municipality and other taxing districts, and which are generated by
cconomic activities within a redevelopment area over the amount of such taxcs
generated by economic activities within such redevelopment area in the calendar year
prior to the adoption of the ordinance designating such a redevelopment area, while
tax increment financing remains in effect, but excluding personal property taxes,
taxes imposed on sales or charges for sleeping rooms paid by transient guests of
hotcls and motels, licenses, fees or special asscssments. For redevelopment projects
or redevelopment plans approved afier December 23, 1997, if a relail establishment
relocates within one year from one facility to another facility within the same county
and the governing body of the municipality finds that the relocation is a direct
beneficiary of tax increment financing, then for purposes of this definition the
cconomic activity taxes generated by the retail establishment shall equal the total
additional revenues from economic activity taxes which are imposed by a
mumnicipality or other taxing district over the amount of economic activity taxes
generated by the retail establishment in the calendar year prior to its relocation to the
redevelopment area.

“Gambling Establishment,” an excursion gambling boat as defined in section 313.800,
RSMo, and any related business facility including any real property improvements
which are directly and solcly related 10 such business facility, whose sole purpose is to
provide goodb Or services to an excursion gambling boat and whose majority ownership
interest is held by a porson licensed to conduct gambling games on an excursion
gambling boat or licensed to operate an excursion gambling boat as provided in sections
313.800 to 313.850, RSMo.
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“Obligations,”lbonds, 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 govering body is
nol 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 districts would have
received had a Municipality not adopted tax increment allocation 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 cstate 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 Sectton 88.861 R.S.Mo.

“Project Improvements,” those development activities undcrtaken within the
Redevelopment Area intended to accomplish the objectives of the Redevelopment
Plan.

“Redeveloper,” the business organization or other cntity selected by the Commission
to implement the Redevelopment Plan.

“Redevelopment Agreement,” the agreement between the City of Kansas City,
Missouri, the Tax Increment Financing Commission and Redeveloper for the
implementation of the Redcvelopment Plan.

“Redevelopment Area,” an area designated by a municipality, in respect to which the
municipality has made a finding that there exist conditions which canse the area to be
classified as a blighted area, a conservation area, an economic development area, or a
combination thereof, and which includes only those parcels of real property directly
and subslantially benefited by the proposed Redevelopment Project.

“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 a blighted arca, conservation area, economic development 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 within a Redevelopment Area in
furtherance of the objectives of the Redevelopment Plan.
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~ “Redevelopment Project Arca,” the area selected for a specific redevelopment project.

“Redevelopment Project Costs” include the sum total of all rcasonable or necessary
costs incurred or estimated to be incurrcd, any such costs incidental to a
Redevelopment Plan and a Redevelopment Project. Such costs include, but are not
Iimited to the following:

1.

2.

9.

Costs of studies, surveys, plans and specifications;

Professional service costs, including, but not limited to, architectural
engineering, legal, marketing, financial, planning or special services. Except
the reasonable costs incurred by the commission established in section 99.820
for the administration of sections 99.800 to 99.865, such costs shall be
allowed only as an initial cxpense which, to be recoverable, shall be included
in the costs of a redevelopment plan or project;

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

Costs of tehabilitation, reconstruction, repair or remodcling of existing
buildings and fixtures;

Cost of construction of public works or improvements;

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 (han eighteen months thereafter, and
including reasonable reserves related thereto;

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 approves such costs;

Relocation costs to the extent that a Municipality determines that relocation
costs shall be paid or are required to be paid by federal or state law:

Payments in licu of taxes.

“Special Allocation Fund,” the fund of a municipality or its commission which
contains at least two separate segregated accounts for each redevelopment plan,
maintained by the treasurer of the municipality or the treasurer of the commission
into which payments in lieu of taxes and other revenues are deposited in the other
account,



R.

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

“Taxing Districts,” any political subdivision of Missouri having the power (o levy
taxes.

II.  TAX INCREMENT FINANCING

This Plan is adopted pursuant to the Real Property Tax Increment Allocation
Redevelopment Act, Missouri Revised Statutes, Section 99.800 through 99.865 (the “Act™). The
Act enables municipalities to finance Redevelopment Projcct Costs with the revenue generated
from Payments in Lieu of Taxes and Economic Activity Taxes. This Redevelopment Plan shall
be filed of record against all real property in the approved Redevelopment Project Area.

IlI. GENERAL DESCRIPTION OF PLAN AND PRQJECT.

A.
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The_ Redevclopment Plan. The Downtown Library District Tax Increment
Financing Redevelopment Plan (the “Redevelopment Plan™) proposes to create
and enhance a downtown neighborhood anchored by the new central library
facility to be located in the renovated First National Bank Building located at the
northeast comer of 10" and Baltimore. Tmplementation of the Redevelopment
Plan will support the renovation and restoration of the historic First National Bank
Building which is to be leased to the Kansas City, Missouri Public Library,
cnhance the financing of the proposed parking garage to be located at the
northwest corner of 10" and Baltimore, provide for the addition of streetscape
improvements within and adjacent to the proposed Redevelopment Area, and
create a ncighborhood improvement program fund, as well as other related
activities associated with the revitalization within the downtown loop

Redevelopment Area. The Redevelopment Plan Area is generally bound by g™
and 9™ Streets on the north, Baltimore Avenuc and Main Street on the east, 11"
and 12" Streets on the south, and Wyandotte Street and Central Street on the west
in Kansas City, Jackson County, Missouri (the “City”) as legally described in
Exhibit 1 (the “Redevelopment Area™).

Project Improvements. The Project Improvements will consist of construction of a
parking garage, streetscape upgrades throughout the District, which improvements
are consistent with the “District Streetscape Plan”, and a “Neighborhood
Improvement Program” which is expected to provide challenge grants to projects
located along the streetscape corridors identified in Exhibit 2. The Plan also
cnvisions future redevelopment of other retail structures located within the
Redevelopment Area. Any additional Projects will require the Plan to be
amended. '
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Redevelopment Projects. The Project Improvements and other redevelopment
activities ‘will be undertaken as a series of redevelopment projects (the
“Redevelopment Projects”), each of which will be approved by ordinance in
conformance with the Act. The Redevelopment Area is described in Exhibit 1A.
The Redevelopment Project Area provided for in this Plan is described in Exhibit
1B. Consiruction and employment information for the Redevelopment Project is
set forth in Exhibit 4.

Estimated Date of Complction. It is anticipated that improvements included in
Project 1 will be completed by the first quarter of 2004. These improvements
inciude the construction of the parking garage located at the northwest comer of
10" and Baltimore, along with a significant portion of landscaping and
streetscaping donc in conjunction with the historic bank building and garage.
Additional Projects will he submitted to the TIF Commission and the City
Council as they arise. In no event shall any ordinance approving a
Redevelopment Project 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 Redevelopment
Plan are:

1. To creatc a vibrant downiown neighborhood;
2. To increase housing opportunities within the Central Business District;
3. To eliminate adverse conditions which are detrimental to public health,

safety, morals, or welfare in the Redevelopment Area and to climinate and
prevent the recurrence thercof for the betterment of the Redevelopment
Area and the community at large;

4, To enhance the tax base of the City and the other Taxing Districts,
encourage private investment in the surrounding area, and increase
employment opportunities in the Redevelopment Area;

5. To increase cmployment opportunities in the City as a whole;

6. To stimulate construction and development and generate tax revenues,
which would not occur without Tax Increment Financing assistance;

7. To support the creation of a new garage for use by the Kansas City,
Missouri Public Library as the tenant of the historic bank building;
3. To provide additional parking garages within the Central Business
District.
5



Gamng _Status.  The Redevelopment Plan does not include the initial
development or redevelopment of any gambling establishment.

Advisory Committee. An advisory committee shall be created to provide advice
to the TIF Commission regarding the “Neighborhood Improvement Program®
which is expected to provide challenge grants to projects located along the
streetscape corridor.  This committee shall serve in an advisory capacity to the
TIF Commission.

iv.  FINANCING

A.
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Estimated Redevclopment Project Costs.  Redevelopment Project Cosls are
estimated to be approximately $23.6 million. The Plan proposes that

approximatcly $13.2 million in Redevelopment Project Costs be reimbursable
from the Special Allocation Fund. The TIF revenues will be used to 1) provide
credit cnhancement of the annual debt service related to the parking garage
project; 2) up to 30% of the revenues from a specific project may be uscd to
provide gap [(inancing to that specific project as may be approved by the TIF
Commission and the City Council; 3} 40% of the remaining funds shall be
designated for streetscape upgrades throughout the District, which improvements
are consistent with the “District Strcotscape Plan”; and 4) the remaining TIF
revenues will be used to fund a “Neighborhood Improvement Program” which is
expecied to provide challenge grants to projects located along the streetscape
corridors identificd in Exhibit 2. The reimbursable Project Costs include those
shown in Exhibit 5. '

The Commmssion has determined that certain planning and special services
expenses of the Commission which are not direct Redevelopment Project costs
are nonetheless reasonable and necessary for the operation of the Commission and
are incidcntal costs to the Redevelopment Project. These incidental costs will be
recovered by the Commission from the Special Allocation Fund in an amount not
to cxceed five percent (5%) of the Payments in Licu of Taxes and Economic
Activity Taxes paid annually into the fund.

Anticipated Sources of Funds. Anticipated sources and amounts of funds to pay
Redevelopment Project Costs and amount to be availablc from (hose sources are
shown on Exhibit 7. The expected sources of funds to be used reimburse eligible
expenscs include PILOTS and Economic Activity Tax proceeds.

If bonds arc issued, bond proceeds will be depaosited in a special construction fund
for use in payment of Reimbursable Project Costs.

Payments m Lieu of Taxes. Calculations of expected proceeds of Payments in
Lieu of Taxes are based on currcnt real property assessment formulas and current
and anticipatcd property tax rates, both of which are subject to change due to
many factors, including reassessment, the effects of real property classification for
real property tax purposes, and the rollback in tax levies resulting from
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rcasscssment or classification. Furthermore it is assumed that the assessed
valuation of real property will increase at a rate of 4% every other year, with no
levy mcrcases. The estimated total Payments in Lieu of Taxes generated by The
Downtown Library District Redevelopment Plan over the duration of the Plan is
$728,700 (net present value) as shown in detail on Exhibit 6.

It 1s anticipated that all of the available Payments in Lieu of Taxes will be used to
reimburse eligible Redevelopment Project Costs as provided for in this Plan,
However, any Payments in Licu of Taxes that exceed the amount necessary for
such reimbursement shall be declared surplus and be available for distribution to
the various Taxing Districts in the Redevelopment Arca in the manner provided
by the Act.

Economic Activity Taxes. Over the life of the Plan, the total Economic Activity
Tax revenucs are estimated to be approximately $4,142,400 (nct present value).
Of the total additional revenue from taxes imposed by the municipality or other
taxing districts and which are generated by economic activities within the
Redevelopment Project Areas, as defined in Section 99.845.3, fifty percent (50%),
or approximately $2,071,200 (net present value) over the life of the Plan, will be
made available upon annual appropriation, to pay eligible Redevelopment Project
Costs. Those Economic Activity Taxes available to pay project costs are shown
m Exhibit 6.

Anticipatcd Economic Activity Taxes are based upon projected net earnings taxes
paid by businesses and employecs, as well as sales tax. It is assumed that net
earnings and sales tax revenues will increase due to inflation at a rate of 4% a year
in addition to the assumed increases due 10 job creation and business expansion.
The cstimated PILOTS and Economic Activity Tax revenues are set forth in
Exhibit 6 attached hereto.

The amount of Economic Activity Taxes in excess of the funds deemed necessary
by the Commission for implementation of this Plan, if any, 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.

The Plan requires that all affected busincsscs and property owners be identified
and that the Commission shall be provided with documentation regarding
payment of Economic Activity Taxes by Redeveloper, its contractors, tenants and
assigns. The Commission shall make available information to the City of Kansas
City regarding the identity and location of the affected businesses. It shall be the
obligation and intent of the City of Kansas City to determine the Economic
Activity Taxes and to appropriate such funds into the Special Allocation Fund, no
less frequently than yearty and no more frequently than quarterly, in accordance
with the Act.



E. Anticipated Type and Terms of Obligations. In the cvent Obligations are issued,
they must have a first call on the PILOTS and Economic Activity Taxes revenue
stream. Additionally, it is estimated that available project rcvenues 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 necessary for the
payment of principal and interest on the Obligations may be used for reserves,
reimbursable project costs or to call Obligations in advance of their maturities or
declared surplus. Obligations may be sold in one or more serics in order 1o
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 plan under which the project is authorized.

=

Evidence of Commitments to Finance Commitments for any private financing of
Redevelopment Project Costs necessary to complete Project Improvements for all
Projects shall be submitted for approval prior to the approval of any ordinance.
Letters of interest from private mortgage financing sources are attached as Exhibit
4.

V. MOST RECENT EQUALIZED ASSESSED VALUATION

The total initial equalized assessed valuation of the Redevelopment Area according to
current records at the Jackson County Assessor’s Office is approximately $28.3 million (land
only assessed valuation is approximately $20.9 million and improvement assessed valuation is
approxmmately $7.4 million). 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
$9.25 (including 1989 M & M replacement taxes) per $100 assessed valuation on improvements.
The annual ad valorem tax revenue from the Redevelopment Area was approximately $2.7
million in 2001.

The Total Initial Equalized Assessed Valuation of the Redcvelopment Area will be
determimed prior to the time each individual Redevelopment Project is approved by ordinance.
Payments in Lieu of Taxes mcasured by subsequent increases in property tax revenue which -
would have resulted from increased valuation had Tax Increment Financing not been adoptcd
will be segregated from taxes resulting from the Total Initial Equalized Assessed Valuation as
defined hercin, and deposited in a special allocation fund earmarked for payment of
Redevelopment Projects Costs as defined herein.

VI ESTIMATED EQUALIZED ASSESSED VALUATION AFTER REDEVELOPMENT

When the Project Improvements have been completed, the total asscssed valuation of the
Redevelopment Area will be determined. The estimated increase in assessed valuation and the
resulting Payments in Lieu of Taxes are shown in Exhibit 6. When complcte and the

Redevelopment Plan is terminated, the Redevelopment Area will annually initially yield the
estimated real property taxes as indicated in Exhibit 6.

KIC-898516-%
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VII.  GENERAL LAND USE

The properties within the Redevelopment Area will be devoted to use as a mixture of
commercial, residential and institutional uses. The Redevelopment Project 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.

VIII. CONFORMANCE TO THE COMPREHENSIVE PLAN

This TIF Plan is consistent with. the City’s Comprehensive Plan, specifically with the
FOCUS Plan as approved by the City Council on October 30, 1997 by Resolution Number
971268. The Kansas City Urban Core Plan component of the FOCUS Plan supports the
targeting of incentives to Great Streels as called for in this TTF Plan. The Urban Core Plan calls
for the revitalization of the boulevards and the designation of a network of Great Streets where
the City will focus investment and target incentives to upgrade infrastructure, enhance the
streetscape and encourage activity that is attractive to pedestrians.

This TIF Plan is also consistent with the Sasaki Plan. Though the Sasaki Plan has not
been formally adoptcd by the City Council, it is frequently referred to in policy discussions
regarding redevelopment in the Central Business District. The Sasaki Plan identifies the
Redevelopment area as “The Library District.” The policies of the Sasaki Plan stress the
importance of parking in the area. In relation to the parking, the Sasaki Plan states that the area
1s to be designed to “create an active and pedestrian-friendly street” and stresses the need to
“improve the connections between the downtown core and River Market Arca. These assertions
by the Sasaki Plan support the creation of an environment that has quality streetscape, which is
important to the multi-modal environment as discussed in the FOCUS Kansas City Plan.

IX. EXISTING CONDITIONS IN THE REDEVELOPMENT AREA.

The Redcvelopment Area qualifies as a Conservation Area. Approximately ' g gg' % of
the structures within the Redcvelopment Area are 35 years or older. The Conservation Study
attached as Exhibit 10 provides evidence of dilapidation, obsolescence, illegal use of structures,
presence of structures below minimum code standards, excessive vacancies, overcrowding of
structures, excessive land coverage and other potential blighting factors referenced in Section
99.805(3) RSMo..

X. “BUT FOR TIF”

The umprovements proposed by this TIF Plan would not occur but for the use of TIF
revenue. Much of the TIF revenues are intended for installation of streetscape and creation of a
ncighborhood improvement program. Both of these are activities that normally would be
undertaken by a public agency and are not activitics that would be economically feasible or
reasonable to be undertaken by a single private entity.

The TIF revenue will be applied to the garage only as an enhancement. That is if the net
operating income from operation of the garage is insufficient to service the debt, then the
available TIF rcvenue will be applied to the shortfall. The subsidy request enjoys a self
regulating “But For™ test since the TIF revenue will only be called upon when cash flow is

9
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negative. For those years in which TIF subsidy would be required for the garage, the retum on
investment would be no more than (0% -- a break-even cash flow.

XI.  COST-BENEFIT ANALYSIS

A cost-benefit analysis has been prepared for the Redevelopment Arca. This analysis
describes (1) impact on the economy of each taxing district if the Plan and projects are not built;
(2) impact on the economy of each taxing district if the Plan and projects arc built; (3) fiscal
impact study on every affected political subdivision; and (4) sufficient information to determine
whether the projects as proposcd are financially feasible. The cost-benefit analysis is attached as
Exhibit 8.

Xil.  ACQUISITION AND DISPOSITION

It is not anticipatcd thal any property will be acquired in order to achieve the
redevelopment objectives of this Plan. 1n the cvent that it is necessary to acquire property to the
achieve the redevelopment objectives, the Commission may acquire property by purchase,
donation, leasc or eminent domain in the manner provided for by corporations in Chapter 523,
RSMo. 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. No property for a redevelopment project shall be acquired by eminent domain later
than five (5) years from adoption of the ordinance approving the project.

XII. RELOCATION ASSISTANCE PLAN

Because no displacement of persons or businesses will be required to complete the
Redevelopment Plan, no relocation assistance plan is nceded. Should relocation he necessary,
relocation assistance will be available to all cligible displaced occupants in conformance with the
Commission’s Relocation Assistance Plan as shown in Exhibit 13 or as may be required by other
state or federal laws. Any reiocation will be at the expense of the Redevcloper.

X1V. ENTERPRISE ZONE

In the event mandatory abatement is sought or received pursnant to Section 135.215,
R.5.Mo., as amended, such abatcment 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 99.855, R.S.Mo.

XV. PROVISION OF PUBLIC FACILITIES

Redeveloper will provide and maintain all necessary public facilitics and utilities to
service the Redevelopment Arca.

XVL. REDEVELOPMENT AGREEMENT

10
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Upon approval of this Plan, the Tax Increment Financing Commission and Rcdcvcloper
will enter into a Redevelopment Agreement which will include, among other things, provisions
relative to the following:

KC-898516-5
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1.

2.

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,

approval by Commission of the cos
Redevelopment Project Costs, ¢
Project Costs; and

public partictpation in excess retu






EXHIBIT 1

LEGAL DESCRIPTIONS

A. Redevelopment Area
B. Redevelopment Project Areas



_ EXHIBIT t
LEGAL DESCRIPTION OF REDEVELOPMENT AREA

Commencing al the intersection of the center ine of Baltimore Street and Ninth Street;
thence proceeding easterly along the center line of Ninth Street to the intersection of the
center line of Ninth Street and the center line of Main Street; thence proceeding southerly
along the center line of Main Street to its intersection with the easterly extension of a line
5.75 feet south of and parallel to the north lot line of Lot 4, SMARTS PARTITION NO
3; thence west along a line 5.75 feet south of and parallel to the north lot line of Lot 4,
SMARTS PARTITION NO 3 to its intersection with the center line of the north-south
alley lying between Main Street and Baltimore Avenue; thence north along the center line
of the north-south alley lying between Main Street and Baltimore Avenue to its
intersection with the center line of Tenth Street; thence west along the center line of
Tenth Street to its miersection with the center line of Baltimore Avenue; thence south
along the center line of Baltimore Avenue to its intersection with the westerly cxtension
of the north lot line of Lot 8, Block 18, ASHBURNS ADDITION; thence east along the
north lot line of Lot 8, Block 18, ASHBURNS ADDITION a distance of 113.5 fect;
thence south along a line 113.5 feet west of parallel to the west lot line of Lots 8 and 9,
Block 18, ASHBURNS ADDITION to its intersection with a line 8.33 feet north of and
paralicl to the south lot line of Lot 9, Block 18, ASHBURNS ADDITION; (hence east
along a line 8.33 feet north of and parallel to the south lot line of Lot 9, Block 18,
ASHBURNS ADDITION and the north lot line of Lot 5, SMARTS PARTITION NO 2
to its intersection with the center line of Main Street; thence southerly along the center
linc of Main Street to the intersection of the center line of Main Street and the center line
of Eleventh Street; thence proceeding westerly along the center line of Eleventh Street to
the intcrsection of the center line of Eleventh Street and the center line of Baltimore
Avenue; thence proceeding southerly along the center line of Baltimore Avenue to the
intersection of the cenlter line of Baltimore Avenue and the center line of Twelfth Street;
thence proceeding westerly along the center line of Twelfth Street to the intersection with
the southerly extension of the east lot line of Lot 11, Block 20, ASHBURNS
ADDITION; thence northerly along the east lot line of Lots 11, 12, 13 and 14, Block 20,
ASHBURNS ADDITTION to the north lot line of Lot 14, Block 20, ASHBURNS
ADDITION; thence westerly along the north lot line of Lot 14, Block 20, ASHBURNS
ADDITION to the west lol line of Lot 14, Block 20, ASHBURNS ADDITION; thence
southerly along the west lot line of lots 11, 12, 13 and 14, Block 20, ASHBURNS
ADDITTION to the intersection with the center line of Twelfth Street; thence westerly
along thc center line of Twelfth Street to the intersection of the center line of Twelfth
Street and the center line of Wyandotte Street; thence proceeding northerly along the
center line of Wyandotle Street to the iniersection of the center line of Wyandotte Street
and the center line of Tenth Street; thence proceeding westerly along the center line of
Tenth Street to the intersection of the center line of Tenth Street and the center line of the
north-south alley located on the north side of Tenth Street between Wyandotte Street and
Central Street; thence proceeding northerly along the center Iine of the north-south alley
to the intersection of the center line of said north-south alley and the center line of the
east-west alley located on the west side of Wyandotte Street between Tenth Street and
Ninth Street; thence proceeding easterly along the center line of this east-west alley to the



intersection of the center line of the east-west alley and the center line of Wyandotte
Strect; thence proceceding northerly along the center line of Wyandotte Street to its
intersection with the westerly extension of the north lot line of Lot 16, Block 2,
ASHBURNS ADDITION; thence casterly along said westerly extension and the north lot
line of Lot 16, Block 2, ASHBURNS ADDITION to its intersection with the center line
of the north-south allcy lying between Wyandotte Streel and Ballimore Avenue; thence
north along the center line of the north-south alley. lying between Wyandotte Street and
Baltimore Avenue to its intersection with the westerly extension of the north lot line of
Lot 6, Block 2, ASHBURNS ADDITION; thence east along the north lot line of Lot 6,
Block 2, ASHBURNS ADDITION to its intersection with the center line of Baltimore
Avenue; thence north along the center line of Baltimore Avenue to the Point of
Beginning, all now included in and a part of the City of Kansas City, Jackson County,
Missouri.

