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I. Introduction

This Second Amendment to the Grand Boulevard Corridor Tax Increment
Financing Plan (the “Second Amendment™) shall change the Grand Boulevard Corridor
Redevelopment Plan (the “Plan”) as approved by the Ordinance No. 961441 on .
November 26, 1996 (referred to herein as the “Plan”™), and subsequently amended by the
Ordinance No. 971516 on November 6, 1997 (referred to hercin as the “First
Amendment”) so as to provide for (i) the separation of existing Project Area K into two
new Project Areas K1 and K2; and (ii) the separation of cxisting Project Arca L into two
new Project Areas L1 and L2. Project Area K1 calls for the redevelopment of the
existing 50,000 square fool Western Union Building (o provide for approximately 12,000
square feet of commercial/retail use on the ground level, with 38,000 square feet of office
space on the upper three floors of the building. Project Area L1 calls for the
* beautification of two surfacc parking lots within the Redevelopment Arca. TIF revenues
generated by the projects will be used to reimburse costs of building renovation, upgrade
and modernization, and restoration of the exterior fagade lo its original configuration.
Revenues will also be used to reimburse costs of streetscape and surface parking lot
improvements.

The intent and substance of the Grand Boulevard Corridor TIIF Plan and its

subscquent First Amendment remain unchanged other than thosc rcvisions spccnﬂcally
mentioned herein.

I. Specific Plan Text Amendments

In accordance with this Second Amendment, the Plan ghall be amended as
follows:

Amendmenf No. 1: Section II1.A., The Plan.

Revise Section III.A. of the Plan, entitled “The Plan,” by adding the following
language aficr the sccond sentence of the first paragraph:

Projecet Areas K1 and L1 will provide for the redevelopment of the existing 50,000 square
foot Western Union Building for office and retail use, and the beautification of two
surface parking lots. TIF revenues generated by these projects will be used to reimburse
costs of building renovation, streetscape enhancements, and surface parking lot
improvements,



Amendment No. 2: Section II1.C., Project Improvements

Revige Section III.C. of the Plan by adding the following langnage to the end of
the end of the last paragraph:

The Project Improvements for Projects K1 and 1.1 will consist of approximately 12,000
square feet of renovated restaurant/retail space on the first floor of the Western Union
Building and approximately 38,000 square feet of renovated office space, along with the
beautification of two surface parking lots, as shown on Exhibit 2.

Amendment No. 3: Section I11.D., Redevelopment Projects

Revisc Scction 11D, of the Plan by deleting the entire section and inserting the
following in its stead:

Redevelopment Projects. The Project Improvements and other redevelopment activities
will be undertaken in a series of fifteen (15) redevelopment projects (the “Redevelopment
Projects”), each of which will be separately approved by ordinance in conformance with
the Act. The Redevelopment Project Areas arc described in Exhibit 1B. Construction
and employment information for each Redevelopment Project is set forth in Exhibit 4.

Amendment No. 4:  Section ITLE., Estimated Date of Completion

Revise Section IILE. of the Plan by adding the following after the first sentence of
the paragraph:

Construction of the improvements in Project Areas K1 and L1 is expected to be
completed in 2003,

Amendment No. 5:  Section IV.A., Estimated Redevelopment Project Costs.

Revise Section TV.A. of the Plan by adding the following after the first sentence
ol the {irst paragraph:

Redevelopment Project Costs for Projects K1 and L1 are estimated to be approximately
$4,700,000, of which an estimated $1,743,768 will qualify as Reimbursable Project
Costs.



Amendment No. 6: Section IV.B., Anticipated Sources of Funds.

Revise Section IV.B. of thc Plan by deleting the section and inserting the
following in its stead:

UMB will construct all Project Improvements in Projects Cl and C2 and will seek
reimbursement of eligible Redevelopment Project Costs from the Special Allocation
Fund as Payments in Lieu of Taxes and Economic Activity Taxes become available.
Anticipated sources and amounts of funds to pay eligible Redevelopment Project Costs
for Project C and Projects K1 and L1 are shown on Exhibit 7.

Amendment No. 7: Section I'V.C., Payments in Lieu of Taxes.

Revise Section IV.C. of the Plan by adding the following after the last sentence of
the first paragraph:

The total anticipated Payments in Lieu of Taxes generated by Projects K1 and L1 are
estimated to be $1,970,012, as shown 1 detail on Exhibit 8A. For Projects K1 and L1, it
is assumed that the assessed valuation will increase at a rate of 1% cvery other year, with
no levy increascs.

Amendment No. 8: Section IV.D., Economic Activity Taxes.

Revise Section IV.D. of the Plan by adding the following after the last sentence of
the first paragraph:

The estimated Economic Activity Taxes generated by Projects K1 and L1 are
approximately $3,410,906. Fifty percent (50%) of the total local Economic Activity
Taxes for Projects K1 and L1, or approximatcly $1,705,453 will be made available for
deposit into the Special Allocation Fund in conformance with the TIF Act and will be
made available upon annual appropriation to pay eligible Redevelopment Project Cosls
associated with Projects K1 and L1. Those Economic Activity Taxes available to pay
Project K1 and Project L1 costs are shown in detail on Exhibit 8.