Project Area Number 1
Project Area Number 1 is described as including the following:

Parccl Number 1(a): Commencing at the intersection of the center line of Baltimore
Avenue and Ninth Street; thence proceeding easterly along the center line of Ninth Street
to the interscction of the center line of Ninth Street and the center line of Main Street;
thence proceeding southerly along the center line of Main Sireet to the intersection of the
center line of Main Street and the center line of Tenth Street; thence proceeding westerly
along the center line of Tenth Street to the intersection of the center line of Tenth Street
and the center line of Baltimore Avenue; thence proceeding northerly along the center
line of Baltimore Avenue to the Point of Beginning.

Parcel Number 1(b): All of Lots 1 through 5, Block 8, together with the west half of the
vacaled alley lying east of and adjacent to said Lots and the south half of the vacated
alley lying north of and adjacent to said Lots, all in ASHBURN'S ADDITION, Kansas
City, Jackson County, Missouri; All of Lots 6 through 10, Block 8, together with the east
half of the vacated alley lying west of and adjacent to said Lots and the south half of the
vacaled alley lying north of and adjacent to said Lots, all in ASHBURN'S ADDITION,
Kansas City, Jackson County, Missouri; the south 5 feet of Lot 12, Block 2, ASHBURNS
ADDITION together with the north half of the vacated alley lying south of and adjacent
to said portion of the Lot and the west half of the vacated alley lying east of and adjacent
to said portion of the Lot, all in ASHBURN'S ADDITTON, Kansas City, Jackson County,
Missourt; and all of Lots 8 through 11, Block 2, ASHBURNS ADDITION together with
the north half of the vacated alley lying south of and adjacent to said Lots and the cast
half of the vacated alley lying west of and adjacent to said Lots.

Project Arca Numbcer 2: All of Lots 12, 13 and 14 and the south 15 feet of Lot 15, Block
17, ASIIBURNS ADDITION, and described as: Commencing at the southwest corner of
Lot 12, Block 17, ASHBURNS ADDITION; thence north along the west lot lines of Lots
12, 13, 14 and 15 to a point 15 feet north of the south lot line of Lot 15, Block 17,
ASHBURNS ADDITION; thence east along a linc 15 feet north of and parallel to the



e

south lot line of Lot 15, Block 17, ASHBURNS ADDITION and its casterly extension to
the center line of the north-south alley located between Wyandotte Street and Baltimore
Avenue; thence south along the center line of the north-south alley located between
Wyandotte Street and Baltimore Avenue to the easterly extension of the south lot line of
Lot 12, Block 17, ASHBURNS ADDITION; thence west along said easterly extension
and the south lot line of Lot 12, Block 17, ASHBURNS ADDITION, to the Point of
Beginning.

Project Area Number 3: All of Lots 6, 7, 13, 14, 15 and 16, Block 2, ASHBURNS
ADDITION and the north 20 feet of Lot 12, Block 2, ASHBURNS ADDITION, and the
intervening north-south alley adjacent to said lots.

Project Area Number 4: All of Lots 1 through 11 and Lots 16 through 22, and the north
10 fect of Lot 15, Block 17, ASHBURNS ADDITION and all of lots 1 through 10, Block
11, ASHBURNS ADDITION and the intervening alleys. Said Project Area also
described as: Commencing at the northwest corner of Lot 1, Block 11, ASHBURNS
ADDITION, thence east along the north lot line of Lots 1 through 10, Block 11,
ASHBURNS ADDITION 1o the east lot line of Lot 10, Block 11, ASHBURNS
ADDITION; thence south along the east lot Iine of Lot 10, Block 11, ASHBURNS
ADDITION and Lots 1 through 11, Block 17, ASHBURNS ADDITION to the south lot
Iine of Lot 11, Block 17, ASHBURNS ADDITION; thence west along the south lot linc
of Block 17, ASHBURNS ADDITION and its westerly extension to the east lot line of
Lot 12, Block 17, ASHBURNS ADDITION; thence north along the east lot line of Lot
12, Block 17, ASHBURNS ADDITION to a point 15 feet north of the south lot line of
Lot 135, Block 17, ASHBURNS ADDITION; thence west along a line 15 feet north of
and parallel to the south lot line of Lot 15, Block 17, ASHBURNS ADDITION to the
west lot line of Lot 15, Block 17, ASHBURNS ADDITION; thence north along the west
lot line of Lots 15 through 22, Block 17, ASHBURNS ADDITION and the west lot line
of Lot 1, Block 11, ASHBURNS ADDITION to the Point of Beginning,

Project Area Number 5: The west 113.5 feet of Lots 8, 9, 10 and 11, Block 18,
ASHBURNS ADDITON; and

All of Lots 15 through 18 and the south 2.47 feet of Lot 14, JOUNSTONS JOHN
ADDITION and all of Lot 1 and the north 14.99 feet of Lot 2, SMARTS PARTITION
NGOG 3; and

The north 3 feet of the south 9,125 feet of Lot 2, and all of Lot 3, and the north 5.75 feet
of Lot 4 of SMARTS PARTITION NO 3; and

All of Lots 5 and 6 SMARTS PARTITION NO 2, and all of the vacated alley lying west
of and adjacent (hereto, also the south 8.33 feet of the east 3 feet of Lot 9 and the east 3
feet of Lots 10 and 11, Block 18, ASHBURNS ADDITION.

Project Area Number 6: All of Lots 1 through 10 and Lots 15 through 20, Block 20,
ASHBURNS ADDITION. Said Projcct Arca also described as: Commencing at the



intersection of the center line of Wyandotte Street and the center line of Eleventh Street;
thence proceeding easterly along the center line of Eleventh Street to the intersection of
the center line of Eleventh Street and the center line of Baltimore Avenue; thence
proceeding southerly along the center line of Baltimore Avenue to the easterly extension
of the south lot line of Lot 15, Block 20, ASHBURNS ADDITION; thence west along
the south lot line of Lot 15, Block 20 ASHBURNS ADDITION to the center line of the
north-south atley lying between Baltimore Avenue and Wyandotte Street; thence south
along the center linc of the north-south alley lying between Baltimore Avenue and
Wyandotte Street to the intersection with the center line of Twelfth Street; thence
proceeding westerly along the center line of Twelfth Street to the interscction of the
center line of Twelfth Street and the center line of Wyandotte Street; thence proceeding
northerly along the center line of Wyandottc Street to the Point of Beginning.

Project Area Number 7: All of Lots 9 through 12, Block 7, ASHBURNS ADDITION
and a portion of the south half of the east-west alley lying between Ninth and Tenth
Streets. Said Project Area also described as: Commencing at the southwest corner of Lot
9, Block 7, ASHBURNS ADDITION; thence north along the west line of Lot 9, Block 7,
ASHBURNS ADDITION to the center line of the east-west alley lying between Ninth
and Tenth Streets; thence east along the center line of the east-west alley lying between
Ninth and Tenth Streets to the northerly extension of the east lot line of Lot 12, Block 7,
ASHBURNS ADDITION; thence south along the cast lot line of Lot 12, Block 7,
ASHBURNS ADDITION to the south lot line of Lot 12, Block 7, ASHBURNS
ADDITION; thence along the south lot lines of Lots 9 through 12, Block 7, ASHBURNS
ADDITION to the Point of Beginning.

Revised 10-16-02






EXHIBIT 2
SITE PLAN

A, Redevelopment Area
B. Redevelopment Projects
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EXHIBIT 3

.SPECIFIC OBJECTIVES



EXHIBIT 3

SPECIFI1C OBJECTIVES

1. To create a vibrant downtown neighborhood;
2. To increase housing opportunities within the Central Business District;
3. To eliminate adverse conditions which are detrimental to public health, safety,

morals, or weclfare in the Redevelopment Area and to eliminate and prevent the
recurrence thereof for the betterment of the Redevelopment Area and the community at
large;

4. To enhance the tax base of the City and the other Taxing Districts, encourage
private investment in the surrounding area, and increase employment opportunities in the
Redevelopment Area; :

5. To increase employment opportunities in the City as a whole;

6. To stimulatc construction and development and generale tax revenues, which
would not occur without Tax Increment Financing assistance;

7. To support the creation of a new garage for use by the Kansas City, Missouri
Public Library and its patrons as tenant of the historic bank building.

8. To provide additional parking garages within the Central Business District.

9. To install streetscape and landscape amenitics.

10.  To implement a neighborhood improvement program to encourage area property
owners to improve their property.

11.  To establish an ncighborhood advisory committee which will advise the TIF
Commission regarding implementation of the neighborhood improvement program:.

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

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

14.  To vacate any existing public rights-of-way inconsistent with the Plan and to
make them a part of the Redevelopmenl Arca.

15.  To replat the land into parcels suitable for redevelopment in accordance with this
Redevelopmenl Plan in accordance with City requirements.
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EXHIBIT 4

CONSTRUCTION AND EMPLOYMENT INFORMATION

Construction Totals by Project Area
Employment Totals by Projcct Arca



CONSTRUCTION TOTALS BY FROJECT AREA*

Downlown Library District TTF Plan — Project 1

Square feet of
OFFICE Space

CONSTRUCTION

NEW

Existing
Structures
1o
REMAIN
ASIS

22,594

Existing
Structures fo
be
REHABBED

Total

22,594

Existing
Structares to be
DEMOLISHED

Sqnare feet of
RETAIL Space

Square feet of
INSTITUTION
AL Space

156,503

156,503

Square feet of
INDUSTRIAL
Space

Total Square
Feet

22,594

156,503

179,097

Number of
DWELLING
UNITS

Number of
HOTEL
ROOMS

Number of
PARKING
SPACES

480°

480

* A Project Area is defined as a specific geographical area within
during a specific time frame.

the overall Plan Area that is developed

! This is the renovation of the historic bank building at the northeast corner of Tenth and

Baltimore by DTC, LLC for lease to the Kansas City Public Library. This is being

included even though no TIF revenues are being used here.

% This is the parking garage at the northwest corner of Tenth and Baltimore, which is to
be owned by the Missouri Development Finance Board.




B. EMPLOYMENT TOTALS BY PROJECT AREA

Downtown Library District — Project 1

Permanent jobs to be CREATED IN

Kansas City 9

Permanent jobs to be RELOCATED

TO Kansas City 0

Permanent jobs to bc RETAINED IN

Kansas City 637"
TOTAL 646

Anticipated Annual Payroll
$18.861,259 approx.

Estimated number of constraction Currently unknown
workers to be hired during construction
phase

1 These employment numbers include employces in the renovated historic bank
building which is to be lcased to the Kansas City, Missouri Public Library. Note
that no TIF revenues are being used for the renovation of said building.






A,
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EXHIBIT 3

ESTIMATED REDEVELOPMENT COSTS AND SCHEDULE

Redevelopment Costs.
Redevelopment Schedule



AMOUNT REIMBURSABLE EXPENSES
.~ COMMISSION EXPENSES’
1 Estimated Reimbursable Costs for
Plan Implementation
A. Legal $ 50,000 $ 50,000 .
B. Agenda 2,000 2,000
C. Staff Time 40,000 40,000
D. Misceilaneous 4,000 4,000
2 Plan Administration Expenses 230,000 230,000
3 Final Development Plan
Approval Fees ($.05 par
square footi@ $350,000) 17,500 17,500
SUBTOTAL $ 343,500 3 343,500
COSTS OF PLAN PREPARATION
a. Application fees $ 20,000 $ 20,000
b. Legal L3 50,000 b3 50,000
¢. Consulting $ 13,650 $ 13,650
d. ASE and other Fees $ 8,300 $ 8,300
SUBTOTAL $ 91,950 $ 91,850
LIBRARY PARKING GARAGE
a. Acquistion Costs 2,000,000 -
b. Parking Garage (485 cars) 7,414,320 -
. Utility Relocation 150,000
d. Streetscape @$200/s.1 450,000 -
e. Archltect & Engineering 410,680 -
SUBTOTAL 10,425,000 . -
LIBRARY GARAGE DEBT SERVICEIF .
a. Debt 6,312,570 6,312 570
SUBTOTAL 6,312,570 6,312 570
STREETSCAPING
a. OStreetscape @5341041f 6177060 6,177,060
b, Architect & Engineering 617706 617,706
SUBTOTAL™ 6,794,766 6,794,766
FUTURE PROJECTS

Estd Proj Costs

EXHIBIT 5
LIBRARY DISTRICT TIF PLAN
ESTIMATED REDEVELOPMENT PROJECT COSTS

Estimated redevetopment project costs will be submitted al time a
developers proposal s submitted far the project.

NEIGHBORHOOOD IMPROVEMENTS
Estimated redevelopment projact costs will be submitted at time a
developers proposal is submitted for the projact.

TOTAL ¥ 23,967,786 $ 13,542,786

Page 1

See Note 1

Sesa Note 2

See Note 3

See Nole 4

Sea Nota 5

See Note 6



Estd Proj Costs
Nota:
1 Commission Expenses
The selected developer shall pay all fees and expenses of the TIF Commission for
Plan preparation, approval and implementation including, but not limited to, staff time,
agenda costs, legal fees, printing and publication of notices. The selected
developer shall be billed for these expenses by the Commission as needed. These
expenses shall be considered reimbursable project costs to the developer from
the Special Allocation Fund.

In addition, the Commission has determined that those planning and special services
expenses of the Commission which cannot be directly attributable to a particular
project are nonetheless reasonable and necessary for the operation of the Commission
and are incidental {o the project. These incidental costs will be recovered by the
Commission from the Special Allocation Fund in an amount not to exceed five percent
(5%) of the PILOTS and Economic Aclivity Taxes paid annually into the fund.

2 Library Parking Garage
The Garage Developer will obtain a bridge loan for the $2,500,000 in PIAC funds and
a long term loan loan in the amount of $1,125,000. The TIF money will be used to service the debt
from these loans.

3 Library Garage Debt Service:
This amount is what the Redeveloper
believes to be the "worst case scenario”. In this scenario, it assumes
that the garage is not doing well, resulting in the need lo use 60% of the
TIF revenue for the first 10 years of the loan and 50% of the TIF revenue
for the last 10 years of the loan. This scenario also considers that the
PIAC money is not released, requiring the use of TIF revenue to pay off the
bridge loan.

4 Streescape: _
After the TIF revenues are applied to the garage debt service, 40% of the remaining
funds will be avaiiable for the streetscaping projects in the District.

5 Future Projects:
After the TIF revenues are applied to the garage
debt service, up to 30% of the remaining funds will be available for
generators within the District for future projects approved by the
Commission and the City.

6 Neighborhood Improvements:
After the TIF revenues are applied to the garage debt service and the remaining
funds are applied to the Streetscape and Future Projects, then whatever
is left (a minimum of 30%) will be available for Neighborhood Improvements.

7 DTL, LLC is at the present time restoring the historic First National Bank Building

for lease to the Kansas City, Missouri Public Library. The estimated cost of this
project is $36,650,000. This is in addition to amounts shown above.

Page 1



Redevelopment Schedule
Renovation of the historic bank building to be completed within first quarter of 2004.

Construction of parking garage located at the northwest comer of Tenth and Baltimore to
be completed within first quarter of 2004.

All Projects Ordinances to be approved by the end of 2012,






EXHIBIT 6

ESTIMATED ANNUAL INCREASES ASSESSED VALUE
AND
RESULTING PAYMENTS IN LIEU OF TAXES
AND
PROJECTED ECONOMIC ACTIVITY TAXES



Project Assumptions

Property Tax Rates Base and Forecast Sales and Utility Charges
Tax Rate Land Improve merd Base FoodfBeverage Retail Sales LNikity Charg:ell
Jackson County Q570008 0.57000% Ten Main $242.424 30 $2.50)
KC School 4.95000% 4.45600% KC Ciub 30 30 $G.00]
Mental Health 0.13300% 0.13300% Univ. $540,000 50 53.00]
Library 0.50000% 0.50000% Library 30 50 $2.50
Jr. Coltege 0.23000% 0.23000% Forecast
Handicap Workshop 0.08000% 0.0800K1% Ten Main 350,000 $0 $2.50
City 2.07000% 1.32000% KC Club $0 30 $0.00
Blind - Mot Included 0.00000% 0.00080% Univ. $085,000 30 $3.00
Replacement - Not inciuded 0.00000% 0.00000% Library $150,000 348,000 $2.50)
Tolal 8.53300% 7.78300%
Increase in Assessed Value EALLUYI A bt anaually
Economic Activity Tax Rates Base and Forecast Employment
2061 Base Year Forecasted  Average Salany
City Sales Tax 2002 - 2017 1.7125%
2017 - 2026 1.4625% 10 Main Center 263 grs £31,800
Tied lo Office Oceupancy Rate

County Sales Tax 0.7500%

Central Library o 1418 $20,000
F&B Tax 1.7500%

PO Universily Club 8 30 $25,600

Eamings Tax 1.0000%

Garage -FTE 0 5 $290,000
Utility Tax 10.0000%

Library Construction %1,116,475 10 date, $5,210,119 to complete

50% Is subject to TIF Garage Construction 0 11 $70.000

Assumptions Fage 1



Z abed WALISEasSY PUB (g

EZC'LBL'FS  9ST4Z4'ES 180'650'2% passessy  |gjoL L Baly J03lo1d
LPPPRO'ELS S.8'/P9'ug zLL'oer'ss BN _.
VSLBLGS FEERE] 280'2.89% possassy
865'908°'LS  9L2'5% 08E'c0e’L$ 124iB ) Elo) Bl Bany 108foig
0020 2] LA 0940018 pe5sessy
G44'8.E8 5LL% OD0'BLES o R [Jolleqg ¢i6 50-08-02262
TLP'EOLE 2528 0Z2'581% Fassassy
001'L4L5E 883 Z1e'elss 1HIEN I0UNET 05K 80-02-022-62
D09' L1528 4518 Lov'i5T$ naseassy
000'S0ES ales 8L Y083 BIER IS UI0L A FLL L i-0E-022-E2
Lry'pzs se$ AR A5 PESSISSY
A6E°9L5 601G BRZOLE PLENY] BNCEUBAAA e1-0e-022-32
¥22'62% L£6$ 182'328 passassy
$ZE'LAS 876'2% g6t'ggd e spopUBAM .26 GO-0L-022-0Z
Bunjred - gL ealy 108lold
ZLT'09ES  L86°571'TY S89'Zer' 1S passassy
LSE'SLT LIS 65T TPOeS ZEE'EEO'PS ey (Bl Q1 eaty Josfoig
_ 2LV ics 0§ 2L LTS pessessy
156'58% 03 153'58% 13918yy [loULied 416 ¥(-28-022-62
J00'99€$  be0'es 9£6'65ES passessy
000051 s ocz'ges Q0F'FZLLE e siupeg L6 9-1L8-0ZT-62
008'929 E0b$ L6968 P3ssesSY :
000'0F2E zzes BL9'BEZS 1oaen 8I0WN:Ed €16 E0-1E*0ZZ-62
000'8gL'es  0ZP L. L'Z% 0BS'EL0' passassy
00D'008'6S [E6'9LE'9% CO0'EBL'CS &Ry WP 0Z6 LDl E-0ET-ET
eoluQ/Aieigin - B Baly )08l0ig
leyol  Buiping pueq ssaippy ([ |824ed

2002 - wadny
soxe) leaj aseg Auadoly




¢ sbey

JUBLISSasSY pue 'd

2L9°928'7$ LZ0EPEES SPPPRG' LS passassy | E8ly 198[0id
9ZL'ZR0Ci ¢ FEELEL QLG ZBE LGB PS laen
00¥'0ET$ ore'eeLs J33L101$ passassy
000'0ZL$ ooo'zors soo'eles el 'BJ0), B| BAIY 198004
8/028 © enjea xey gnyg Aty
00023 0F9'8TH$ CoLLOLS Passassy
000°02L8 000 Z0vY ooo'gles 1eep 2oLIneq 216 60-0¢-022-62

‘SN 9y Ag peumo si eBBiul oyl BliYM PEIBPISUOD §) IUBLUBIOL]

ou jr1g ‘aseq ay) w PIpNIa} ST BnfeA passesse 100Z oyl ‘saxe; Ausdoid Aed Jou [im puB 4O A patima aq fm siieiel Bupney

03 0$ o5 passassy €1 '11'50 pue
0% 0$ as eIEN ¢ G0-0£-0EE-02
abeleoy Bupled - q ealy yosfold
210'965 7% 19E'SLLES SBE'ZRY' 1S )
9zTL'Z9E 1S YEETL'6% ZEE'ELO'FS q} ealy josloid
S10TId 40f papniau Jou st Aeiqry
TLTTLYS 9198 S04 P9v$ possassy
1SR'SLY' LS 725'62$ EZE'0GY'LS ey aIOLIYES £16-€:6 90 PUE $0 '£0-16-022-62
JS1ZES B somay wwog pue 45i05¢ © DS 19jusY
008'€21'v8 02Z'S01'ES DBS'8LOLS passassy At 03 pasedwo aqesusy JISIGPS B ON{EA UIEN U8}
518'988'71$ ZLE'S0L'BS £30'581'CS epey uew 026 L0°1€-0226T
eolyO/ARiq -8 Bl 108[0ld
|ejo Bupping  pueq SSaIPpY al 19d1ed
#00¢C - 15E28.404

uopajdwon uodn saxe| jse39404




v a6y

5120d

- 62495 2% 9152678 TESEEL I8 WRLEAT A | : RS 03 558 TR e T
PRTHELS BER CH2Y THLIBES LEFELCTS SRYZEK IS Pl 5232 LTS ZBOLIGE 03 2RO'LLSS puey ez
it - @G ZEFTS ELT'E00'NS 195521 T8 WALRADIIL| - 5565 03 EE LB, diy
50: 2128 10 Laz$ P85S 2529223 SHTER S peat FL RIS TR0 LSS o 250'L158 e 520
i . RET2LS 459098 IRSENTY haLIOAD L) - 26Ty o L] umpRso.dug
90LzNzs V05" 1508 5SS 2ETET S SRITHY pLEn) oz ZUEEVS 2RO LICS o 760°LISS s ¥z
i - TEL306T8 oFE.EF Y 53T - SBACIC L) B EEYLE: ot £30'13 TR BAIELE
Ee= ity 120928 L0 LEPELTE Y ZEV Py £z Zeiars 7HO LSS og 280°Li58 puet €3z
05 - LELSCETS CZELEFE} 19552128 1l BALRAC I - LRt o §95718 Tua a0
£7a06Le SIZ'GNTS 150'ZL8 LT £89'25%'1§ ey 22T Tivary 780'L53- 0% 240" LTS pue zzaz
05 - 96255478 368°05T P 5ETEE oSG Ay . 989'18- o3 59918 RIS 00MN|
R E] thL'61ES FLERELH PZEOLLES 59025515 e 1207 EiC'ars 20" LGS o3 250°L458 e 123e
GH - 96745128 SEFOUZ' Y L85ENVIS IRy . £99'1% 0% 69913 Wty
58 DLLE IPLELTS 9054298 YOS S 20518 ue 20T ELE'6GvR- 80°LiS T 08 0SS pue Dzoz
03 - AIFLIELS SO0 280 b FL T4 Tuisae.e. duy - 69948 ] €91y R0
EI9'DELE SUo0EY ZePEVES ISiBT0'TE SBEZEY 15 ol ShOT ZIE'GEE Toriesde or ZOLLET P B1i2
os - BIFLLES SO0LBO RS iBES2ITS luauBne duy - a891%- o 69918 WenRA0xil
6.9'951L5 5800028 Zuk 5SS 5.'6202% EEET Py 102 ZIE'PE" 200438 o$ 045} pue 1oz
o5 - i L1 8Tv'6ERES 10352228 BB, D . 9915 i3 - WabganriLy
15,1814 1818 LEF BEPS LUABELE S8 26¥15 puy 102 ziCare TR LS it} ] pue e
s . IFREIELS BZV'EERCE BFST T8 WAL OUY - TS 7t 69518 wosaswdy,
sieis LA LEFREYS N ] SRITEY LS pue 5107 Ziters 7R0' LG 2 TR0 LG pue A6z
jos - $2E'79013 L BuBLEE LBS'STLES I - 69918 2% 599’3 WeLAADIthy)
[KSE'ELLY a»a'79.t CROCGET [IF03: FR-NR § SESZEFIY ol Qe ZIEErE- [T % TRO'LL5E PuE Y
jos - FEC'ZGT 1Y LB LBLES LEWSTLEE R MR FT) - 8oL §- L § E99'1 1 WL
eos s i GvE'TANE SREERES 0109815 SESZRFLY g 102 TiCErS 280' 5% o§ zH0°LLGS puey Loz
s - 5EI9.515 wTIRcs BTSTLZS R ARG . 593'1 8- o 69913 WaRL AR
I 05E'crLY FEE- PLEEDR 1§ SRITRFLY puey £i0E 2GRS 780' L2458 o8 2800258 pue £102
o : EEEE TEXERCS FEE R H LB 88911 3 68914 [UCHERET: T
Jmotysas 0sPErg o2z 2e8 VIFRDE I$ SESTOY L3 [ Tz LUGYS- 80255 g 290°425% Py T
oL - JRSeIEN Y ICVEISES Lo85ELEY JLE-TERY,ATT) 68914 cs 3=-0 § B ELBATL
ivz ess LEERELS ore'is2e 288'PLL 8 $5UTEr LY pue 62 1GP3- 280 L2585 s Z02'2458 we LR
log . WEUL LEHTISES SRV L#ADLL) - 693 L% s B84 1§ LAY
eI LIRS 981528 E 55929715 pue L0z EI TS 207 LLS% o 2802258 L) 0.0
loz - 6L GEF RS 14592124 nowsARLY, . - 69718 P Bag'LE LRRAIEW)
R eI - T ELR 49018 e T pue 6007 EERE ZRY LI5S 0% 780 2158 B! 6002
i3 - AT BEY 2SS £85'STI'28 HRLIASRIL 633'LF o Bag' 1§ L BumAGIW)
T Y ziLs FELSHIS G LML SA9'Zer LY pus BOOZ ZH0' L268- 05 R0 LGS ey 9002
i1 - SECTHLS TG LETTE £BS'ST) 28 HRLRADIL: BoE'LE: of 53518 LU iy
prs'srs L6RES IBE'OELS CLOTLT IS SRZRF L§ puay auz ERC LS8 o5 ZR0'LISS Fue) 1002
% - SECTH LS TR LETCS IRTEZL 25 o, BABit.) B35'L$- o 538'.8 wawera.dug
075'2v8 iB8'9ES 19B0ELT £L9EQSHE SHUZEYLE pueq 9002 TR0 LLGY- o 290'LLGS puwy 9062
i - 0% i85S BEELES AH5'EEL'2S YR aADud: | 89518 s 5698 B, diay
BACTUS 1P 168 ores8 56 PSS SOYZRF LS pun ooz RO LSS 05 780'L 65 pu 2007
1% - 208683 iBEEL.ES 18557128 ICTENLT 595’8 05 53918 Hiewigag.dun
SIS 15 188 iy EBS'LPS 1Y GRIZEF S pa o2 250'LSS [ 2750'LI58 e ooz
- - 05 18552723 HST2TS LT % e8918 £55°1§ WABACL
o8 0§ 05 5RUTEFIS SRUTENS pel enaz 2 o 290183 puen £0pE
- - 113 LBTSTLES LIRS FILVIS TISURAR S of Ba9 1§ 59548 TG e
0y i} L dT] SHIETRS e FA 0% of ot R0 L8 puet 2002
G| ot 2| 10714 IRl ) BoEA BHES d Juawan. | LR YA,
L0 [Elay PUEEETY plATaSEY [EgU] PRIy F4¥EESRY BT

1123804 15 BG4
b 198foud
- Alug eoup0 - 510)1d ¢} 198foly efieden - gyo(1d | 198f0id

[



g ebegq

S1¥3 FJe 01

61L0TL8 F2TLLDTE %6 & AdN
reiPLIS fr2ers 90'€¢55 95" 96"1S Zar 08l LEE'SEE 4GS LOE% 267 ErS EENSZLY ZIF'SEV S 820z
BOLZTIES B9E'Fiv PIEE5% PLYOLE'LS £35'0.23 £r300eecs 6£'43 EESipS SOE'E1LY LSEVR'TS ge0z
BHZLES €51'007% PL'ZES BEF'LPELS oER'east Pra9e s es5T'Ls ZECQ'OPE BELELLE AEENZ0°ES ¥z
{EZI'0ELE ree'secy 97i9eS LA R F TN ] GEP' 4578 GIR'UEPLEY z'is ZEFBEE LBEGDLE CZATPE IS £z0e
EZE'D6IS FAYe Al piFSs BEFE0L LT 29E'3¥2% HEPELSERY £OLLS ZICLES LSO 660°808° 15 2202
LSEDIE PEG'BRCE uleees BSE'grSL3 €55'8E2% 5L LEG I PS 61L'LS GHE'SEe it IR BFZ'55.'1S 120z
LGE'DALE £95'ared ECT'ELE LB0'GEE LY LZD'EERS DiL PO 3PS =FTen § 3 13445 ] HITL68 CaLLZLLS 20T
__?_.m.om 33 L96'ZERY 912948 DESSZE LY Pri'ZETS szl e T PEO'IE £06'Z0E G5¥'ERS £EL009'LS EL0Z
BLOOGLE £rL0TET GEEELE BEL 20N LS TEL'FIES ERE'PPE'20S $36% GE9 LY t06'GHS B5R'955'LS [: {514
5271618 PEG'DHEY SE56LE SELLMFLY SEE'A02E LEGOEE P PE0'1S ohE'ZES SHF0AS LPI'GES LS FAN 4
LSLTLELE §3E'662% ZOR'19S BET'IGE LT §0F'66. % PRI LEREES CI01% 430" 0% aZI'ERS AEE'SITLS ace
_mmm,m.. 15 T0Z'2el% BLE'SHS LHE'POET LY EBNZELS SPLGEELS PAGE COB'6E% PEB'ELS ZOFELP'LS FICZ
E9E'EMIS £OE'LL2E FA% s ol k] SHERLS EFS'Z00°LES i3 [r-p 04 ] GsR'ess TUD'CaL'LS PHCZ
#90'3E¢ z499'092% 051098 HTECT LY LELRELE LEPEEYSES Ci6§ [ 4 | PER'E LS TS TELE gheZ
gac9ed 199'9573 brLAGE BLR'PEILE COY'LLLS SE'BETPLE 0% L9500t 25078 [Fge gt Ty ¥4 Lz
ipT'BAE DEE'vE2L LGYESE PELLED L E EZE'VELY PHS PEG'ULS LrRE .aere | G6LE'§IT 3 ga L ez
FLER:TL CB1'5ZZ% PrE'0sE LAR'ILIE LEEErLE 0T TEL'GTY aoes 3:5'vEE [R50 BOR'SILLE NECE
ZL0'ESE 1979178 SED'GHT BIG'EL5S ZEERLE EPE'BLIRIE 6248 3 Bora ] SOLeas ZES LTS 3002
ZTLOEST 0952078 9% 5:141 222'ZEhS HL52ELS 588'S12'L23 il L2TL'TTE GEL'COS LEL8L0' 8 2002
it ¢ ZOE'S6LE LEF'PPE EL1ERS grI'ZELY RN .74 T &1i§ SPEIEE BEE'9EE BRZIED'LE 007
D25'ieT S9F'0BLE acy'grt BZL'Z1ES 1 T AR P2 LEDRTS L59% q00'1 2% £51°95% CEE"LABE acaz
BES'TEY £L0°Z51E SPRPLS E0E 9635 E9E'0SS AUL'CLTELE S99% coe'oes 2E5CTE CEO'HSEY 3002
Bgezes TELSTLY 9u62% DLE'L85S SLL'ELS DEE'TELSEE £89% xa 418 1 LIB'IES vl TTHE FOCZ
o] LEENYE L6058 gP5123 LR L LG PHZ'OSE'Y LY 519§ §49'3}§ OTEErS 629'9g0% 2002
s G56'EPE of 1] arroes 960'z2a0'sy V553 186418 Q0'ers 9r3eoey Z0QE
S10HA £1v3 e SN 40 18 q1 pUEB B %06 I® %0G e B8 BS |R1ey $o1es "AGg ¥ pooy
B L o, saxgr MNLe elay goxe] sBuuey  jatiey WSO, XE] JUCTETLITRG Y ) paiseselcy peiSRIDI0Y
[GULTIETRT] 1= JETIET 1T O (eI |2 EIES - 0] S2NEC IRDY 10} SHBS g% (9101 [Eusdny) L UE YL

19005%I0M SLV3 PUE Siolid

[



g efed

513 pue 5K

PEB'ESS'ES

%8 B Aew
Ti€'BRLS S5P'2528 gt 18 4 a3 TLECL0BS 2ET'LE9S 9707
FIVR: 73T £27'3E2¢ 20LBEkS 05 PL3'TPP'IS 224'665S geeE
| Eln:R 348 Gi9'7ETS G05'viLd 05 ze5'ore L8 8B9'1655 yeez
LAT' LS §ri'elet LSRRI 25 $O2°60T LS bGP 220
S0F DAL ELQ'SIZS E£0F'03L4 05 £EE"21L'0% 269 PSS zaez
EPI0GLE 866°00Z% ELIRIETE 08 S63'T219% PEY'ZCSS (¥4
GEU'LPLE TEO'0ALE Ge0'ibLg i3 MWOE'0RE'GE JELDERS D2LE
LERAENS £30'Ealt Ja:1 -8 08 LAY'0BL'ES LSP'ESPS BLGZ
SGEPELS CrL'Gelt GoEpELS a5 FLEOEL' RS 198 0PPS 2162
L5921 CIT'RAE PN EAE 7% £9.292HS 954'02rS ez
JeigzzL3 SEB'EALE UR'ETLE 0% L07'Zo8'SE 285'6LYS 9Lz
CO5'FLLS CLOZ5LE £0G'FILE 05 BLA'ZEP'ES 9761885 s162
SHPLLLS 25E'RrLS FIFLLLS % PPECLOCE BLE'11E% FHE
GEP'E0LE LIELELE SEP'ENE % PESESE'ZS PRL'PPES 074
SES'00LS LFOFRLE SE5'0NE 0% 15.'P5E°2S 2415088 TG
vBE'56E ARG IR ] PRE'EES 0% SOUELD'ZS GbE'L625 §Ti4
55408t 999°G1 1§ S0.°698 0% BLL2LLS $12'682% ez
Ligaie 951601 g ZLEELS 0% EOS'ZEH'LS 1646928 &007
6L L% BLRTOLE 651 L% iy WY THY ] 95.'.92% enaz
o ZELESS PYE'CLS o8 9.5'606% 18P ez 007
946 PIT PLYes 946'%33 of 9ER'GLE%. -l Tt 00z
»29'26% 594048 PZHEIS 0% [t ] TSI ¢0nez
2PE'FrE E26'65S LEB'5PS 0% gep'eeTs EEE'BPLS 104
LEL'DZE 2rees L1z 0% ao'ceLs SoL'ies £DG2
| LR $O9'ELS LEE'ELS 0% FLE'GPS 115'5v8 2z
£ az vE SMAUET T80 BAREIMANY LBUDR &G BSET A
RHELTP Aond Aumig ebeieg %5 %58j- SIwE  Slva

pue S17d PUE 5107 o
LUOPNALISI - |#10L SLVE Pue Si0lid







EXIIIBIT 7

SOURCES AND USES OF FUNDS



Library Sources and Uses:

Charitable Contributions

Sale of State Historic Tax Credits
Sale of Federal Historic Tax Credits
Sale of MDFB Tax Credits

Library Payments

Loans

TIF

PIAC

Garage Sounrces and Uses:

Charitable Contributions

Sale of State Historic Tax Credits
Sale of Federal Historic Tax Credits
Sale of MDFB Tax Credits

Loans

TIF (Priority 1)
PIAC

Streetscape Sources and Uses:

Charitable Contributions

Sale of Stale Historic Tax Credits
Sale of Federal Historic Tax Credits
Salc of MDFB Tax Credits

Loans

TIF

PIAC

$13,978,750.00
$5,359,797.00
$4,649,462.00
$2,490,000.00
$2,500,000.00
$7.,800,000.00
None

None

¥

None

None

None

$1,125,000.00 (long term debt)

$2,500,000.00 (bridge loan)

$6,312,570.00 (Maximum TIF Exposure)
$2,500,000.00 (upon receipt will pay off the bridge
loan)

None
Nomne
None
None
None
¥$6,177,060.00 (Maximurm TIF Exposure)
None

*If the amount of money under the Garage's Maximum TIF Exposure is used, then 40% of the
remaining TIF money (remaining amount is approximately $3,906,777.00} will equal

approximately $1,56,710.00.

Plan Generators' Reimbursable Expenses Sources and Uses:

TIF

**Unknown until Plans are Submitted

**If the amount of money under the Garage’s Maximum TIF Exposure is used, then 30% of
remaining TIF money (remaining amount is approximatcly $3,906,777.00) will equal

approximately $1,172,033.00.



b b+ b

Neighborhood Improvements Sources and Uses:
TIF **+Unknown until Plan are Submitted

***{ the amount of money under the Garage's Maximum TIF Exposure is used, then 30% of the
remaining TIF money (remaining amount is approximately $3,906,777.00) will equal
approximately $1,172,033.00.

Note: THESE NUMBERS WERE DERIVED BY USING INFORMATION FROM THE
BUDGET AND THE CHART OUTLINING THE DISTRIBUTION OF PTLOTS AND EATS
IN THE FINANCIAL ANALYSIS.

DTMDOCS 688208v1






Exhibit 8

Bowntown Library District

Cost Benefit Analysis
10i7102

Tax revenues to Affected Taxing Districts
Without TIF

Property Tax Camponrent Economic Activity Tax Componant

A 8 c o] E F G H | ] K L M | o] F Q [
Handicap Junior Library Mental School Jackson MO Blind MEaM Existing Incremental Total TIFFed City County Totai
Year City Workshop Coliege District Health District County Pansian Tax Tax Tax TIF Tax EATS EATS EATS EATS
14.3% of [K+L} 8% of (K+L) 2.5% of (K+L} 5.4% of (K+L) 1.4% of (K+L) 53.5% of IK+L) 5.1% of [K+L) 3% of {K+L) 15.6% of (K+L) KL+ M 0% ol R O+P+Q
NS 382298 3 23169 § 65612 $ 144,808 § 38,519 5 1433597 $ i55081 $ 8688 $ 416,178 $ 2,678,944 3 - $ - ¥ 2,678,944 $ - 3 - 3 - $ -
2 386,116 23.401 67.278 146,256 38,904 1,447 933 166,732 8775 420,338 2,705,734 - - $ 2,705,734 - - - 3 -
3 385.116 23,401 57,278 146,256 38,904 1,447.933 166,732 8,775 420,339 2,705,734 - - $ 2705734 - - - $ -
4 389,677 23,635 67,950 147,718 39,293 1,462,412 168,399 8,883 424 543 2732791 - - $ 273279 - - - $ -
5 389,577 23,635 57,950 147 718 39,293 1,462,412 168,399 8,883 424,543 2,732.791 - - 3 2732791 - - - $ -
s 393,878 23,871 63,630 149,196 39,686 1,477,037 170,083 8,952 428 788 2,760,118 - - 3 2,760,119 - - - $ -
7 393,873 23,871 £8,530 149,156 39,685 1.477,037 170,083 8,952 428,788 2,760,119 - - 5 2,760,119 - - - 5 -
8 397.815 24110 £9,316 150,688 40,083 1,481,807 171,784 9,041 433,076 2,787,720 - - S 2,787,720 - - - 3 -
9 347,815 24 11¢ 69,316 150,688 40,083 1491807 171,784 5,041 433,076 2,787,720 : - - $ 2,787,720 - - - g -
10 401,793 24 351 70.008 152,194 40,484 1,508,725 173,502 9.132 437,407 2,815,597 - - $ 2,815,597 - - - 3 -
11 401793 24.351 70,009 152,194 40,484 1,506,725 173,502 9,132 437,407 2,815,597 - - § 2,815,597 - - - 3 -
12 405,811 24,595 70,710 153,716 40,889 1,521,792 175,237 9223 441,731 2,843,753 - - $ 2,843,753 - - - 3 -
13 405,311 24595 70,710 153,716 43,889 1,521,792 175,237 9,223 441,781 2,843,753 - - $ 2,843,753 - - - $ -
14 409,869 24,841 71,417 155,254 41297 1,537,010 176,989 2,315 446 199 2,872,191 - - $ 2872191 - - - 3 -
15 409,869 24 841 71,417 155,254 41,297 1,537,010 178,989 5,315 446,199 2872131 - - 3 2872191 - - - $ -
16 413,958 25,089 72,131 156,806 41,710 1,552,380 178,759 9,408 450,661 2,900,913 - - $ 2900913 - - - $ -
17 413,988 25,085 72,131 158,805 41,710 1,852,380 178,759 9,408 450,661 2,900,913 - - 3 2,800,913 - - - 5 -
18 418,108 25,340 72,852 158,374 42,128 1,567,904 180,547 9,502 455,167 2,929,622 - - $ 2829622 - - - ¥ -
19 418,108 25,340 72,852 158,374 42,128 1,567 904 180,547 9,502 455,167 2,926,922 - - S 2,929,922 - - - 3 -
20 422,289 25,563 73,581 159,958 42,549 1,583,583 182,352 5597 459,719 2,959,221 - - $ 2,959,221 - - - 3 -
21 422289 25,593 73,581 159,958 42 549 1,583,583 182,352 9,557 458,719 2,858,221 - - $ 2,853,221 - -} - 3 -
22 426,512 25,849 74,316 161,557 42 974 1,599,419 184,176 9,693 4€4,316 2,088,813 - - $ 2,988,813 - - - i -
23 426,512 25,849 74,316 161,557 42.974 1,589,419 184175 9,683 484,316 2,688,813 - - $ 2,988,813 - . - - 3 -
Total $9,314,561 $ 584,519 §1,622,992 § 3528243 § 938513 $ 34029504 $ 4022197 § 211695 $10.140,170 $65272,492 3 - 3 - $ 65,272,492 3 - 3 - $ - 3 -

Assumptions:
This assumes that existing Econcmic Activity Taxes (EATS) are marginal
Existing Property Taxes are grown at 1% every other year, This assumption confarms to the average increase in Property Values City wide.

Land Building Totai

Existing Taxes as of 2000 $7447570¢ $ 20,810,132 $28,357,702
Property Tax Millage Rates 2001

Jackson Co 0.0057

Mo Blind 0.0003

KCMOQ Schor 0.0495

Mental Healt 0.00133

Library 0.005

Jr. College 0.0023

Hrd Wkshp 0.06008

City 0.0132 Improvement: 0.0207 Land

M&M 001437

Tota! 0.0925 01
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Exhibit &

Downtown Library District
Cost Benefit Anaiysis

1Qi7ae

Tax revenues to Affected Taxing Districts

2227502228

ith
nn e EATS Availabie to Special Allocat:cn Fupd EATS Flowing to Taxing Districts Total EATS
Propery Tax Component
A B |- [ E F [+ H I d X L M Q P [*] R 5 T - u W
Handicap Junior Library Mental School Jackson MC Blind MEM Existing TiIF Tolal CNvT County Taotal City VT Caounty Total m}.ﬂm tQ Hn;{m_
Year City Waorkshop College District Health District Counly Pension Tax Fax FILOTS | Taxes & PILOTS Paoiticn Portion EATS TIFFad EATS EATS EATS EATS Taxing Cistncts EATS
T00% of City Base 106% of Co Base
50% af ZATS (Statutory County's 50% EATS EATS«50% of 10% af AN CVT on EATS-5 ot
T4.5% cF K T K 15% K EX YA 1A% K 51i% ol K -1 AL ofK 156% ol K Sum 53 thre J Kl EaTH] WL of £WT on roams 1Statelery TiF) N+Qep incresmental EATS reams incremental EATS R+5+T e 1]

1% 3382293 5 23169 5 56612 § -24808 & 383513 § 1433597 3 155081 3 3688 5 416,178 2,E678.645 - 3 2,678,945 4297213 - $ 318315 49,155 5 13L,000 - 5 93211 |5 233.2M11 3 mmm_mmm
Z 382,293 23,169 56,612 144,308 3859 1,433,597 165,081 8 688 416,173 2,578.545 - 3 2,678,945 85,4632 - B2E513 91,639 $ 140,400 - 5 02,129 242,539 mma_.ﬂmm
2 382,293 23,168 66,312 144 30& 38,515 1,433 597 165,081 3 688 416,173 2,878,545 - 5 2,678,045 118668 - 65474 | § 125143 § 145,018 - 3 106.225 252,241 377.28¢
] 382,292 23169 56.512 144,308 38,519 1.433,587 165,061 4,583 416178 2,678,545 - 5 2678945 145,245 - 673215 152079 5 151,857 - $ 114,474 262,33 ﬁp_.fum
5 382,253 23,153 656.612 144 BCH 38,519 1,433,537 165,081 8,638 418,178 2,678,245 - b3 2678,94E 173,452 - FLO3|S 180,464 3 157,931 - 3 114,393 272,824 453,288
3 382.253 23,153 66,612 144 BCB 18.51¢ 1,433,597 165,061 §,638 416178 2,678,945 - 3 2.678,945 192,020 - 72835 159,302 3 164,248 - 3 116,488 283,737 483 33¢
7 382,233 23,169 BE.612 144 808 3e.51¢9 1,433,597 15,081 8,638 415,178 2,678,945 - % 2,678,245 200,286 - 7,574 |8 207 .86G $ 170,818 - z 124,268 295,086 mcm.umm
a 332,293 23169 E5,612 144 808 38.519 1,433,597 165,081 8,688 416,178 2,678,945 - s 2,873.945 205,410 - TEITIS 215287 § 177,451 - k3 129,238 308,390 523,17€
9 382,293 23,169 55,612 144,808 33.518 1,433,597 155,081 8,688 415178 2,678,945 - M 2,573,545 216,993 - 8,192 |% 225150 5 184,757 - 3 134,408 312,165 mt:umm
10 382,293 23,169 56.612 144 808 38,519 1,433,597 155,081 8688 416.178 2,678,945 - 5 2.678,545 225,361 - 852015 234381 3 192,147 - s 123,784 331,932 566,312
11 382,293 23,169 56,612 144 308 33,519 1,432,597 165,081 B 688 416,178 2 678,945 - 3 2,673,845 247 326 - B.360 |5 256387 3 199,833 - $ 145.376 245208 mm#mmm
12 382,293 22169 66,512 144,308 38,519 1433597 165,081 BERR 416,178 2,678,945 - 3 2,678,345 257 647 - 82151 % 266,862 $ 207,827 - 3 151.191 353.017 625,874
13 382,293 23.1E6% 66,612 144 808 38,519 1.433 557 165,031 B.ERB 416,173 2 E78.845 - 5 2,678,945 267,780 - 3583 (% 277,383 |9 216,140 - $ 157,233 373,378 mmm_uﬁ
14 382233 23143 66,612 144 808 38,519 1,433,587 165,081 8 588 416,173 2,578,343 - 3 2,678,945 278224 - 9967 | 3 288,201 5 224,785 - g 163525 383.213 673.514
15 382293 231568 66,612 134 8CB 38,51¢ 1,433,597 165,081 3.583 416,178 2,578,845 - $ 2678,945 289,022 - 10365 | 3 2992387 $ 233777 - 3 170,069 403 845 702233
1 332,283 23,169 66,612 144 808 38,519 1,433,597 165,081 8.538 416,178 2,573,545 - 3 2678945 300,154 - w0780 |8 310,934 $ 243128 - § 176,872 420,000 730,924
17 382,293 23,169 £5,612 144 808 38,518 1,433,597 165,081 8,638 416,178 2,678,945 - 5 2,678,045 310,158 - 10545 | § 320,744 5 252,683 - 3 183,347 436,800 757,544
18 232,293 23,169 85,612 144 803 38.613 1,433,557 165,081 8,688 415,178 2,678,945 - b3 2.678,945 321,91 - 10,588 | § ~ 332959 3 252 957 - 3 191,304 454272 787.21
19 382,293 21,169 56,612 44 803 33,519 1,433,597 155.081 8,688 416,178 2,678,045 - 13 2,678,945 334163 - 11,406 | § 345568 S 273,488 - 3 198,957 472,442 818,212
20 382,293 23,168 56,612 144 308 28,519 1,433,597 165,081 8,688 415,174 2,678,945 - 3 2,578.945 345,721 - 11,863 | § 353584 3 234 425 - & 206,915 491,340 849 924
21 382,293 23169 66512 144,308 38,519 1,433,597 165,051 8688 415178 2,678,945 - 3 2,578.945 359,679 - 12,337 )% 372.018 ] 295,802 - 5 215,192 510,594 883,010
22 282,293 23,168 66,512 144 808 38,519 1.433.597 165,381 B E88 416.178 2.678,945 - ] 2,578,545 373,052 - 12,321 |5 385.883 5 07,534 - b 223759 531,433 917,316
23 2B2.283 23158 66,612 144 808 38,519 1,433,587 165,081 5888 416,178 2,678,945 - 3 2,673,345 386,850 - 13,22441535 400,124 $ 319,940 - b 232.757 552,691 952 88E
Tolai 58792729 § 532892 $1.532,066 5 3330573 § £85034 § 32,972,735 § 3.796.860 3 199,835 $9,572.035 {561 615.740 - T 61,615,740 S 568260413 - 3 214130 [ 5 3 4943425 - $ 3596255]1% 83533683 514,438 422

Assumplions:

-

-

Existing Taxes as of 2000

Tha §

PILOTS captured under TIF are e
Under TIF. 50% of tha Food & Bevera

100% of all existing and naw Personal P

Property Tax Millage Rates 2001

Jackson Co
Ma Blind
KCMQ Schee
Mental Healt
Library

Ji. College
Hnd Wkshp
Cily

MaM

Total

0.0057
0.0003
0.0455
0.00133
0.C05
0.0023
0.0008

Lard

Building

Totai

57,447 570 $ 20,910,132 $28,357.702

0.0122 Improvement

0.01437
£.0e25

0.0207 Land

G

qual to all of the increase in propery values.
ge, Eamings, Carporate Profits, Utility Taxes and Sales Taxes are caplured and 50% returned to the City and Counly,
The City collects all ZATS, with the exception thal approximalely 33% of the Sales taxes are collected by the County.
roperty Taxes conlinue to flow to the affected Taxing Districts. Due to lack of informaticn, these amounts are nol shown.
tate’s School Funding Formula applies. As a result the impact on the schaals is negligible regardless of TIF,

Land

i




Downtown Library District

Project 1
Taxes Availabie Under Statutory TIF Total TIF & SuperTIF Revenues
Canstruction Hotel F&B F&B Individual Total EATS PILOTS Total TIF TOTAL Cummulative
Year Sales Sales Sales CVT Utilities Eamnings Per TIF {Statutory} TIF Annual TIF
1 3 - 5 - $ 17957 3 531 3 - 330410 3 48,958 - 3 48958 3 43958 S 48,858
2 - 13 676 618 1.097 71,301 91,6883 - 31 689 31,639 140,647
3 - 19423 B35 29388 75,715 125,143 32,566 157 709 +57,709 298,156
4 - 20.200 BES 34,845 96,369 152,079 32,566 184,645 134,645 483,501
5 - 21,008 &31 40,308 118,159 180,464 47,520 227 984 227 984 710,985
g - 21,848 719 44 587 132,148 155,302 47,520 246 822 246,822 357,807
7 - 22,722 748 46,611 137,579 207 660 53,072 270,732 270,732 1,228,528
L - 23,63% 778 48,6356 143,182 216,287 83,072 279,388 279,359 1,507,398
g - 24,576 809 . 50,344 148,961 225190 75,247 304,437 304,437 1,812,335
1¢ - 25,558 841 £3,057 154,523 234,381 73,247 313,628 313,828 2,125,963
11 - 26,581 875 57,741 171,430 256,687 96,068 352,755 352,755 2,478.713
1z - 27,645 910 632,160 178,147 266,862 96,063 382,930 352,330 2,841 648
12 - 28,750 946 52,652 185,015 277,383 113.563 T 35,926 380,925 3232574
14 - 25,900 884 65,218 192,059 288,201 113.563 41,764 401,764 3634338
15 - 31,096 1,023 67.862 198,406 299,387 131,757 431 144 421,144 4,065,482
18 - . 32,340 1,064 70.585 208,945 310,934 131,757 442 6 442 691 4508173
7 - 31,638 525 73.389 214,722 320,744 150,679 471423 471,423 4,979,596
13 - 32,903 1,03 76,278 222,744 332,953 150,679 433638 483,638 5,463,234
19 - 34219 1,076 74,253 231,021 345,569 170,357 515926 515,926 55791561
20 - 35.588 1,119 82,318 239.559 358,584 170,357 528,841 528,941 5,508,1¢1
21 - 37,012 1,163 85,474 248 367 372,816 130,822 562,339 562,839 7,570,940
22 - 33,492 1,213 86.725 257,455 385,883 120,822 576,705 576,706 7,647,648
23 - 20,032 1,258 92,074 266,830 400,194 212,108 §12,302 612,202 8,253,943
Total 3 - 3 - S B41,708 § 20753 $1,311,433 $3.922547 S 5896537 3 2363412 § 8,250,943 % 87259945

Assumptions
Statutory EATS ars 50% of total economic activity taxes colizcted by City and County 5 -

Froject consists of rehatiltation of histeric bank bulding, Ten Main, KC Club and University Club.
Econamic Activity Taxes arg assumed ‘o grow at 4% a year. :

F&B CVT - Sales increasa by 51,364,447 when stabilizaticn occurs in Year 3
Base year sales assumed to be $550,000
Tax rale @ 1.75%: Inflation at 2.5% per year thereafte

Construction Earnings - 45% of tatal canstruction cost of $15,328,500 at tax rate of 1%

Individual Earnings— 23% of increased revenues over base year 1998
Tax rate @ 1%; Inflation at 3.5% per year thereatter

PILOTS — Property tax increment. income approach yields approx. 517,500,000 in total market value when complete
Assessed at 32%; 1ax rate of $7.773 per $100 value
inflation & 1% every cther year
Source of information regarding income approach: Jacksen Co. Assessor's Office
Existing assessed value is $2,160,0C0
Anticipated assessed vaiue after appesl is $1,871,000 (base assessment)

o



EXHIBIT 8

COST BENEFIT ANALYSIS
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EXHIBIT 9

EVIDENCE OF “BUT FOR”
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RULE

& COMIPARNY

o Measurement: of Real Estate Valuas

Brack o, Rule, Ma)

October 4, 2002

Ms. Laura Whitener

Assistant Director

Tax Increment Financing Comroission of Kansas City, Migsouri
10 Petticoat Lane

Suite 250

Kansas City, Missouri 64106-2103

Dear Ms. Whitener:

Introduction

Per your request, ] am pleased to herewith submit my development finance consulting report for
Phases [ A and 1B of the Downtown Library Tax Increinent Financing Plan located at 10" and
Baltimore in Kansas City, Missouri. The owner-developer js Library TIF, ILC.

Purpose

The putpose of the assignment is to judge the appropriate size of tax increment fimancing
benefits being requested by the developer. This assignment provides real property appraisal
consulting services as defined by Standard 5 of the Uniform Standards of Professional Appraisal
Practice (USPAP).

intended Use and Intended User(s)

The investment analysis will be used by the Tax Increment Financing Commission of Kangas
City, Missouri as an aid in making underwriting decisiong regarding the property and its use by
others or for other purposes is prohibited.

Scope of the Assignment _

This consulting assignment is complete and the report is self-contained. The appraisal consulting
and report comply with the Uniform Standards of Professional Appraisal Practice of the
Appraisal Standards Board of the Appraisal Foundation No reliance is given to the Departure
Rule of USPAP. Furthermore, the consultant has been retajned to act as a disinterested third
party and to render an unbiased opinion.

AEAL ESTATE VALLIATION AND CONSLUILTING
4228 5. Hockar Driva, Bidg. 12« Independensa, Miseouri B4058 (8181 421-7853 - FAX (816) 3732585
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The subject property was inspected on October 2, 2002. The inspection consisted of a
“windshield” tour of the property from the public rights-of-way. The effective date of the
consulting is October 2, 2002,

The client or developer provided the consultant with the following information: 1) Developer
Application Package (dated approx. 4-Sep-02); and 2) sources and uses and profit and Joss
statements (version 2; revised approx. 2-Oct-02).

Property Review

The immediate purpose of the subject redevelopment district is to construct a new 485-space
parking garage (460 spaces in structure, 25 surface spaces) on the north side of 10% Street
between Baltimore and Wyandotte. The garage will support the new public library now being
renovated in the former First National Bank buildjng located at the northeast corner of 10™ and
Baltimore. The parage will also be available to the public, including perhaps the tenants of the
Libraty Lofts apartments now being renovated in severa] former office buildings located on the
south side of 10™ Street between Main and Wyandotte,

Phase 1A of the subject redevelopment project includes the block bounded by 10" Street, Main
Strect, Baltimore Avenue, and 9" Street. The Phase 1A block includes the 10 Main Center office
building, the library, and a small office building (913 Baltimore). Phase 1B covers about the
south half of its biock (9™ to 10%, Baltimore to Wyandotte), including only the proposed parking
garage and the Kansas City University Club (918 Baltimore).

Future phases of the redevelopment include streetscape (estimated to cost $3 to $6 million). In
addition, the redevelopment plan calls for a Neighborhood Improvement District that would offer
matching funds from private investment in the project area.

Deal Structure

Devaslopment Costs - Uses

The developet’s sources and uses statement shows a tota} cost of $10.425 million for the garage.
The cost of the site is $2,000,000, or about $50.00 per square foot. The site has been operated as
a surface parking lot for the former First National Bank building, The hard costs of construction
total about $6,500,000 while the soft costs add 30%, including a management fee of $110,000, A
development fee is riot included and the management fee is quite reasonable as the project
manager has a charitable motivation with regard to the library project.

The total development cost for the 485 spaces equates to $21,495 per space. The hard and soft
costs of construction (i.e., total excluding tand) equates to $17,371 per space. The garage costs
seert higher than employed in rmost development projections. However, the developer indicates
the garage is being designed to an institutional standard given the prominence of the library
project. Extraordinary design features mclude a park / green space on 10 Street, glass stairwells
(projected beyond fagade), and glass elevator doors.

LIBRARY GARAGE TIF ) PAGE 2
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Financing - Sources

The project will be financed with bonds from the Missouri Development Finance Board. The
MDFB will be the owner of the garage and issue bonds for the full amount of the project cost,
however, the ultimate size of the permanent debt is expected to be §1,125,000. Charitable
conuributions of $6,800,000 will pay down most of the debt, while a PIAC grant for $2,500,000
18 expected in 2006 and 2007.

TIF Revenue

The project will generate TIF revenue from enhanced activity in Phases 1A and 1B. The garage
will be owned by a public entity so that no PILOTs will be gamered. In fact, the valuation for the
garage parcel (now $1,485,000 in appraised value) will be reduced to zero. The primary source
for TIF revenue in the developer’s projections is new activity in the library and at 10 Main
Center. The building to be occupied by the library is now vacant and paying only modest real
estate taxes. The 10 Main Center office complex is not well occupied at present, but is
anticipating a new tenant (AMC Theaters) and is expected to further mmprove with the opening
of the new library, garage, loft apartments, and streetscape.

The TIF revenue generated by Phases ) A and 1B are to be expended in the following priority
order: 1) enhancement of the parking garage debt service; and 2) public improvements such as
sireetseape. The public improvernents funds will be allocated 30% to the plan generators in
Phases 1A and 1B, 40% to streetscape upgrades within the larger TIF district, and 30% to
challenge / matching grants under a Neighborhood Improvement Plan.

Investment Analysis

Operating Projections

Reportedly, the garage will be encumbered by a 99-year lease with the library. The library will
have the right to 50 of the subject garage spaces at no charge, plus up to an additional 100 spaces
for employees at $45 per month. The developer’s estimate of market rent is $75 per month, so
that the last 100 spaces for the library employees are leased at a below market rate. The garage
manager, Central Parking Systems, is proposing that 100 spaces be rented monthly to tenants in
the area (such as those now occupying the surface lot) for $75 per month, while the balance of
the garage will be offered on a transient basis. One proposal under consideration would allow
library patrons to validate for 1 hour of free parking.

Central Parking Systems anticipates that the garage will generate $300,000 annually in net
operating income, which will then be available for debt service. The projected net operating
income is sufficient to support the expected permanent debt of $1 »125,000. The anticipated
permanent debt amount of $1,125,000 carries about $100,000 per year in debt service (20-yr.
amortization, 6% interest). If the PIAC funds were not available, then the debt service conld be
about $300,000,

LIBRARY GARAGE TIF PAGE 3
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But For -

The TIF revenue will be applied to the garage only as an enbancement. That is, if the net
operating income from operation of the garage is insufficient to service the debt, then the
available TIF revenue will be applied to the shortfall. The subsidy request enjoys a self-
regulating “But For” test since the TIF revenue will only be called upon when cash flow is
negative, For those years in which TIF subsidy would be required for the garage, the return on
investment would be no more than 0%——a break-even cash flow.

When TIF revepue is not required for the garage, it will be applied to approved public
ymprovements such as streetscape. '

Conclusion

The foregoing analysis of the project’s cconomics indicates that the requested TIF subsidy will
not result it excessive returns to the developer.

While the But For test in any given year is self-regulating, the redevelopment contract should
include appropriate safeguards reparding cumulative returns znd duration of the enhancement.

It has been a pleasure to serve you in this assignment,

Sincerely,
RULE & COMPANY, INC,

Principal
Missouri State Certified General Real Estate Appraiser (Certificate No, RA 001130)
Kansas Certified General Real Propesty Appraiser (Certificate No. G-§003)

Record No. 7652

LieraRY Giarasse TIF Pace 4



18/84/28R2 H3:58 8163732585 HOPKIMNS WALUATION SE PAGE A7

RULE & ComMpaNy, NG, . CERTIFICATE

CERTIFICATE

As of Qctober 4, 2002, I certify that, to the best of my knowledge and belief...

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

2) The reported analyses, opinions and conclusions are limited only by the reported
assumptions and limiting conditions, and are my personal, impartial and unbiased
professional analyses, opinions, conclusions and recommendations.

3) Thave no present or prospective interest in the property that is the subject of this report, and
T have no personal interest with respect to the parties involved.

4) 1have no bias with respect to the property that js the subject of this report or to the parties
involved with this assignment.

5) My engagement in this assignment is not contingent upon the development or reporting of
predetermined value or direction in value that favors the cause of the client, the amount of
the value opinion, the attainment of a stipulated result, or the occurrence of a snbsequent
event directly related to the intended use of this appraisal.

6) My analyses, opinions, and conclusions were developed, and this report has been prepared,
m contormity with the Uniform Standards of Professional Appraisal Practice and with the
Code of Professional Ethics and the Standards of Professional Appraisal Practice of the
Appraisal Institute, :

7) Icertify that the use of this report is subject to the requirements of the Appraisal Institute
relating 1o review by its duly authorized representatives.

8) As of the date of this report, Brock J. Rule, MAI has completed the requiremnents of the
continuing education program of The Appraisal Institute.

No ene provided significant real property appraisal or appraisal consulting assistance to the
pe aning this certification.

"MAI  DidInspect_ ¥ Did Not Inspect

State Certified General Real Estate Appraiser in Missouri (Certificate No. RA 001 130}
Kansas Certified Geners) Real Propetty Appraiser (Certificate No. G-1008)

LIBRARY GARAGE TIF PAGE S
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GENERAL ASSUMPTIONS & LIMITING CONDITIONS

This study is subject to the foliowing assumptions and limiting conditions:

1} No responsibility is assumed for the legal description, or for legal matters including and title
to the property is assumed to be good and marketable unless atherwise stated.

2) Itis assumed that the utilization of the land and improvements is within the boundaries or
property lines of the property lines and that there is no encroachment or trespass unless
noted in the report.

3) The property is appraised free and clear of any or all liens or encumbrances unless otherwise
stated. '

4) The information furnished by others is believed to be reliable; however, no warranty is
given for its accuracy.

5) Responsible owpership and competent property management are assumed,

6) All engineering is assumed to be correct. The site plans and illustrative material in this
report are intended only to assist the readey in visualizing the property.

7} It is assumed that there are no hidden or unapparent conditions of the property, subsoil or
structures that render it more or less valuable. No responsibility 1s assumed for such
conditions or for arranging for engineering studies that may be required to discover them.

8) Subsurface rights (minerals, oil, ete.) were not considered in making this appraisal, unless
specifically stated otherwise.

9} It is assumed that there is full compliance with all applicable federal, state and local
environmental regulations and laws unless noncompliance is stated, defined and considered
in the appraisal report.

10} It is assumed that all applicable zoning and use repulations and restrictions have been
complied with unless a nonconformity has been stated, defined and considered m this
appraisal report.

11) It is assumed that all required licenses, certificates of occupancy, consents or other
legislative or administrative authority form any local, state or national government o private
entity or organization have been pr can be abtained or renewed for any use on which the
value estimate contained in this report is based.

12) The distribution of the total vafuation in this report between land and unprovements applies
only to the existing utilization. The separate valuations for land and building must not be
used in conjunction with any other appraisal and are invalid if so used.

13) 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 appraiser.

14} The appraiser is not roquired to give testimony or attendance in court by reason of this
appraisal, unless prior agreements have been made in writin g

15} Neither all nor any part of the contents of this report, especially any conclusions as to value,
the identity of the appraiser or the firm with which be is connected, or any reference to the

LIBRARY GARAGE TIF PAGE 6



l18/84/20807 A9: 58 8163732585 HEGPKINS VALUATION SE PAGE B9

RULE & COMPANY, ING. SUBIECT PHOTOGRAPHS

16)

17)

Appraisal Institute or to the MAI designation shall be disseminated to the public through
advertising media, public relations media, news media, sales media or any other public
meaps of communication without the prior written consent and approval of the undersigned.

The appraiser has not made aa environmental inspection of the site and is not qualified to
detect the existence of hazardous materials. Hazardous materials may or may not be present
on the property, but the appraiser has ne knowledge of their existence on ot in this property.
The client ig

The Americans With Disabilities Act (ADA) became effisctive January 26, 1992, Unless

. otherwise stated in this report, the appraisers have not been provided with a compliance

survey; therefore, our conclusions are predicated upon the assumption that the subject is not
negatively impacted by issues related to the ADA.

18) Unless otherwise stated in this report, problcmslwith Year 2000 compliance were not

investigated, not called to the attention of, nor did the appraiser becorme aware of such
during the appraiser’s inspection, Problems with Year 2000 compliance of embedded
systems and the cost to correct them could affect the value of the property but the appraiser
1s not qualified to tecognize or estimate the cost to solve such problems, unless otherwise
stated. The value estimated herein is predicated on the assumption that no such Year 2000
problems exist and no responsibility is assumed for any such problems, nor for any expertise
or knowledge required to discover them.

Brock-F e, MAI

LiBRARY GARAGE TIF B PaGe 7
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. Brock J. RULE

QUALIFICATIONS OF BROCK J. RULE, MAI

Education

Rose-Hulman Institute of Technology, Terre Haute, Indiana, Bachelor of Science, Chemical

Engineering (1977 to 1981), cum laude

The Appraisal Institute

Designation

Brock obtained the MAI designation in 1991 (No, 8810). Brock was a Kegional Representative

in 1964.-95,

Continuing Education

Feasibility Analysis and HBU: Nonres (1989)
Rates, Ratios and Reasonablenvss (1989)
Cornprehensive Examination Workshop (1990)
Income Property Demo Appraisal (1990)
Experience Review Training Session (1991)
Reviewing Appraisals (1992)

Condemnation Appraising & Mock "Trial (1992)
Tax [ucrement Financing (Realtors, 1992)
Maximizing Value of an App Practice (1994)
Stds of Professional App Practice, Part A (1994)
Ltd Appraisals & Reporting Options (1994)
Appraisal Institute Annual Symposium (1994)
The Internet: How to as 2 Business Tool (1995)
Assessor’s Forum (1995}

Developer’s Tax Credit Conference (1995)

Employment

Deveioping on the Info Super Highway (1995)
Stds of Professional App Practice, Part B (1996)
Appraisal of Retail Properties (1996)
Affordable Housing Valuation (1997)

Intro. to Business Vatuation, Part [ (1997)
Understanding DCF Software (1998)

Tnternet Search Strategies (1998)

Dettimental Conditions of Real Estate (1998)
Stds of Professional Practice, Part C (1999)
Partial Interests — Divided (2000)

Basgics of Business Valuation (2000)

Stds of Professional Practice, Part C (2001)
Using Your HP12C Financial Caleulator (2002)
Appraising from Blueprints and Specs (2002)

Dow Chemical, U.S.A., Granville, Ohio (1981-1984), Research & Development

Atlantic Richfield Chemical, Philadelphia, Pennsylvania (1984- 1985), Corporate Marketing
Rule & Company, Inc., Kansas City, Missouri (1985-present), Principal

Hopkins Appraisal/Valuation Services, Ine. (2000-present), Chief Operating Officer

Affiliations

Certified General Real Estate Apprajser in Missouni since 1991 (Certificate No. RA, 001130)
Certified General Real Property Appraiser in Kansas since 1991 (Certificate No. G-1008)
Wheo’s Who in Kansas City Rea) Estate 1995 » Kansas City Business Journal

Commercial Real Estate Institute (CCIM), Affiliate (1 997-present)

UMKC Athletic Foundation Board Of Directors (ex officio; 1999-2002)

Urban Land Institute, Associate Member (1993-199 7), Co-Chair Programs (1994-1996)
Hagvesters-The Community Food Network, Board Qf Dir. (1188-1995), President (1991-1993)
Greater Kansas City Day Steering Commmittee (198 &-1998)

Mark Twain Bank Kansas City, Business Advisory Council (1993-1995)

Bernard Powe]] Memorial Award for “Extraordinary Community Leadership and Action” (1994)
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COMPANY PROFILE

Rule & Company, Inc. is a commercial real estate appraisal and consulting firm. Our property
experience is very broad. Special expertise exists with gaming, airport properties, leasehold
valuations, secondary use of limestone caves, LIHC apartments, and lodging properties.
Geographic coverage is natiopal with emphasis on the Midwest. Our home territory is all of the
states of Missouri, Kansas, Nebraska and Iowa. Ju. the last three years we have performed
appraisals in more than 20 other states.

Rule & Company, Inc. is quality and customer driven. We strive to provide responsive service,
insightful analysis, and detailed market data. Following is a partial list of our recent clientele:

INSTITUTIONS
AEGON

Fidelity Mgmt & Research
GE Investments

The Guardian

GNA

John Alden Life
MetLife Capital

Mutua] of Omaha

Penn Mutual

Phoenix Mutaal
Principal Financial
Sentinel Real Estate
TINTUM

Woodmen of the World

BANKS

Banc One

Bank of America

Bank of New York

Citicorp '
Commerce Bank

Firat National Bank of Kansas
Firat National Bank of Omaha
First Star

First Union

Hillerest Bank

Key Bank

LaSalle Bank

Norwest

Qak Park Bank

Union Bank

Uited Missouri Bank

Valley View Bank

Wells Fargo

MORTGAGE

BANKERS

Charter American Mortgage
Northland/Marquette Capital
Thellman Financial

Trizd Mortgage

FNMA DUS, ete.

AMI Capital

Berkshire

Freddie Mac

Midland Mortgage Investment
Paramount Finaneia}

Patrician Financial

PW Funding

Washington Mortgage

ATTORNEYS
Armstrong Teasdale

Craft Fridkin & Rhyne
Farley & Hubbard
Lathrop & Gage

Lewis Rice Fingersh
Mitchell, Krist & Lieber
Morrison & Hecker
Polsinelli, White

Shugart Thomson & Kilroy
Stinson Mag & Fizzell
White, Goss, Bowers, et al
Williams & Barzee

DEVELOPERS
John Brown & Company
Corpurate Woods

The Garmney Companies
Hardy Peterson Retail Group
J.C. Nichols Company
The Perot Group

J.A. Peterson Company
Mel Simon & Assoc,
Tower Properties
Trammell Crow

VT Asset Management

SECURITIZATION
and REITS

Column Financial
Donalson, Lutkin, Jenrette
Heller Financial

Lehman Brothers

Midland Asset Management

GOVERNMENTS

City of Gladstone, Missouri
City of Kansas City, Missouri
City of Lee’s Surmit, Missouwri
City of North Kansas City, MO
City of Riverside, Missouri
City of San Jose, California
General Services Admin.

HUD

Clay County, Missouri
Jackson County, Migsouri
Platte County, Missouri

U.S. Arniny Corps of Engineers
U.5. Post Office
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CONSERVATION AREA STUDY

LIBRARY TIF DISTRICT

8TH ST. SOUTH TQ 12TH ST AND WYANDOTTE EAST TOMAIN
KANSAS CITY, JACKSON COUNTY, MISSOURI 64081

PREPARED FOR:

MS, JENNIFER PERKINS

STINSON MORRISON HECKER LLLILP
1201 WALNUT, SUITE 2800

KaNsas CiTy, MISSOURI 64106-2150

EFFECTIVE DATE OF THE
CONSERVATION AREA STUDY:
SEPTEMBER29, 2002

INTEGRA REALTY RESOURCES
KANSAS CITY
FILE NUMBER: 19020288
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October 4, 2002

Ms. Jennifer Perkins

Stinson Morrison lecker LLP
1201 Walnut, Suite 2800
Kansas City, 64106-2150

SUBJECT: = Conservation Area Study
Library TIF District
8th St. south to 12th St and Wyandotte east to Main
Kansas City, Jackson County, Missouri 64081
Integra Realty Resowrces Kansas City File No. 19020288

Dcar Ms. Perkins:

Intcgra Realty Resources Kansas City is pleased (o transmit this conservation arca study that was
prepared on Library TIF District as of Septernber 29, 2002, the effective date of the study. This
Conservation Arca Study was performed in accordance with Section 99.805(3) R.S. Mo. of
Missouri’s Tax Increment Financing (TIF) statulcs and is part of an application for Tax
increment Financing. I inspected the study area on September 29, 2002 '

The report has been prepared in conformity with the Uniform Standards of Professional
Appraisal Practice (USPAP) and the Standards of Professional Practice of the Appraisal Institute.
My opinions and conclusions presented in this report are premised upon the Assumptions and
Limiting Conditions following the conclusion,

After my inspection and study of all of the relevant factors, it is my opinion that Library TI¥
District is a Conservation Area according to the definition cited above and stated in full in
the body of this report. The building improvements in the study arca have been constructed
between 1880 and 1986 and 80% of the land in the study area is improved with structures that
arc at least 35 years old. Approximately 66% of the gross building square footage in the study
area is structures at least 35 years old. The study area exhibits ninc of the 14 potentialty blighting
factors. Additionally, much of the study area and the surrounding areas have previously been
found to be blighted. Thus, I conclude that the redevelopment area fulfills the definition of a
“conservation area” as described in Section 99.805(3) R.S. Mo.

LOCAL EXPERTISE... NATIONALLY

1901 WesST 47" PLack, SuiTe 300 » WESTWOOD, KANSAS 66205-1834 » 913.236-4700 » Fax 913-236-4307
E-MaiL: KansasCiry@irr. com



Ms. Jennifer Perkins

Blackwell Sanders Peper Martin, LLP
Qctober 4, 2002

Page 2

Should you have any questions or if I may be of further service please contact me at your
convenience,

Thank you for the opportunity to be of scrvice.

(3113 IIH}'

Respectfully submltx.s'd‘{;_ Of My

\\ ay
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nsm,zng REAETY RMCES':KANSAS CITY
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T
" Kenneth Jaggers
Senior Analyst
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EXECUTIVE SUMMARY

LIBRARY TIF DISTRICT

EXECUTIVE SUMMARY

LIBRARY TIF DISTRICT

Property Address

8th St. south to 12th St and Wyandotte east
to Main

Kansas City, Jackson County, Missouri
64081

Effective Date of the Conservation Area
Stady

Date of the Report

September 29, 2002

October 4, 2002

Owner of Record

Land Area
Improvements

There are 40 properties with approximately
24 different owners.

13.26 Acres

The study area is fully developed with office
buildings, structured parking and surface
parking. The building improvements range
in age from approximately 16 years to 100
years and include Class A, B and Rehab
office properties and vacant and partially
occupied Class C properties.

IRR
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LIBRARYTIF DISTRICT UENERAL INFORMATION

GENERAL INFORMATION

IDENTIFICATION OF STUDY AREA

The study area is approximately 13.26 acres located in the heart of Kansas City’s
downtown. Its boundaries are gencrally 8th Street on the north, 12™ Street on the
south, Wyandotte on the west and Main on the east. There are some parcels within
these boundaries that are already included in other TIF districts and, as such, are not
part of the study area known as the Library TIF District.

All of the sites in the study arca are improved, at a minimum with surface parking, up
to Class A office development. 33 of the 40 parcels in the study area are improved
with buildings or parking structures.

PURPOSE AND EFFECTIVE DATE

The purpose of this conservation area study is to derive my opinion of whether the
subject property is a conservation area as defined by Missouri Statute. The effective
date of this study is September 29, 2002, the date of my inspection.

INTENDED USE AND INTENDED USER

This conservation arca study has been prepared for Ms. Jennifer Perkins, Stinson
Morrison Hecker LLP, 1201 Walnut, Suite 2800, Kansas City, Missouri. It is
intended for use in the application process for Tax Increment Financing. It is not
intended for any other use.

EXPERIENCE

Integra Realty Resources and this consultant comply with the Competency Provision
of USPAP with experience with numerous conservation area and blight studies on
numerous properties. These include but arc not limited to the fol lowing:

» 1101 Walnut, 1120 Grand and 1115 Walnut Street Blight Study
» Kansas Medical Research and Medical Campus Blight Study
» Blight Study on the Board of Trade, Burnham, and Dwight Buildings

» Longview Farms Conservation Study

IRR | " PAGE3
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LIBRARY TTF DISTRICT

[ SCOPE OF CONSERVATION AREA STUDY

As part of this conservation arca study, I have completed the following steps to
[ gather, confirm, and analyze the data,

> Physically inspected the subject and the surrounding neighborhood.

| > Collected factual information aboui the subject and the surrounding market and
confirmed that information with various sources.

T| » Coltected and confirmed market information.

¥ Prepared a conservation area study setting forth the conclusion derived in this
|r ' analysis as well as the information upon which the conclusions arc based.

The client provided me with the following information for this assignment.
! _ # Parcel Identification Numbers. Provided separately in the TIF Application
» Outline of the property boundaries. Provided separately in the TIF Application
This report involves a conservation area study of the study area and conforms to the

requirements of the Uniform Standards of Professional Appraisal Practice (USPAP).
T No reliance is given the Departure Rule of USPAP.

' IRR PAGE4
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PHOTOGRAPHS
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1. Former First National Bank Building 2. Ten Main Center in the background
(Photo Taken on September 29, 2002) {Photo Taken on Sepiember 29, 2002)
; i ] f-' 1.;! o

3. Mezzanine office space in Ten Main Center 4. Mass Transit Station, Hanover Building {Left) and
(Photo Taken on September 29, 2002) Ten Main (Right)
o {Photo Taken on September 29, 2002)

% L]
¥

3. Loftredevelopments. | 6. Mark Twain Tower
(Hanover, Dwight, Board of Trade) (Photo Taken on September 29, 2002)
{I"hoto Taken on September 29, 2002)

IRR PAGE 6
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L!BRAR YTIF DISTRICT

7. Vacant Building SEC 9™ and Baltimore . Vacant Building on Wyandoe, between 9™ and
(Photo Taken on September 29, 2002) 10°,
(Photo Taken on September 29, 2002)
a B

E

9. Vacant Building at 8" and Wyandotte 10. Vacant New En gland Life Building surrounded
{Photo Taken on September 29, 2002) by redevelopment projects.
(Photo Taken on September 29, 2002)

IRR : PacE7
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35 ! B . e . )
11. Dilapidation/Deterioration of public 12. Dilapidation/Deterioration at the Farm and Home
infrastructure at the soathwest corner of 10" and Savings Building
Raltimore, (Photo Taken on September 29, 2002)

|

Photo Taken on September 29, 2002)
. i T

13. Dilapidation/Decterioration of bu1in on 9" St,
between Wyandotte and Baltimore.,
(Photo Taken on September 29, 2002)

IRR n PacES



LIBRARYTIF DISTRICT

14. Evidence of unlawful us at the Kansas Cit | 15. Evidence of unlawful use at the Kansas City
Club site. Club site,
(Photo Taken on September 29, 2002) (Photo Taken on September 29, 2002)
16. Firc cxit at Kansas City (,u that may attract
nuisance.

T (Photo Taken on September 29, 2002)
n
e
i
|
- —
|
| IRR PAGEY
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LIBRARY TIF DIsTRICT N JACKSON COUNTY AREA ANALYSIS

ECONOMIC ANALYSIS

JACKSON COUNTY AREA ANALYSIS

INTRODUCTION

The economic vitality of the surrounding area, and the immediate neighborhood
encompassing the subject property, is an important consideration in estimating
future rcal estate demand and income potential. Ilistoric social, economic,
governmemial, and environmental forces that reflect the quantity and quality of
real estate demand provide a basis from which future estimates of demand can
originate.

‘The subjcet property is located in Jackson County, Missouri. Our evaluation of
historical, current and projected trends for this area will focus on a comparison lo
the Kansas City Mctropolitan Statistical Area (MSA).

A detailed demographic analysis of Jackson County and the Kansas City MSA
was conducted using information provided by the National Planning Association,
a rtecognized industry source. Information supplied includes historical and
projecied population, employment and income data.

Poruration

Historic and projected population trends for Jackson County are depicted in the
following chart.

POPULATION TRENDS
Jackson County

700
680
660 | - a8 1 B ;
60— o HHANHRBARHNNHNH : :
goo U H B H KL H 6 A K 10 ¥ :
'égp '\Cg‘}b ’\Csﬁ) \Ugg’ ,{g}- .{gga \CB? pﬁgp pESSL “ES:P‘ ‘.55'?1 ,.&& rPP\Q 'E;Or @'\h rp”@

Ysar

Population (1,000's)
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JACKSON COUNTY AREA ANALYSIS

The population of Jackson County, as seen in the accompanying table, increased
at a compounded annual rate of 0.25% from 1996 to 2001. For the same time
frame, the Kansas City MSA experienced a compounded annual growth rate of
approximately 1.19%. Over the last fifteen years Jackson County’s average
annual compound change was 0.24%, as compared to 1.11% for the Kansas City
MSA. Looking ahead over the next 15 years, 2001 to 2016, both Jackson County
and the Kansas City MSA are expected to increase in population. It is anticipated
that Jackson County will experience increases at an average annual compound
rate of 0.33%, while the Kansas City MSA's population is ¢xpected to grow at an
average annual compound rate of 0.80% for this period, Five-year projections
reflect growth rates that are lower than the 15-year estimales.

Both Jackson County and the Kansas City MSA are anticipated to experience
contmued growth, with future population estimatcs reflecting growth less than
those experienced in the pasi.

POPULATION TRENDS COMPARISON

Kansas City MSA Jackson County
% %
Year Populativg (000's) Change  Popalation {000D'sy Change
1986 1,522.8 6351
1591 1,603.5 5.3% 636.0 G.1%
1996 1,694.8 5.7% 650.5 2.3%
Historical 1997 1,716.8 1.3% 653.8 0.5%
1993 ' 1,736.7 1.2% 650 8 0.5%
1999 1,756.9 1.2% 660.0 0.5%
2000 1,776 1 1.1% 654.9 -0.8%
Current (Est) 2601 1,798.3 1.3% 6585 0.5%
2002 1,812.6 0.8% 659.4 G 1%
2003 1,826.9 0.8% 660.4 0.2%
2004 1,841.1 0.8% 6al.6 0.2%
Projected 2005 1,855.2 _ 0.8% 6630 0.2%
2006 1,869 .6 0.8% 664.5 0.2%
2011 1.944.8 3.4 675.9 1. 7%
2016 20258 4.2% 692.2 2.4%
Average Annuaji Historjcal
Compound Change Past 5 years 1.19% 0.25%
Past 15 years 1.11% 0.24%
Irojected
Next 5 years 0.78% G T8%
Next 15 yeary (1L.80% 0.33%

Source: NP4 Datn Services, Inc.: compiled by 1KR

IRR
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LJB);ARY TIF DISTRICT

JACKSON COUNTY AREA ANAL ¥SIS

The ten largest citics in Jackson County arc presented in the table below:

- JACKSON COUNTY
MAJOR CITY POPULATIONS -
- City {2000 Population
Kansas City (pt) 331,080
Independence (pt) 117,534
ee's Summit (pt) 70,808
lue Springs 435,982
aytown 28,911
Jrandview 25,731
Oak Grove (pt) 5,162
Grain Valley 4,648
Sugar Creek (pt) 3,793
Green Wood 3,203

Note: (pt} - part

EMPLOYMENT

Employmeni trends for both Jackson County and the Kansas City MSA are
anticipated to follow a pattern similar to the population trends for these arvas,
although at higher rates of increase. Employment trends for Jackson County and
the Kansas City MSA are presented in the accompanying chart. From 1996 to
2001, Jackson County realized employment growth at an average annual
compound rate of 0.78%. For the same time period, the ratc of growth for the
Kansas City MSA was 2.23%, These figores indicate that Jackson County lagged
the Kansas City MSA in employment growth over the last fjve years. Looking
back fifteen years, cmployment for Jackson County grew al an average anmial
compound rate of 0.53%, while the Kansas City MSA cxperienced a 2,00%
growth rate. ~

Estimates for the next five and fifteen year periods reflect rates of employment
growth for Jackson County that are below those of the Kansas City MSA. From
20061 to 2006, lackson County is anticipated to experience a 0.66% average
annual growth rate, while the long term projection, 2001 to 2016, indicates a
1.58% average annual compound increase. For the same time frames, the Kansas
City MSA is expected to grow at average annual compound ratcs of 1.82% and
1.40%, respectively. While employment gains do not correlate directly to real
cstate demand, they do depict the underlying health of the cconomy. Historical
and projected trends for Jackson County indicate growth rates, which generally
lag the Kansas City MSA’s rate, suggesting a declining position within the
Kansas City MSA. :

IRR
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LigrARY TIF DISTRICT JACKSON COUNTVAREA ANALYSIS

NON-FARM EMPLOYMENT TRENDS COMPARISON

Kansas City M SA Jackson County
% %
ear Employment (000's} Change Employment (000's} Change
1986 R94.8 4379
1991 963.3 7.7% 432.5 -1.2%
199¢ 1.077.9 11.9% 456.2 5.5%
Historical 1997 E1E7.3 3. 7% 468.3 2.7%
1998 1,148.4 2.8% 470.6 0.5%
1999 1,§73.8 2.2% 476.1 1.2%
2K} 1,197.6 2.0% 479.1 0.6%
Current (Est}  290) 1,203.7 0.5% 4743 -1.0%
2002 1,225.6 - 1.8% 476.5 0.5%%
200% 1,250.2 2.0% 480.2 0.8%
2004 1,272.7 1.8% 483.3 0.6%
Projected 2005 1,285.6 8% 486.8 6.7%
2006 1.317.6 1.7% 440.3 0.7%
2011 1,409.3 7.0% 504.4 2.9%
2016 1,483.7 5.3% 517.3 2.6%
Average Annual Historical
Compound Change Past 5 ycars 2.23% 0.78%
I'ast 5 years 2.00% 0.53%
Projected
MNext 5 years 1.82% 0.66%
Next 15 years 1.40% 0.58%

Source: NP4 Data Services, fne.; compiled by IRR

An analysis of employment mix will further establish an understanding of the
economies of Jackson County and the Kansas City MSA and how they relate to
future real estate demand. The following chart depicts the current distribution of
employment by industry. '
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LinrArY TIF DNSTRICT JACKSON COUNTY AREA ANALYSIS

EMPLOYMENT SECTORS 2001
Jackson County
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15.0%
10.0%
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Percentage

i

Sectar

‘The preceding chart and accompanying tables show that in 2001, the Jargest
employment sectors in Jackson County were Services (33.8%), Retail Trade
(15.0%), Government (13.7%), and FIRE (10.3%). In 2001, the Kansas City
MSA's largest employment sectors were Services (32.3%), Retail Trade (16.5%),
Govermnment (12.5%), and FIRE (9.1%).

As shown in the following table, historical trends for Jackson County indicate that
the largest meaningful percentage gains in employment over the past fifteen years
occurred within the Scrvices and Mining & Other and Services sectors with
annual average compound growth rates of 1.7% and 1.9% respectively. Over the
past five years the most significant activity has occurred in the Construction and
Mining & Other sectors with annval average compound growth rates of 3.3% and
3.2%. e

IRR
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JACKSON COUNTY AREA ANALYSIS

LisRARY TIF DISTRICT

HISTORIC EMPLOYMENT TRENDS

Jackson County

£ %  Change Rate

1986  of Tatal 1991 1256 2001 of Total (I1Syr}  (Syr)
Total Employment 437.9 §00% 4325 456.2 4743 100% 0.5% 0.8%
Services 124.% 218.5% 1301 1471 160.5 338% 1.7% 1.8%
Retail Tiade 69.6 15.9% 69.4 734 1.0 150% 0.1% -0.7%
Government 586 13.4% 64.5 6Ly 632 13.7% 0.7% 1.0%
FIRE 451 10.3% 44.0 453 42.0 10.3% 0.5% 1.6%
Manufacturing 62.2 (4. 2% 194 47.3 41.0 5.6% -2.8% -2.9%
TCPU 7.4 0.2% 28.0 294 3id4 6.6% 0.9% 1.3%
Construction 23.0 5.2% 19.2 247 291 6.i% 1.6% 33%
Wholesale Tuade 247 5.6% 2351 242 40 51% -0.2% -0.2%
Mining & Other 25 G.6% 3.0 2.8 33 ¢T%  1.9% 3.2%
Ttl Non-Mfg. 375.6 £5.8% EHEN 408 .8 433.3 91.4% 1.0% 1.2%
Til {Hfice-Related* 228.5 52.2% 2386 254 3 274.6 57.89% 1.2% 1.5%

*Inefudes FIRE, Nevvices und Governm ent

fNumbers in thonsaads (000'5))

Employment trends are further examined in the following chart which depicts
growth in the broad-based categories of manufacturing, office related and other
non-manufacturing employment. For purposcs of this analysis, office related
employment is defined as total cmployment in the FIRE, Services and
Government sectors. While not all employment from these sectors is office
related, office employment trends tend to mirror the trends from these categories.
As seen in these charts, office-related employment has captured an increasing
share of total employment, indicating a shift toward a more service-bascd

" economy. This is a common trend on a national basis.

EMPLOYMENT SECTOR TRENDS

Jackson County
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30040
200.0

Employment (000's)

1900.0 1

508.9 /

0.0
1986

19¢1

1996

2001

Year

2006

2011

r@ Office Related B Other Non-M anvfacturing O M anufécturing

2016
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JACKSON COUNTY AREA ANALYSIS

LIBRARYTIF DISTRICT

Historical trends for the Kansas City MSA are summarized in the foHowing chart
and indicate the largest meaningful gains in employment over the past fifteen
years occurred within the Services and Mining & Other sectors with annual
average compound growth rates of 3.4% and 3.3% respectively. Over the past five
years significant activity has occurred in the Construction and TCPU sectors with
annual average compound growth rates of 4.4% and 4.0%.

HISTORIC EMPLOYMENT TRENDS

Kansas City MSA

°/n Yo !hgﬂgg Balg
1386 ol Totul 1991 1994 2001 of Total (15yr) (Svyr)

Total Employment 894.8 100% LI 779 1203.7 100% 2.0% 2.2%
Construchion 213 5. 7% 457 60.5 71.9 6.2% 2.6% 4.4%
FIRE 86.3 9.6% 88.1 039 1091 91% 1.6% 3.0%
Government 125.6 14.0% 1377 1409 150.6 12.5% 1.2% 1.3%
Manufacluring [20.8 13.5% 1051 HigA 194.0 §.6% -lLi% -E2%
Mining & Other £2 1.9% 10.0 111 133 1.1% 33% 3.8%
Retait Trade FA0.4 16.4% 162.9 186.0 £99.1 10.5% 2.1% 1.4%
Services 2364 26.4% 2783 1323 3836 32 34% 3.2%
TCPU [ 4] 6 8% 70.5 76.1 W2h TT%  28% 4 0%
Wholesale Trade 59.2 6.6% #3130 66.8 71.4 59% 1.3% 1.3%
Tt Non-Mfg. 7740 B86.5% 8557 967.5 1099.7 91.4% 2.4% 2.6%
11 Offize-Related* 448 50.1% 504.1 507.1 648.3 53.9% 2.5% 2%

*fneluder FIRE, Services and (fovernment

(Nambers in thousands (000°5))

Futurc projections are summarized in the following tables. Tifteen-year
projections for Jackson County show Mining & Other related employment leading
all other sectors with Government as the next leading sector, The Kansas City
MSA forecast has Mining & Other relatcd employment leading all other sectors

with Construction as the next leading sector.

FROJECTED EMPLOYMENT TRENDS

Jacksen County

Yo

] Changs Rate

2001 of Total 2006 2011 2016 of Tatal (15yr) (5 yr)
Total Employment 4743 100% 490.3 504.4 5173 100%  66%  0.7%
Construction 29, 0.1% 110 328 34.7 67% 2%  13%
FIRE 49.0 10.3% 502 510 517 100% 04%  1.5%
Govemment 65.2 13.7% 71.0 75.7 79.5 15.4%  1.3% 1.7%
Manufacturing 410 8.6% 383 359 33.7 6.5% -13%  -13%
Mining & Other 33 0.7% 3.7 40 4.4 08% 18%  2.1%
Retail Trade TR0 15.0% 716 722 728 141% 02%  02%
Services 1605  338% 170.2 179.1 187.6 36.3% 10%  1.2%
TCPU 31.4 6.6% 313 310 30.8 59% 0.1%  -0.1%
Whaulesale Trade 24.0 51% 731 225 223 43% -05%  -0.8%
Ttl Non-Mfy. 1333 91.4% 452.0 4685 4837 93.5% 0.7%  0.8%
T¢} Office-Related* 2746 579% 2914 305.9 3188 6Le% LO0%  1.2%

*tncludes FIRE, Services and Gavernm ent

fNumbers in thousands (A00%))
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LIBRARYTIF DISTRICT JACKSON COUNTY AREA ANA_;_ JAYAY

PROJECTED EMPLOYMENT TRENDS
Kansas City M SA

% Yo Change Rate

2001 ol Tulal 20046 2011 2016 of Tatal {15 yr) (5 ¥r)
Total Employmeni 12037 1 0 1317.6 1409.3 1483.% s 1.4% 1.5%
Construction 74.9 6.2% 147 93.6 101.7 6.9% 2.1% 2.5%
FIRE 10%.1 9.1% 1175 i23.7 128.3 B8.a6% 1.1% 1.5%
Government 150.6 12.5% 1653 177.0 186.4 12.6% 1.4% 1.9%
Mauanufaciuring 104.0 5.6% 1057 104 7 161.7 6.9% -0.2% f.2%
Mining & Other 133 1.1% a7 17.8 19.8 1.3% 2. 0% 3.3%
Retail Trade 199.1 16.3% 2i5.4 2282 237.8 160% 1.2% 1.0%
Services 388.6 323% 4360.5 471.9 514.3 24.7% 1.9% 2.3%
TCPEH! 92.6 7.1 9%.6 102.5 104.8 T 8% §.2%
Whnlesale Trade 714 2% 78.5 843 89.1 6.0% 1.9% 1.9%
Ttl Nan-Mfp. 1499.7 91 4% 12124 136351 1382.10 H31% At 2.0
Tl Office-Relaled” 648.3 33.9% 719.3 778.7 §28.9 359%  1.7% 2. 1%
*hacludes FIRE. Services and Gavernment (Numbers in thousands (iR}

An examination of total employment figures reveals that Jackson County
accounted for approximately 48.9% of the Kansas City MSA's employment in
1986. By 2001, this ratio changed to 40.0% and it is projected at 34.9% through
2016. This is an indication that Jackson County is growing at a rate below that of
the Kansas Cily MSA as a whole.

The varied composition of the region’s employment base and an examination of
its major employers indicate a diversified cconomy that is not dependent upon any
particular sector. Therefore, Jackson County should be less susceptible te cyclical
fluctuations that have occurred in other areas dominated by a single industry.
Jackson County’s ten largest employers are presented in the following table
followed by the top fifty employers in the Kansas City MSA.

.Y Emplover. .. |# of Exaployees
1. U.S. Office of Personnel Management 17,100
2. Health Midwest 8,735
3. City of Kansas City, MO 6,000
4, St. Luke’s 5,860
5, ITallmark ' 5,600
6. Honeywell International Inc. 4,820
7. Southwestcm Bell 4,600
8. Kansas City, MO School District 4,500
9, ATE&T 4023
10. DST Systems Inc. 4,000

Kansas Ciry Busincss Joumal Bouk ol Lists

IRR
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LIBRARY TIF DISTRICT _ JACKSON COUNTY AREA ANALYSIS

SR " TOP 50 AREA EMPLOYERS
i) CarrentNo. - ¥Wears® f T e oo .
2000 | B R of Loctl | Estahlished o e
Ramk {. - - - Compamy© - - .. Esmployees - -~ Locally. {° Nature of Operations . _-.
l. Sprint {orparaliun 18,000 1955 Local, luag distance, wireless, intemet service
2. 1.5, Office of Personnel Managernent 17, 1() 1934 Federal government_personnel
3. Healilh Midwest 8,483 1991 Health care
4. State of Missouri 7,140 N/A State governmenl
5. Fuxed Motor Company 6.034 1906 Automobile and iruck manufactuning
6. | Saint Luke’s-Shawnee Mission Health System 5,716 1996 Health carc
7. Hallmark Cards, Inc. 5,600 1914y Greeting  cards  and  related  products,  television
programuning, art matenals
8 DST Systems, Inc. AL 1663 Information processing, computer sofl ware services
9. City of Kansas City, Missami 4,907 1853 Cily povernment
10. | Kansas City, iMissouri School District 4,91} 1867 School district
11, Southwestern Bell 4,700 1917 Voice, duta, networking and e -business services
12, Honeywell International, Inc. 4,075 1949 Materials and componcms manufacturer for national
defense.
13. | AT&T 4,023 1388 Voice and dati commumicalinng
14. Diack & Vestch Corporation 3, 1915 .| Engineering, consulting, CONSUUCTion, assel
managemenl
is Shawnes Mission Public School District 3,893 1969 Pubiic: school district
16. | Trans World Airlines 3,600 192¢ National and imcmationad airline
17, | Kansas City, Kansas Public Schools 3.400 1586 Fdocalian
18. | General Motors Fairfax Assembly Fiant 3,200 1946 Automobile assembly
19. (Haile Dhstrict Schools 3174 196 Fducation
20. | Johnson County, Kansas 2,725 NiA County government
21 Trurman Medicat Cemter, Inc. 3,700 1874 Health care
22. | University of Missouri-Kansas Cily 4,678 1963 Educanion, research. public service
23. | LIMB Financial Corporation 2,535 1913 Banking ard financial services
24. | Children’s Mercy Hospital & Clinics 2,520 1897 Pediatric inpatient and qutpatient healib care
25. | KU Med . 2,516 1993 Academic hospital
26. Burhnpton Northern Santa Fe Raillway 2,500 1840 Raii freight iransporistion
27. | Commerce Bank 2,500 1865 Danking and financial services
28, Unjversily of Kansas Medical Center 2,418 1905 Educalion, research
29, Morth K.ansas City School District : 2,394 1917 LEducation
30, { American Centwy Investiments 2,200 1958 Mutun) N, leokerape and investinent services
31 { Unified Government of Wymmniitie 2200 1861 County and municipal government
Comty/Kansas Chy, Kansas
32 Carondetet Health 2,195 1997 Health care
33, | Citicorp Credit Services, [nc. 2,132 1956 Credit ear suppont
4, Riue Valley Schools 2,095 1965 Educalivn
i3, L.ze’s Surnmit R-7 School District 2,021 1349 Education
36. Y ellow Corporation 2,000 1924 Freight transportation services
37. | Amenstar Casino 1,944 1997 Casino and hotel
38 1 Kansas City, Missouri Police Departmem 1,858 1874 Municipal law enforcement
39. | Cemer Corporation 1,828 1979 Health care information technology
40 Hirrah’s Morth Kansas City Cas ino & Hotel 1,816 1924 (aming, casing enterlainment, hotel
41, | Associated Wholesale Grocers, Ine. 1,800 1926 Wholesale arocery supplier
42, State of Kansas 1,760 N/A Stale povermmenl
43, | Kansas City Power & Light 1,685 1882 Llectric utitity
A4, Applelee’s Tnternational, Inc. 1,650 1088 Restaurim|
45, | Utiticorp United 1,605 1917 International energy and risk management company
46, Motk Kansas City Hospital 1,504 14958 Acule care huspilal
47. | Bank of Americn 1,554 i88¢ Barking and financial services
48, { Union Pacific Railroad 1,519 1865 Freight transportation
49, Dunn ndustnes, Inc, 1,500 1924 General contractor
50. | 1.C. Penney Lenexa Catalog Malfiliment Center 1,500 1977 Culalog distribubion

Konsas City Business Joumal Book of Lists 2001
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INCOME

Personal income is also a significant factor in determiining the real estate demand
in a given market. As illustrated in the accompanying charts, Jackson County's
per capita income has historically achieved a growth rate befow that of the Kansas
City MSA.

From 1996 to 2001, Jackson Counly has achieved per capita income growth at an
average annual compound rate of 2.89%. For the same time period, the average
annual compound rate of growth for the Kansas City MSA was 3.18%. The two
market areas displayed a similar pattern in per capita income growth over the last
fifteen years with Jackson County's growth being at an average annual compound
rate of 1.80% while the Kansas City MSA’s growth recorded an average annual
compound rate of 1.98%. Projections for the next five and fifteen year periods
reflect rates of per capita income prowth for Jackson County less than the
anticipated gains in income for the Kansas City MSA. For the two time frames,
2001 to 2006 and 2001 to 2016, Jackson County is anticipated to experience a
2.22% and a 1.55% average annual growth rate respectively. For the same time
frames, the Kansas City MSA is expected to grow at average annual compound
rates of 2.51% and 1.80%, respectively.

An examination of personal income on a per household basis instead of a per
capita hasis reveals that, historically, Jackson County has expenienced a growth
rate below that of the Kansas City MSA, and future projections show Jackson
County with a growth rate below that of the Kansas City MSA. In absolute
dollars, Jackson County’s personal income historically has been below that of the
Kansas City MSA, both on a per capita and per houschold basts.
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LiBRARY TIF DISTRICT JACKSON COUNTY AREA ANALYSIS
INCOME PER CAPITA COMPARISON
Kansas City M SA Jackson County
% %
Year Income/Capita Change Income/Capita  Change
1986 $22.611 21,727
1991 $23,450 3.7% $22.778 4.8%
1996 $25,962 10.7% $24,607 B.(Fh
Bistorical 1997 $26,631 2.6% 325,024 1.7%
1998 $27,901 4.8% $26,018 4.0%
1999 328,810 33% 26,7238 2. 7%
2000 30,178 4.8% 328,313 5.9%
Current (Est}y  2¢01 $30,356 0.6% $28,379 0.2%
2002 531,163 2.7% $29.037 2.3%
2003 $32.021 2.8% $29.744 2.4%
2004 $32.808 2.5% $30,392 2.2%
Projected 2005 $33,637 2.5% $31,075 2.2%
2006 $34,369 2.2% 31,665 1.9%
2011 $37,269 8. 4% £33,919 7. 1%
2016 $£39.688 6.5% $35,742 5.4%
Average Annual Iistorical
Compuound Change Past 5 years 3.18% 2.89%
Past 15 years 1.28% 1.80%
Projected
MNext 5 years 2.51% 2.22%
Next 15 years 1.30% 1.55%
Source: NPA Dula Services, Inc.; compiled by IRR
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LIBRARY TIF DISTRICT JACKSON COUNTY AREA ANALYSIS

INCOME PER HOUSEHOLD COMPARISON

Kansas City MSA Jackson County
Y% %
Year Income/Household Change Income/Household Chapge
1986 $59,594 $£55,056
1881 61,142 2.6% $57,030 3.6%
1996 $47,510 10.4% $61,496 7 8%
Historical 1997 $69,244 2.6% $62.479 1.6%
1998 £72.612 4.9% . $64.860 3.8%
1999 $74,459 2.5% $66,129 2.0%
2000 $76,903 33% 369,378 4.9%
Current{Est} 2001 $77,352 #.6% $69.529 0.2%
2002 $79.176 2.4% $70,923 2.0%
2003 $81,119 2.5% £72,432 2.1%
2004 $82,867 2.2% $73,785 1.9%
Projected 2005 $34,712 2.2% $75,21% 1.9%
2006 386,299 1.9% $76,410 1.6%
2011 $92,203 6.8% $80.611 5.5%
2016 $96,721 4.9% $83.652 3.8%
Average Annuul Historical
Compound Growth Past 5 years 2.76% 2.49%
Past 15 years 1.75% 1.57%
Projected
Next 5 years 2.21% 191%
Next 15 years 1.50% 1.24%

Source. NPA Data Services, Inc.; compiled by JIRR

CONCLUSION

Overall, the economic outlook for Jackson County and the Kansas City MSA is
positive. ‘Total population for both areas is projceted to increase slightly. More
importantly, both areas are projected to cxperience increasing employment
growth. Based on this analysis, it is anticipated that the Kansas City MSA and
Jackson County will continue to grow and prosper. The expected growth should
provide an economic base that supports demand for real estate in the subject
neighborhood and for the subject propeity. These conditions should stimulate
increases in general property values within the foreseeable future.
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CBD MARKET FACTORS

Development of the Kansas City, Missouri Central Business District (CBID) was
historically influcnced by its proximity to the Missouri River, and later by the
development of other transportation routes, such as the railroad and the intersiatc
highway system. In more recent history, generally the past 20 years, Kansas City has
experienced the trend that is prevalent among most U.S. cities in which the retail and
residential developments that were spurred by the CBD core of office and financial
development has dwindled, generally relocating to the suburbs. Today, the majority
of space is office with a smaller portion of retail, restaurants,
apartments/condominiums and a few hotels. The CBD includes the Kansas City,
Missouri downtown area located within the Freeway Loop, the River Markel, and
south from the south loop to and including Crown Center.

OFFICE DEVELOPMENT AND REDEVELOPMENT

In the 1980s, downtown Kansas City, Missouri expericnced one of the major
expansion periods of development of major Class A office space in its history.
Twelve Wyandotte Plaza, Commerce Bank Building, Town Pavilion, One Kansas
City Place, and 1201 Walnut were all constructed in a period of about four years.

Al 10ld, these projects represent approximatety 4.75 million square feet of
rentable area and increased the CBD supply by 35%. Each of these properties has
significant structured parking and is of Class A gquality. This new development
effectively moved 1101 Walnut, and the buildings known as Ten Main Center and
City Center Square from the ranks of Class A office space to Class B office space.

These new buildings offered better parking, higher quality finish and amenities,
zoned heating and cooling, modem and functional design, and development
incentives. It was no swrprise that many of the major financial and law fims
relocated to the Class A buildings. Each of these factors contributed to the
realignment in thc CBD office submarket. While 1101 Walnut and the two other
buildings were squeezed from the Class A category, many properties that are
older, have liltle or no parking or had experienced long-term vacancy were
squeezed from the Class B category to Class C. These include the Bryant
Building, 911 Walnut and Traders on Grand among others. This shift has slowed
significantly since the late 1980°s but has not stopped.

Further difficulty for old Class B and Class C properties is the emergence of
Rehab propertics. Some examples are Lucas Place, The Carnival Building,
Fashionbilt and Thayer Place to name a few. These buildings were renovated to
offer Class A or B interior finish in turn of the century mill or mulii-story
industrial buildings. The best example of this is the old New York Life Building
that was renovated for occupancy by Utilicorp, and Lucas Place, home of HHOK
Sports. These buildings are in peripheral CBD locations and have better access to
surface parking. :
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CBD MARKETFACTORS

The changes in the CRD submarket over the past 15 to 20 years have resulted in
stagnant rental ratcs and nominal net absorption. There have been few market
sales of multi-lcnant investment properties over this time period relative to
suburban submarkets. 1101 Walnut, Ten Main Center, and City Center Square
have all sold within the last several years. In cach instance, the sale was well
below the replacement cost. Land is scarce in the CBD and development requires
assemblage, often necessitating eminent domaim.

CBD RENTAL RATES

$22.00 —
$21.00 1
$20.00 —

$18.00
$17.00
$16.00
£15.00
$14.00
$13.00 -

Full Servica Askinpg

$42.00
511,00 -
$10.00

A historic depiction of the Class A, B and C asking rentul ratcs and occupancy
rates since 1986 are shown in the following graphs. 1101 Walnut is a Class B
office property.

Class A, B and C Asking Rents

£19.00 -l

$9.00

38.00

F7.00 + e L S e . t v T - : B T ¥ T
1986 1967 1958 185G 1090 1991 1832 1993 1984 1995 1990 1997 1998 1990 2000 200M 2002 | gy ocpg
Year it Clans C

As shown in the graph above, rental rates for all the segments in the CBD have
remained relatively stagnant for (he last 16 years. Class A propertics ar¢ now
generating market rents equal to what developers forecast when the properiics
were constructed. This shows no significant appreciation in market rents.
Compounding the problem for Class A owners is that public incentives such as
tax abatement were relicd upon in the original development analysis and arc now
“burned of” or significantly reduced. Market remts have not increased
significantly, but expenses continue to increase al the rale of inflation.

IRR
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Class B market rents have increased approximately $2.00 per square fool since
1986. This equates (o 1.00% per year. This is combined with lower occupancy as
is discussed in the following sections. Class A building owners have demonstrated
the willingness to hold rental rates flat while continuing to offer Class A tenant
finish and Class A amenities. The lcssening competitiveness of the Class B
buildings will continue to be evident until demand increascs bringing this
submarket ncarer to equilibrium than it appears to have been over the last 16
years. Recent lcases at the subject range from §9.64 10 $15.00, full service.

Class C rents have shown somewhat higher annual appreciation. However,
sometimes the lease rates for Class C properties include significant building
renovations, pertions of which are amortized in the rent. Thus, the rent indications
are somewhat higher than is actually realized by the building owners.
Furthermore, many Class C buildings are simply removed from the active supply
when they become fully vacant.

CBD MARKET OCCUPANCY

Occupancy in thc CBD market has been sporadic compared to other submarkets.
The chart below depicts Class A, B and C occupancy for the last 16 years. Class
A rents show the initial absorption from J986 through 1990 and since 1995 bave
been relatively stable. Class C occupancy shows a steep decline from 1988 when
the last of the Class A additions came on line and 1991 at the bottom of the
recession of the early 1990’s.

Our survey of CBD office buildings indicates Class A vacancy at less than 10%
and Class B and C vacancy at 16% and 20% respectively. Prudence sug gests that
awners and investors will consider an increase in vacancy of Class A space
particularly due to the movements of law firms and the contraction of Aquila.
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Unless the owners of Class B properties can provide a level of tenant finish and
amenities that are significantly distinguishing from the Class C product and not
noticeably inferior to the Class A product, there will be a blurring of the line
between Class B and C. This potential bifurcation of the submarket will not
hinder attempts by owners and civic groups to attract the large employers to the
CBD that typically desire the bulk of their finish to be functional Class B space
with a small portion of Class A executive space. These options are now present in
the CBD, but without adequate parking and significant improvements to the
existing Class B buildings, these tenants will go elsewhere. It is important to note
that TIF and abatement were traditionally a vehicle for urban and CBD
redevelopment. Similar programs are being offered in suburban and urban areas
on both sided of the state line and potential tenants will not go un -served.

IRR
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Rerail REDEVELOPMENT

The central business district continues to decline as a retail center. Only the
AT&T Town Pavilion has included any significant retail space. The Jones Store
has closed its downtown store, which has been vacant for approximately four
years. In contrast to these major impacts on the CBD retail scene, there are small -
scale successes. The City Market, with sponsorship from the city, has successfully
attracted and maintained successful weekend activities such as the farmer’s
market and several celebrations and festivals for which Kansas City is well
known. The River Market has 170 plus apartment units over approximately
120,000 square feet of storefront retail and office space. The retail space and
office space, within the city market, is approximately 90% leased. Nightspots
including a Tanner’s Bar & Grill, Oldham, Minsky’s Pizza and The Quaff
exemplify a renewed effort to provide after work activities to the employment
base in the CBD. While discussed for many years, the proposed Centertainment
District (AKA The Power & Light District) died last year from lack of funding.
Individual property owners in this cumbersome TIT' District are proposing smaller
scale projects such as the Presidents Hotel and Power & Light Building.

OTHER TRENDS

Expansion of Bartle Hall, the downtown’s largest convention and exhibition hall,
was completed in the early 1990°s expanding to approximately 400,000 square
feet. Lodging in the CBD, like parking, is in somewhat short supply. At present,
there are approximately 2,100 lodging rooms in the CBD. This excludes the Class
A hotels at Crown Center. Of these, approximately 1,500 represent completely
renovaled or newly constructed rooms.

From the City Market, south to and including Crown Center, the employment
totals over 94,000 persons. This is more than Clay and Platte Counties combined.
This information is according to the Mid-America Regional Council. However, as
1s evident in the relatively stagnant net absorption over the past several years,
employment is not growing significantly. For the significant growth experienced
by DST, Commerce Bank, and UMB, and the addition of HOK Sports, recent
losses such as Midland Loan Servicing to Corporate Woods, Shook Hardy &
Baceon to Crown Cenler, and Sprint to its new campus leaves little only nominal
positive absorption.

Still, major employers such as DST, Commerce Bank, State Street Bank, Aquila,
and Utibicorp remain resolutely committed to the ongoing revitalization of the
CBD. Federal, State, County, and Local government has repeatedly demonstrated
the willingness to assist new development or redevelopment to the extent
possible. This assistance includes historic preservation tax credits, tax abatements,
and tax increment financing.
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CBD MARKETFACTORS

CONCLUSION

In summation, the Central Business District of Kansas City, Missoun experienced
a major period of new Class A office construction during the 1980s, followed by
an ongoing period of retrenchment. Vacancies in the Class B sector were higher
than Class A, while the Class A sector has enjoyed good absorption. However,
while primary occupancy levels for Class A space are reasonably high, some large
blocks of office space are available for lease reflecting the consolidation and
downsizing of national corporate tenants, financial companies, insurancc
companies and consolidation of the law firms.

Future expectations for the neighborhood are guardedly optimistic due to the
presence of many of the metropolitan area's major commercial office buildings
and employers. The past two years has seen in excess of $1 billion in current and
planned developments in the CBD. Many of the older, vacated hotcls and office
buildings will form the assembled sites for the next wave of office construction,
which is not anticipated in the immediate future. Thus, market conditions arc
relatively static.
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NEIGHBORHOOD FACTORS

BOUNDARIES

The study area neighborhood is the City of Kansas City, Missourt downtown area.
For purposes of this report, the neighborhood boundaries are best described as
follows:

North: Interstate 70

South: Cross-town Freeway
East: East Freeway Loop
West; Interstate 35

These boundaries are referred to as the “loop™ and consist of the primary
interstate highways through the metropolitan area. The neighborhood is primarily
influenced by the heavy concentration of office buildings in the CBD. The subject
1s located in the center west portion of the neighborhood.

ACCESS

Access to the neighborhood is excellent as interstate highways surround it
Freceway inlerchange access is available at various locations around the loop.
However, because of the relatively dense concentration of office butldings, area
highways become congested during peak commuting periods.

LAnND USE

In general, land use within the neighbdrhood includes typical central business
district development patterns, including city, county and federal government
buildings, as well as high-rise office towers, convention facilitics, hotels, and a
relatively small amount of housing, primarily multifamily. Most of the major
office properties within the neighborhood are focused between 10th and 12th
Streets, and between Walnut and Wyandotte, with a few exceptions. The subject
is located within these CBD core, dominated by law firms and financial
institutions. Within the subject’s immediate vicinity, there is a significant amount
of multi-level parking, though the entire CBD remains significantly under parked.
This area is considered the core arca of the CBD. Governmental uses are
generally concentrated between 8th and 13th Streets, between (rand and Cherry
Streets. A new wave of redevelopment, spurred primarily by Broadway Squarc
Partners, in association with DST, is occurring west of Broadway between 7™ and
10" and Broadway and Jefferson.

IRR
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NEIGHBORIHOOD FACTORS

Other land usc characteristics are shown in the following table.

Predominant Age of Improvements New to 100 years.
Predominant Quality and Condition Poor to excellent.
Approximate Percent Developed 100%

Life Cycle Stage Revitalization.
Infrastructure/Planning Average.

Tracts without building
improvements are used for surface
parking. New development is on
surface parking lots or
redevelopment of improved tracts.

Predominant Location of
Undeveloped Land

Growth is occurring in the

Prevailing Dircctio owth L.
g n of Gr Garment District to the northwest.

Study Area’s Surrounding Land Use
North  Utilicorp TIF
South  TPower & Light Area
East Commerce Bank
Wesl Garment District

DEVELOPMENT ACTIVITY

In general, devclopment of speculative office space was intense in the 19807s but
virtually stalled in the early 1990s. The most recent developments involve owner-
occupant office buildings, such as the Unitog, FBI and IFTC buildings, and
renovation of existing oldcr oftice buildings and hotel renovation. The Bartle Hall
expansion over the Crosstown Freeway was complete in 1996 and the new Unitog
and IFTC buildings were completed in 1997. Additionally, the Federal
Courthouse, at 9th and Oak is complete. The proposed Power & Light District has
ceased and several smaller projects within the larger TIF District boundaries arc
emerging. Consequently, some new development activity will likely continue into
the foreseeable future but one of the major projects no longer exists.

Two of the largest occupants and employers in the CBD arc cxpanding their
presence. Commerce Bank and UMB are both using Scetion 353 Tax Abatement
and/or TIF (0 add to or improve their CBD facilities. DST continues to sponsor
development that is made possible with TIF and/or tax abatemcent. Their newest
project is the Kansas City Southern Building, part of what is known as the
Cathedral Square Project. DST, one of the major presences in the CBD, is the
largest provider of third-party sharcholder services in the United States. DST is
headquartered in the CBD and has grown threefold from 1993 to 2000. The
company has made a slrung commitment to the Central Business District and with
it crnployment base of over 4000 employees is the largest single emplayer in the
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CBD. Job growth, lessening crime, increasing residential population and a large
employee pool demonstrate a stabilizing effect on the CBD.

Construction within the Library TIF district inclades the renovation of the
Dwight, Burnap and Board of Trade Buildings from marginally occupied office
space to approximately 300 loft apartments. This renovation is underway. The
Hanover Building is also being redeveloped. The largest project is the renovation
of the former First National Bank Building at the northeast corner of 10® and
Baltimore to the Main Branch of the Public Library. This project is underway and
is expected to be completed within the next 18 months.

QUTLOOK AND CONCLUSIONS

Given the history of the neighborhood and the growth trends noted in the Area
Data, it is our opinion the values in the subject neighborhood are cxpected to start
to show the start of an upward trend in the next one to two years and if DST and
other major downtown players continue to grow and prosper with increases in
staffing and activity the market should establish a significant upside potential.
Much is to be determined as the current recession plays out. If it is a shallow
recession as is now widely predicted, the CBD may cmerge to realize improving
market rents and occupancies in the near futurc. However, if the recession hingers
or expericnces a false recovery, the CBD may simggle with static occupancy and
renial ratcs in the near term.
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NEIGHBORHGOD MAP
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PROPERTY ANALYSIS

DESCRIPTION AND ANALYSIS OF THE LLAND

The subject site is summarized in the following tables. The description is based on
our inspection as well as information provided by the applicant for the redevelopment
of the First National Bank Building.

PuysicalL FEATURES
Land Area 13.26 acres in 40 parcels
Configuration Generally rectangular
Topography Sloping slightly east to west.
Drainage Adequate.
Flood Plain
Community Panel # 2901730090 B Datced 8/5/1986
Floed Zone Zone C
Flood Insurance Not typically required within this zone,
Environmental Hazards
Environmental evaluation is beyond our scope of expertise. A qualified engineer
ey should be consulted on this matter. No obvious hazardous materials or conditions
were observed during our inspection.

STREETS, ACCESS, FRONTAGE

Stree 8”', 9,.., 10“', ”"., 12 Wy-andottc, Baltimeore,
Main
Paving All Paved All Paved
Curbs/Gutiers/Sidewalks | Yes, Al Yes, All
- Lanes Two Two on Baltimore and
Wyandotte.  Four on
Main
- Dircction of Traffic East/West North/South
Condition Adequate Adequate
Traffic Levels High moming and evening commute
" Signals/Traffic Control Several traffic signals are located throughout the
neighborhood. Mostly on Main Street and 12" and
10™ Streets. Other intersections have stop signs.
) Access Access to and within the neighborhood 1s good.
Visibility Good

-
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LEGAL
Zoning
Designation C-4.  Plan approval will be rcquired for future
development/redevelopment.
Permitted Uses As per approved plan
Lot Restrictions As per approved plan

Building Restrictions As per approved plan

Setback Requirements | As per approved plan

Parking Requirement As per approved plan

Conformance Existing and proposed development are subject to plan
approval and presumed Lo conform.

Easements, Encumbrances, and Moratoria

There are nwmerons easements affecting the study area. Interpretation of these
casements is a question legal in nature and must be addressed by an appropnately
qualified attorncy.

Encroachments

We are aware of no apparcnt encroachment(s).

UTILITIES
Utility Provider
Water City of Kansas City Missoun
Sewer City of Kansas City Missouri
Electricity Kansas City Power & Light
Natural Gas Missouri Gas Energy
Steam Trigen
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DESCRIPTION AND ANALYSIS OF THE IMPROVEMENTS

The following discussion of the improvements is based on our inspection which
occurred on September 29, 2002. My discussion of the utility and condition of the
improvements is expanded in the conservation area analysis to follow. Below is a
summary of the characteristics of the construction and use of the improvements on
the study area. I have not inspected the interior of the building improvements
included in the study area for the purposes of this report, but have previously
inspected many of the buildings Jocated within the study area.

The improvements in the study area include vacated buildings located at the SEC of
9% and Baltimore, 8" and Wyandotte, the New England Life Building, and the Farm
and Home Savings building among others. Also incleded is the Class A office
building at 120 West 12% Street, one of two premicr Class B buildings in the
downtown, Ten Main Center and a prominent downtown rchab, Mark Twain Tower.
Other rehab properties in the study area include the Dwight Building, Bumap
Ruilding and Board of Trade Building. These last three arc being renovated for
residential loft apartments.

The Hanover Building is undergoing renovation to residential loft apartments as well.
Also, the former First National Bank Building at the northeast comer of 10™ and
Baltimore is under renovation to become the new Main Branch of the Kansas City
Public Library. There are several small structured parking garages in the area and
three Jarpger garages. The larger garages serve 120 West 12" Street and Ten Main
Center.

The buildings in the study area present a wide range of utility and quality; both 15585
will be discussed in following sections of this report. :
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CONSERVATION AREA ANALYSIS
CONSERVATION AREA

DEFINED

Section 99.805(3) 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 territorial limits of a municipality in which fifty percent or more of
the structures in the area have an age of thirty-five ycars 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; cxcessive vacancies; overcrowding of structures and
community facilities; Tack of ventilation, light or sanitary facilities; inadequate
utilities; excessive land coverage; deleterious land use or layout; depre ciation
of physical maintenance; and lack of community planning. A conservation
area shall meet at least three of the factors provided in this subdivision for
projects approved on or after December 23, 1997.

The clements of the TIF statute provide the basis for determining whether the
Redevclopment Area constitutes a conscrvation Area. ‘The definition is vcomprised 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 to the public health,
safety, morals, or welfare due to its potential for blight, as exhibited by onc or more
of the potentially blighting factors listed in the preceding paragraphs. Throughout
this report we will refer to the study area photographs inc luded on pages 6-9.

IssUE I: IMPROVEMENT AGE

To qualify as a conscrvation area, the area described at least 50% of the
improvements must be 35 years old or older.

» The building improvements in the Library TIF area were constructed in
the period from 1890 to 1985. The life expectancy of these buildings
which include steel frame and concrete pancl construction to masonry and
post and beam construction ranges from 50 to 00 years. Site
improvements such as surface parking lots will have an economic life of 5
to 15 years.

» Life expectancy may be prolonged by rehabilitation or shortened by
changing functional standards attributed to changing tcchnology, changing
preferences of users, in this instance financial institutions and general

IRR PAGE3S
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office users, changes mandated by legislation particularly pertaining to life
safety and utility service requirements and general accessibility to the
handicapped. External obsolescence, changes in factors exiernal to the
building improvements can hasten the aging of the buildings as well. |
have relied on typical life expectancy characteristics cited in Marshall
Valuaiion Service as the basis for the economic life expectancy of the
improvemecnts.

There are 40 parcels included in the Library TIF district.  Of those 40
parcels 33 parcels are improved. The total land area, excluding streets and
alleys is approximately 13.26 acres based on my measurement of the plat
map. There are three improved parcels that are less than 35 years old.
These inclade 12 Wyandotte and Ten Main Center. The gross building
arca of the improvements newcr than 35 years totals 34% of the entire
pross building area of the study area. Ten Main Center was constsucted n
1968. By 2003, this property will be included among those 35 or more
years old. At that time, just 16% of the gross building area will bc newer
than 35 years.

Thus, the Library TIF area satisfics the age requirement that at least 50% of the
improvements be older than 35 ycars.

ISSUE 2: POTENTIAL BLIGHTING FACTORS

The conservation area is infended to preempt the deterioration of an area into
blight in citing the “potential” of blight that may be exiubited by one or a
combination of the following 14 fuctors. The following is a discussion of each of
the building improvements and the sitec improvements relative to the 14 factors.

FACTOR 1: DILAPIDATION

Wehster’s defines dilapidated as “decayed, deteriorated, or fallen into partial
ruin esp. through neglect or misuse”. I interpret this to pose the question of
structural soundness and is most germane to the unoccupied structures. Below
is our discussion of the individual buildings.

> I find evidence of dilapidation throughout the study area. Significant

examples of dilapidation to building improvements are represented by
Photograph Nos. 7 — 10. Example of dilapidation of site improvements
and infrastructure are represented by Photograph Nos. 11, 13, 14, 15, and
16.

TACTOR 2: OBSOLESCENCE

Functional obsolescence is a loss in value caused by a design problem as
viewed by today’s standards. Common examples arc outdated building
components or matcrials, an inefficient floor plan, mechanical inadequacies,
or an over-improvement for the present use. Extcrnal obsolescence is a loss in
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value caused by forces outside the property, such as a depressed ma rket,
noxious developments in the neighborhood, changes in land use or legislation,

ete.

» Class A and B office Buildings located within the Library District

include 120 West 12™ and Ten Main Center and are considered
functional office improvements by the market.

The former First National Bank Building ceased being a functional
office property many years ago. Presently, most banking activities
oceur in Class A and B office space or satellite customer service
centers. The need for extensive building space for pedestrian banking
service is gone. The former First National Bank Building served well
the necds of its owner and their clients for many years. However,
people now are more likely to conduct their banking on line, over the
phone, vr at a drive-through teller or ATM. The Former First National
Bank Building was designed and built 1o serve the needs of the
previous era in banking. Thus, the size, design, and finish of the
former First National Bank Building arc obsolete for the current needs
of a financial institution and also functionatly obsolete for general
office requirements because of the high ceilings, long and narrow
footprint, and column spacing.

The floor plates of all but 120 West 12" and Ten Main Center are
generally too small to accommodate the needs of the large office users
that are necessary to improve the occupancy and economics of the
downtown from its current condition.

There is a lack of structured parking in the area. The surface parking
areas arc an underutilization of the land. Furthermore many of the
existing parking structures in the area do not accommodate the larger
SUV’s that arc very popular. This may seem Insignificant; however,
the principals of the firms locating downtown will certainly consider
the safety, suitability, and convenience of the parking which they
expect as an amenity of their lease.

Extemnal obsolescence is demonstrated in the occupancy and market
rent analysis in the previous sections. There is a very large disparity
between the cost to acquire land and to building an office property
with adequate parking, and return from that investment based on the
pro forma net operating income. Class C vacancy rates are 10 or more
percentage points higher than Class A and B. Aside from the three
Class A and B office properties listed previously, the office space
the study area is Class C. There has been no new office construction
project or significant renovation project in the CBD to have occurred
without the benefit of TIF or tax abatcment in recent history.

IRR
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Specifically, external obsolescence s demonstrated  in  the
approximately 50% occupancy rate for Ten Main Center and the
numerous vacant and nearly vacant buildings in the arca. 1 estimate
there to be 10 vacant building within the study arca. This does not
include any of the buildings presently being redcveloped. While these
buildings do not comprise a large percentage of the total square
footage of the sludy area, the overall occupancy of the area is well
below that of the overall CBD.

FACTOR 3: DETERIORATION

'This factor is intended to address the level of the maintenance of the
improvements, and is difficult to segregate from the conclusions under Factor
1 and Factor 13. This potential blighting factor is best posed to the building
improvements which arc sti)] utilized, thus not yet dilapidated.

> For those office buildings, parking structures, and surface parking lots
that are still in wvse, 1 find there 10 be no significant evidence of
deterioration.

FACTOR 4: TLLEGAL USE OF INDIVIDUAL STRUCTURES

This factor addresses whether the existing use is in accordance with the
existing Use Regulations.

¥ The parcels under consideration here, as currently improved and or
used, do not adequately discourage vagrancy or litter. Furthermore,
the alleys are conducive:to public nuisance. | refer specifically to
Photograph Nos. 12, 14, 15, and 16.

FACTOR 5: PRESENCE OF STRUCTURES BELOW MINIMUM CODE
STANDARDS

» While I have not inspected the interior of the numerous buildings in
the study area, there is (he exterior appearance that the some of the
structures would not meet minimum code standards. As a practical
matter, each of the vacant buildings would likely have to have a
complete upgrade of HVAC, electric and life safety systems at a
minimum to accommedate new and productive use,

FACTOR 6: ABANDONMENT

» Some of the vacant buildings discussed under Factor No. 1 give the
appearance of abandonment. However, as taxes not significantly 11
arrcars, I do not consider them completely abandoned.
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FACTOR 7: EXCESSIVE VACANCIES

» My discussion of cconomic obsolescence under Factor No. 2 is
demonstrative of excessive vacancy.

FACTOR 8: OVERCROWDING OF STRUCTURES AND COMMUNITY
FACILITIES

» Overcrowding of structurcs and facilities is evident in that there 1s no
green space or significant exterior common area in the entire 13.26
acres comprising the Library TIF District.

FACTOR 9: LACK OF VENTILATION, LIGHT, OR SANITARY FACILITIES

» The lack of ventilation, light, or sanitary facilities was not evident
during our inspection of the exterior of the buildings. Additionally, we
have been inside most of the buildings included in the TIF area in the
recent past and did not find evidence of a lack of ventilation, light, or
sanitary facilities.

FACTOR 10: INADEQUATE UTILITIES

» The utilities serving the Library TIF District are adequatc for the
present and anticipated [uture needs.

FACTOR 11: EXCESSIVE LAND COVERAGE

¥ Excessive land coverage is evident in that there i1s no green space or
cven significant exterior common arca within the 13.26 acre study
arca.

FACTOR 12: DELETERIOUS LAND USE OR LAYOUT

Webster’s defines deleterious as “harmful often in a subtle or unexpected
way”.

» Land use and or layout do not in themselves create deletertous
conditions. However, the unauthorized and illegal use of some areas
within the study area does create a deleterious condition.

FACTOR 13: DEPRECIATION O¥ PIIYSICAL MAINTENANCE

% The physical maintcnance and condition of the buildings and site
improvements was discussed under Factor Nos. 1 and 3. As the
improvements age, the cost of maintaining an acceptable standard of
condition and occupancy increascs. Depreciation of physical
maintenance 15 lacking to a potentially blighting extent.
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FACTOR 14: LACK OF COMMUNITY PLANNING

» The planning and platting of the study area comprising the Library TIF
District is adequate and typical for an urban core.

CONCLUSION

I find that all of the building improvements at Library TIF District satisfy the age
qualification for a conservation area requiring at least 50% of the buildings to be over
35 years of age. Presently, 66% of the gross building square footage comprising
study area is over 35 years of age. This will change to 84% in 2003 when Ten Main
Center ages beyond 35 years. In addition to the age qualification, the study area
exhibits nine of the 14 potentially blighting factors.

The presence of the age qualification for a conservation area and nine of 14 of
the potential blighting factors indicates that the subject property is detrimental
to the public health, safety, morals, or welfare and may become a blighted area.
‘Therefore, I have determined the Library TIF Districts, as of September 29,
2002, is a Conservation Area as defined by the Missouri Tax Increment
Financing Statu(e, Section 99.805(3) R. . Mo.
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CERTIFICATION

I certify that, to the best of our knowledge and belief:

1.
2.

10.

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

‘The reported analyses, opinions, and conclusions are limited only by the reported
assumptions and limiting conditions, and is my personal, impartial, and unbiased
professional analyses, opinions, and conclusions.

1 have no present or prospective interest in the property that is the subject of this
report and no personal interest with respect to the parties tnvolved.

I have no bias with respect to the property that is the subject of this report or the
parties involved with this assignment.

My engagement in this assignment was not contingent upon developing or reporting
predetermined results.

My compensation for completing this assignment is not contingent upon a conclusion
that favors the cause of the client or the attainment of a stipulated result, or the
occuirence of a subscquent event directly related to the intended use of this
conservation area study.

My analyses, upinions, and conclusions werc developed, and this report has been
prepared, in compliance with.the requirements of the Code of Professional Ethics and
Standards of Professional Appraisal Practice of the Appraisal Institute, in conformity
with the Uniform Standards of Professional Appraisal Practice (USPAPF).

Kenncth Jaggers has made a personal inspection of the property that is the subject of
this report on September 29, 2002.

No onc has provided significant rcal property assistance to the person(s) signing this
certification.

1 have not relied on unsupported conclusions relating to characteristics such as race,
calor, religion, national origin, gender, marital status, familial status, age, and receipt
of public assistance income, handicap, or an unsupported conclusion that
homogeneity of such characteristics is necessary in reaching the conclusion as stated
herein.
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CERTIFICATION

11. It is my opinion that the subject does not include any enhancement as a resull of any
natural, cultural, recreational or scientific influences retros pective of prospective.

12. 1 have experience in similar consulting assignments and am in compliance with the

Competency Rule of USPAP.

13. The use of this report is subject to the requirements of the Appraisal Institute relating

to review by its duly authorized representatives.

/ -*_/ 7 A

Kenneth Jaggers

Senior Analyst

Certified General Real Estate Appraiser
Missouri Certificate #RA003190
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ASSUMPTIONS AND LIMITING CONDITIONS

In conducting this conservation afea study, we have assumed, except as otherwise noted
in our report, as follows:

0.

The title is marketable and free and clear of all liens, encumbrances, encroachments,
easements and restrictions. The property is under responsible ownership and
competent management and is available for its highest and best use.

There are no existing judgments or pending or threatened litigation that could affect
the value of the property.

There arve no hidden or undisclosed conditions of the land or of the improvements that
would render the property more or less valuable.

Our conservation area study is subject to the following limiting conditions, except as
otherwise noted 1in our report.

A conservation area study is inherently subjective and represents our opinion as to the
condition of the property.

The conclusions stated in our conservation area study apply only as of the effective
date of the conservation arca study, and no representation is made as to the effect of
subsequent evenls.

No changes in any federal, state or local laws, regulations or codes (including,
without limitation, the Internal Revenue Code) are anticipated.

No environmental impact studies were eithor requested or made in conjunction with
this conservation area study, and we reserve the right to revise or rescind any of the
valuc opinions based upon any subsequent environmental impact studies. If any
environmental impact statement is required by law, the conservation area study

_assumnes that such statement will be favorable and will be approved by the appropniate

10.

11.

12.

regulatory baodies.

I am not required to give testimony or to be in aticndance m court or any government
or other hearing with reference to the property without written contractual
arrangements having been made relative to such additional employment.

I have made no survey of the property and assume no responsibility in connection
with such matters. Any sketch or survey of the property included in this report is for
illustrative purposes only and should not be considered to be scaled accurately for
size. The conservation area study covers the property as described in this report, and
the areas and dimensions set forth are assumed to be correct.

No opinion is expressed as to the value of subsurface oil, gas or mineral rights, if any,
and we have assumed that the property is not subject to surface entry for the
exploration or removal of such materials, unless otherwise noted in our conservation
area study.

I aceept no responsibility for considerations requiring cxpertise in other fields. Such
considerations include, but are not limited to, legal descriptions and other legal
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14.

15.
16.

malters, geologic considerations, such as soils and seismic stability, and civil,
mechanical, electrical, structural and other engineering and environmental matters.

. Neither all nor any part of the contents of this report (esp ecially any conclusions as to

value, the identity of thc consultants, or any reference to the Appraisal Institute) shall
be disseminated (hrough advertising media, public relations media, news media or
any other means of communication (including without limitation prospectuses,
private offering memoranda and other offering matenal provided to prospective
investors) without prior written consent from Integra Realty Resources.

Information, estimatcs and opinions contained in this report, obtained from sources
outside of the office of the undersigned, are assumed o be reliable and may not have
been independently verified.

No consideration has been given to personal property Jocated on the premises.

The analyses contained in this report necessarily incorporate numerous estimates and
assumptions regarding property performance, gencral and local business and
economic conditions, the absence of material changes in the competitive environment
and other matters. Some estimates or assumptions, however, inevitably will not
materialize, and unanticipated events and circumstances may occur; therefore, actual
resulls achieved during the period covered by our analysis will vary from our
estimalcs, and the vartations may be matenial.

_The Americans with Disabilities Act (ADA) became effective January 26, 1992. |

have not made a specific survey or analysis of this property to determine whether the
physical aspects of the improvements meet the ADA accessibility guidelines. In as
much as compliance matches cach owner's financial ability with the cost to cure the
non-conforming physical characteristics of a property, we cannot comment on
compliance to ADA. Given that compliance can change with cach owner's financial
ability to cure non-accessibility, the value of the subject does not consider possible
non-compliance. Specific study of both the owner's financial ability and the cost o
cure any deficiencies would be needed for the Department of Justice to determine
compliance. o

. This conservation arca study has been prepared for the exclusive benefit Stinson

Morrison Hecker, LLP, 1201 Walnut, Suite 2800, Kansas City, Missourt. It may not
be nsed or relied upun by any other party. All parties who use or rely upon any
information in this report without our written consent do so at their own risk.

.T have not been provided with any evidence or documeniation as to the presence or

location of any flood plain areas and/or wetlands, Wetlands generally include
swamps, marshes, bogs, and similar areas. I am are not qualified to detect such areas.
The presence of flood plain areas and/or wetlands may affcct the value of the
property, and the value conclusion is predicated on the assumption that wetlands are
non-existent or minimal.
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1.

KENNETH JAGGERS

SENIOR ANALYST
Integra Realty Resources Kansas Clity

Mr. Jaggers has been with Integra Realty Resources, since May 1993, He started his career in
commercial real estate in 1987 as an investment officer with a subsidiary of Metropolitan Life in
Kansas City then in the Washington 1).C., and Boston, Massachusetts’s offices. In 1991, Mr.
Jaggers joined BankBoston and scrved as a review and field appratser for two years dutics
included quality control over real cstate valuation, and USPAP and internal compliance al two
acquired banks in Maine and Vennont.

In 1993 Mr. Jaggers returned to Kansas City as a Senior Analyst for Integra Realty Resources.
Since that time he has completed appraisals on commecrcial properties of all types, primarily for
institutional investors and for litigation support. Mr. Jaggers is licensed in Missouri, Kansas, and
Nebraska and has completed appraisal assignments in 22 states.

Mr. Jaggers specializes in performing blight studics, market and feasibility studics and other
consulting assigmnents for public and private scctor clients. Recent successes include consulting
projects for scveral local municipalities — Kansas City, MO, Grandview, MO; and Parkville,
MO. Mr. Jaggers has expertise in providing fcasibility analyses for local municipalities involved
in Tax Increment Financing (TIF), Transportation Development District Financing, and tax
abatement projects, and has been instrumental in bringing 20 such projects to close in the past
three years. Mr. Jaggers recently completed work on eight separate consulting assignments for
the Land Clearance Redevelopment Authority to provide gap in financing and investor yield
analysis on several different property types. Mr. Jaggers is also well-versed in the areas of
Section 42 Low Income Housing Tax Credits and Ilistoric Preservation T'ax Credits.

One of Mr. Jaggers’ most significant assignments was for a private sector client, performing the
feasibility analysis of a 436-acre redevelopment tract in Clay County, Missouri. The plan
included 400 acres of industrial lang, 30 acres of multi-family land, and 96 acres of rentable
underground space with an anticipated absorption peried of approximately 20 years.

Mr. Jaggers is an associate of the Appraisal Institute ané a member of the Kan sas City Chapter of
the Appraisal Institute. Hc graduated in 1983 from Chadron State College in Nebraska with a
Bachelor of Arts in Economics and Marketing.
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INTEGRA REALTY RESOURCES, INC.
CORPORATE PROFILE

Integra Realty Resources, Inc. is a leading national commercial valuation and counseling firm with Corporate
Offices in New York City. With 45 offices in 28 states, Integra is the largest property valuation and
counseling firm in the United States that is independent of brokerage, accounting and financial services
activities. Integra was created for the purposc of combining the intimate kinowledge of well-cstablished local
offices with the puwerful resources and capahilities of a national company. Integra’s local offices have an
average of 20 years of service in the local market. A Managing Director with an average of 25 years of deep-
rooted valuation and counseling cxperience in the local market leads each office.

Integra Realty Resources, Inc. has over 120 professionals who hold the Appraisal Institute’s MAI
designation, of which 23 are CRE members of The Counselors of Real Estate. In addition to having expertise
in the standard commercial property types, the firm has an extensive track record in specialty property
classes including regional malls, hotels, health care facilities, golf courses, and pipeline rights-of-way.
Integra also has a wealth of experience in market and feasibility studies, property tax consulting, litigation
support, and machinury and equipment and business valvation.

A listing of Integra's local offices and their Managing Dircelors follows:

ATLANTA, Gd = J. Carl Schuitz, Jr., MAI, SRA, CRE MEMPIIS, TN - J. Walter Allen, MAI
ATLANTIC COAST NEW JERSEY — Anthony 8. Graziano, MAI CRE MIAMI. FL - Michael Y. Cannon, MAL, SKA, CRE

BALTIMORE, MD — Patrick C. Kerr, MAI SRA
EIRMINGHAM, AL — O. Lonnie Tidwell, MAIL SRA4, CRE
BOSTON, MA = David L. Cary, MAI SRA, CRE ’
CHARLOTTE, NC— Fitzhugh L. Stout, MAL, CRE
CHICAGO, It — Gary K. DeClark, MAIL CRE

C CHICAGO, 1L - J. Scou Patrick, MAI

CINCINNATL, OH - Gurv 8 Wright, MAL SRA
COLUMBIA, SC  Michael B. Dodds, MAI, CCIA
COLUMBUS, OH - Eric E. Belfrage, MAI, CRE
DALLAS, TX - Charles A. Bissell, MAI, CRE
DENVER, CO — Brad A. Weiman, MA!
DETROIT, M Jay I.. Messer, MAI

EUGENE, OR — Roxamme R. Gillespie, MAI

FORT MYERS, FL — Wovdward S. Hanson, MA{, CRE, CCIM

FORT WORTH, TX — Benjamin D. Loughry. MA!
HOUSTON, TX — David R. Dominy, MAI
INDIANAPOLIS, IN — Michae! C. Ludy, MAI, SRA, CCIM
KANSAS CITY, MO/KS — Kevin K. Nunnink, MAI

LAS VEGAS, NV .. Shelii 1. Lowe, MAI SKA

LOS ANGELES, CA — John (G, Ellis, MAT

LOUISVILLE, KY - Lin E. Bell, MAL SRA, CCIM

MILWAUKEFE, Wi - Gary K. DeClark, MAF, CRE
MINNEAPOLIS, MN — Alan P. Leirness, MAL CCIM
MORGANTOWN, Wi’ — Thomas A. Motta, MAlL CRE
NASHVILLE, TN — R. Paul Peruteltt, MAL SRA

NEW YORK, NY - Raymand T. Cirz, MAI CRE
NORTHERN NEW JERSEY — Rarrv J. Krauser, MAI, CRE
ORANGE COUNTY, CA — D Man Marschall, MAI
ORLANDO, Fl. — Michael 8. Sorich, MAl, CRE
PHIILADELPHIA, P4 — Josepk D). Pasquarella, MAI, CRE
PHOENIX, AZ — Walter Winius, Jr., MAI, CRE
PITTSBURGH, PA — Pawl D. Griffith, MA!

PORTLAND, OR - Gerald L. Curiis, MAI SRA
RICHMOND, VA - Robert E. Coles, MAI CRE
SACRAMENTQ, CA  Svott Beebe, MAI

SAN ANTONIOQ, TX ~ Martyn C. Glen, MAI CRE, FRICS
SAN DIEGO, CA — Lance W. Daré, MAI

SAVANNAH, GA — J. Carl Schultz, Jr, MAI SRA, CRE
TAMPA, FL — Bradford L. Joknson, MA!

TULSA, OK — Robert E. Gray, MA/

WASHINGTON, DC - Patrick C. Kerr, MAI SRA

Corporate Office
Sean P. Hutchinson, President
George G. Ward, MAI, Vice President
3 Park Avenue, 39th Floor, New York, NY 10016-5902
(212) 255-7858; (646) 424-1869 Fax; F-Mail: Integra@irr.com

Visit our web site at www.irr.com
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DRAFT
As of 9/25/02

TRANSACTION SUMMARY
Library Garage- Missourt Development Finance Board (MDFB)
September 25, 2002

Note: The foilowing transaction summary is intended for convenience only, and nothing herein
shall modify or otherwise change the terms, covenants and conditions of the original documents.
Reference should be made to the original documents for additional terms and details.

REQUEST A proposal to acquire land and build a parking garage and surface
parking lot on the current surface lot at the northwest corner of
Baltimore and 10" Street, Kansas City, Missouri.

PREAMBLE It is the intent of MDFB, DLPG, LLC and the Kansas City Urban Public
Library District (Library) to promote the renovation and revitalization of
the area surrounding the renovated former 1* National Bank Building
into the Library and its new garage, referred to as the Library District.
These common efforts inciude providing an environment that promotes
residential units, offices, Library and its patrons.

Add economic development for the City and State, etc.

All agreements, policies, rules and regulations will be viewed in this
intent. To insure that this intent is followed, all interpretations will be
referred to the Library District Advisory Board for resolution.

DEVELOPER DLPG, LLC
PRCJECT MANAGER MC Real Estate Services, inc.
OWNERS

Pre transaction
Kansas City Missouri Public Library owns:
- Fee simple of the northwest corner of Baltimore and 10" Street

Post Transaction
Missouri Development Finance Board (MDFB) would purchase
- Fee simple of the northwest corner of Baltimore and 10" Street

PROJECT DESCRIPTION - DLPG, LL.C would build a 460 space parking garage and an
adjacent surface parking lot with 25 spaces on the northwest
comer of Baltimore and 10" Street

- Green/open spaces on the south side of the garage and
streetscapes adjacent to the garage and the Library Building

Page 1 of 5
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The project would cost $10.425 million

PROPOSED OCCUPANCY 3™ Quarter 2003

TERMS Prior to the start of construction, MDFB would purchase the fee simple
ground for $2.0 million from the Library

DLPG, LLC and the MDFB will have a Development Agreement with
the following major provisions:

The garage would be a Design Build Project

The design would include a green/ open space on the south side
adjacent to 10" St.

The Project's construction portion would commence upon
execution of the Agreement

MDFB will have a professional parking company manage and
operate the garage and surface lot. The Garage Operating
Agreement would set the standards as to the level of
maintenance of the facility. The MDFB will operate the garage as
a Class "A” parking facility.

MDFB will agree to include a reserve maintenance fund to
provide for maintenance of the garage

MDFB may consider to include the site in the Downtown
Coungcil's Community Improvement District and pay the
corresponding assessment. The MDFB is exempt from such
payments, as a state agency, but can elect to pay the
assessment.

MDFB and the City will execute a tax credit agreement that will
include the provision for the City to have the responsibility and
ability to enforce local faws, codes, and ordinances on the
garage property.

One option available for the maintenance and enhancement of
the greenspace is for the MDFB to lease the green/open space
on the south side of the Garage adjacent to 10" St. to DLPG,
LLC or the Library with the rights of assignment. .
Question: who will pay for this maintenance? Shouldn’t the
garage?

Library will enter into a lease with MDFB with the following major
provisions:

Long term lease (99years)

Parking Spaces:

50 spaces at no cost, designated for Library use. Location of
spaces nearest to the Library, subjetc to Library approval.

Page 2 of 5
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DRAFT
As of 9/25/02

- 100 spaces at $45.00 per month for Library staff parking.
Location can be at Operators discretion subject to Library
approval. The $45.00 per month rate shall be subject to an
annual increase of 50% of the CPI-U not fo annually exceed
$4.00 per month per space.

- A minimum of 50 spaces, with an option for 50 more at market
cost, presently $75.00 for Library patrons. Location to be nearest
to Library subjetc to approval by Library. The Library, upon 80
days naotice, can obtain or return up to 50 designated Library
parking spaces.The rate shall be subject to an annual increase
of 50% of the CPI-U not to annually exceed $4.00 per month per
space. Alternately, the Library may elect to aliow the Operator
to keep all revenue from a portion of the spaced designated for
Library Patrons and, in turn, the Library would pay rent for those
spaces.

- Libray spaces, other than staff parking, used for hourly parking

- bipLabyate gigtrates! shypdbeerearathtenBrivhanus i bbykinardoe as
shevaidnvlltwird] PiddpFreaF bpnthe Library.

- An option at a later date to purchase the garage at the
unamoritized amount of the $3,400,000 tax credits issued plus
an annual return of 7?%.

- MDFB wilt establish a maintenance and repair fund that will be
initially funded with $200,000. Every year thereafter the garage
will contribute to the fund from Operating Revenue at the rate of
$70 per space or 8 % of the annual net operating income,
whichever is greater.

- MDFB will include in the Garage operator's contract -
requirements for an Annual Inspection and Repair and
Maintenance Report for the garage. This Inspection and Report
will be completed by a structural engineer, licensed in the State
of Missouri and approved by the Library, and maintenance
personnel (who's??) who would inspect all components of the
garage. The MDFB will implement the recommendations of the
Repair and Maintenance Report.

- The Operator shall coordinate with the Library for the Library’s
special events.

. The Garage Operator shall be subject to the Library’s approval.
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SPECIAL PROVISIONS

GOVERNMENTAL
INCENTIVES

FINANCING

. DRAFT
As of 9/25/02

- Hours of Operation shall be coordinated with the Library's hours
of operation.

- Project signage and/or monument signage shall be coordinated
with and subject to the Library’s approval.

- Adequate security shall be provided by Operator including
lighting, alert stations and other security systems and methods.

- The garage and surface parking lot will provide parking for the Library's

employees, users and visitors. In addition, the parking will be available
to the public at market rates.

i the University/KC Club desires to connect their building to the
garage, the University/KC Club will pay all costs associated with it

DLPG, LLG, will coordinate project's design with the Library and
MDFB.

The incentives are

- MDFB tax credits of $3 4 million based on $6.8 million of
contributions, allocated $1.4 million in CY 2002 (donations of
$2.8 m) and $2.0 million in CY 2003 (donations of $4.0 m).

- City of KCMO would allocate $2.5 million of PIAC funds, in FY
2005-6 of $1.5 million and in FY 2006-7 of $1.0 million

The garage would be financed by:

Donations of $6.8 million, which will generate $3.4 million in tax
credits.

- The City of KCMO would allocate $2.5 million of PIAC funds, in
FY 2005-6 of $1.5 million and FY 2006-7 of $1.0 million. A short
term loan will be needed until these funds are received.

- $1,125,000 in long term debtsecured by Garage Operations and
TIF revenues.
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PROPOSED TIF

DRAFT
As of 9/25/02

An altemate to the above

MDFB would issue “Lower Fioater Bonds” for $10,425,000,
backed by a Letter of Credit:

Bond Portion A- $6,800,000 untif all donations received
Bond Portion B- $2,500,000 until PIAC funds received
Bond Portion C- $1,125,000 long term debt, 20 years,
secured by operations and TIF revenues.

- Garage revenue will be used to first cover operations,
maintenance reserve then to debt service and then to reduce the
$3,400,000 in tax credits issued

Library District Tax Increment Financing (T!F) district has been
submitted to the City of Kansas City. The district includes the library
building and garage and other surrounding buildings. One of the main
purposes of the TIF proceeds would be used to back the long term debt
on the garage. This will serve as the “but for” requirement of the TiF
district.

HF revenues will be used to improve streetscape and other
enhancements throughout the TIF district.
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EXHIBIT 12

ACQUISITION

No acquisition is anticipated.






EXHIBIT 13

RELOCATION ASSISTANCE



(2)

EXHIBIT 13
RELOCATION ASSISTANCE PLAN

Dchinitions.  The iollowing terms, whenever used or referred to herein, shall

have the following meanings:

(b)

(1) Designated Qccupants. "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 hy the Department
of Housmg and Commumty Development of Kansas City, Missouri.

{it) Displaced Business. "Displaced Business" shall mean any business that
moves from real property within the development arca 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, aiteration or repair of said property, by the Tax
Increment Financing Commission pursuant to RSMo. 99.800 el. seq., as amended.

(111) Displaced Occupant. "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, alleration or repair of said property, by the Tax
Increment Financing Commission pursuant to RSMO. 99.800 et. seq., as amended.

{1v) Handicapped Qccupant. "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 blood or marniage 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 admitled 10 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
courl, 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 singular
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 shall provide for the following:
1) Payments (o 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 premiscs by the developer, its assigns or



any person seeking acquisttion powers under the Tax Increment Financing plan
pursuant to RSMo. 99.800 et. seq., as amended; and

(1) Program for identifying needs of displaced occupants and displaced
businesses with special consideralion given to incomge, age, size of family, nature of
business, availability of suitable replacement facilities, and vacancy rales of
affordable facilities; and

(111) Program for referrals of displaced occupants and displaced businesses with
provisions for a minimum of three (3) suitable referral sttes, 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
busmesses, prior to the date such displaced occupant or displaced business i1s
required lo vacate the premises; and amrangements for iransportation to inspcet
referral sites to be provided to designated occupants.

(1v) 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 1 subsections (d), (¢) and () below to any
displaced occupant or displaced business affected by said reduction in time.

(d) Payments to Occupants. All displaced occupants cligible for payments under
subsection (¢)(1) hercof shall be provided with relocation payments based upon one of the
following, at the option of the occupant:

(1) A $500.00 payment to be paid at least thirty {30) days prior to the date the
occupanl is required to vacale the premises; or

(11) Actual reasonable costs of relocation including actual moving costs, utility
deposits, key deposils, slorage or personal property up to one month, utility transfer
and connection fees, and other initial rehousing deposits including first and last
month's rent and secunty deposit.

{e) Handicapped Displaced Occupant Allowance. In addition to the payments
provided 1n subsection (d) hereof, an additional relocation payment shall be provided to
handicapped displaced occupants which shall equal the amount, if any, nccessary to adapt
a replacement dwelling lo substantially conform with the accessibility and usability of
such occupant's prior residence, such amount not to exceed Four Hundred Dollars
($400.00).

(£ Payment to Businesses. All displaced businesses eligible for payments under
subsection (c)(1) hereof shall be provided with relocation payments based upon the
following, at the oplion of the business:

(1) A $1,500.00 payment to be paid at least thirty (3() days prior to the datc
the business is required to vacate the premises; or

(i1} Actual costs of moving including costs for packing, crating, disconnecting,
dismantling, reassembhing and installing all personal equipment and costs for
relettering signs and replacement stationery.

() Waiver of Payments. Any occupant who is also the owner of premises and any
business may watve their relocation 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.

(h) Notice of Relocation Benefits. All occupants and businesses eligible for
relocation benelits hereunder shall be notified 1 writing of the availlability of such
relocation payments and assistance, such notice to be given concurrent with the notice of
referral sites required by subsection (c)(iii) hereof.

(1) 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 addresscs 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.

) Mimimum Requirements. The requirements set ouat herein shall be considered
minimum standards. In reviewing any proposed redevelopment plan, the Commission
shall detenmine the adequacy of the proposal and may require additional elements to be
provided therein.
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REDEVELOPER AFFIDAVIT