Revise Section IV.D. of the Plan by adding the following language after the last
sentence of the second paragraph:

For Projects K1 and L1, it is assumed that the anticipated Economic Activity Taxes will
increase due to inflation at a rate of 3% cvery year.
Amendment No. 9: Section V., Most Recent Equalized Assessed Valuation.

Revise Section V of the Plan by adding the following after the last sentence of the
first paragraph:



P

The initial equalized assessed valuation for Project Areas K1 and L1 for 2002 is
$167,765 on land and $18,806 on improvements.

Amendment No. 10: Section VI., Estimated Equalized Assessed Valuation
after Redevelopment. )

Revise Section VI of the Plan by adding the following after the last sentence of
the section:

The estimated equélizcd assessed valuation after redevelopment and the resulting
Payments in Lieu of Taxes for Project Areas K1 and L1 are shown on Exhibit 8.

IT1. Plan Exhibit Amendments

Amendment No. 11: Delete Exhibit 1.B. of the Plan, entitled “Legal
Descriptions-Redcevelopment Project Areas,” and insert the revised Exhibit 1.B., attached
hereto, in its stead.

Amendment No. 12: Add the attached “Projects K1 and Lt — Site Plan™ as a
supplement to Exhibit 2 of the Plan, entitled “Site Plan.”

Amendment No. 13: Add the attached “Projects K1 and L1 — Construction
Totals” as a supplement to Exhibit 4.A. of the Plan, entitled “Construction and
Employment Information — Construction Totals By Project Arca.”

Amendment No. 14: Add the attached *“Projects K1 and L1 — Employment
Information™ as a supplement to Exhibit 4.B. of the Plan, entitled “Construction and
Employment Information — Employment Totals By Project Area.”

Amendment No. 15: Add the attached “Projects K1 and L1 - Estimated
Redevelopment Schedule” as a supplement to Exhibit 5 of the Plan, entitled “Estimated
Redevelopment Schedule.”

Amendment No. 16: Add the attached “Projects K1 and L1 — Eslimated
Redevelopment Project Costs™ as a supplement to Exhibit 6 of the Plan, entitled
“Estimated Redevelopment Project Costs.”



Amendment No, 17 Add the attached “Projects K1 and L1 — Sources and Uses
of Funds™ as a supplement to Exhibit 7 of the Plan, entitled “Sources and Uses of Funds.”

Amendment No. 18: Add the attached “Estimated Annual Increases in Assessed
Value and Resulting Payments in Lieu of Taxes and Projected Economic Activity Taxes -
Projects K1 and L1” as a supplement to Exhibit 8 of the Plan, entitled “Estimated Annual
Increases in Assessed Value and Resulting Payments in Lieu of Taxes and Projected
Economic Activity Taxes.”

Amendment No. 19: Add the attached “Evidence of But For — Projects K1 and
L1” as a supplement to Exhibit 9 of the Plan, entitled “Evidence of But For.”

Amendment No. 20: Add the attached “Redeveloper Proposal for Projects K1
and L1” as a supplement to Exhibit 11 of the Plan, entitled “Summary of Redeveloper
Proposal.” o

Amendment No. 21: Add the attached “Cost-Benefit Analysis - Projects K1 and
L1” as Exhibit 14 to the Plan.

Amendment No. 22: Add the attached “Developer’s Affidavit - Western Union
Building Project” as Exhibit 15 to the Plan.



Amendment No. 11

EXHIBIT 1.B.
Legal Descriptions-Redevelopment Project Areas



EXHIBIT 1.B.
PROJECT AREA LEGAL DESCRIPTIONS:

Project C1:

Beginning at the intersection of the center line of 11™ Street and the center line of Oak
Street; thence west along the center line of 117 Street to the center line of McGee Street;
thence north along the center line of McGee Street to the center line of 10% Sireet; thence
cast along the center line of 10™ Street to the center line of Oak Street; thence south along
the center line of Oak Street to the point of beginning, all included now and a part of
Kansas City, Jackson County, Missouri.

Project C2: '

Beginning at the intersection of the center line of 117 Street and the center line of McGee
Street; thence west along the center line of 11" Street to the center line of Grand
Boulevard; thence north along the center line of Grand Boulevard to the center line of
10T Street; thence east along the center line of 10™ Street to the center line of McGee
Street; thence south along the center line of McGee Street to the point of beginning, all
included now and a part of Kansas City, Jackson County, Missouri.

1t|'l

Project D:

Beginning at the intersection of the centerline of 11™ Street and the centerline of Walnut
Street; thence north along the center line of Walnut Strect to the centerline of 10™ Street;
thence east along the centerline of 10™ Street to the centerline of Grand Boulevard; thenee
south along the centerline of Grand Boulevard to the center line of 11" Street; thence
west along the centerline of 11™ Street to the point of beginning, all included now and a
part of Kansas Cily, Jackson County, Missouri.

Project E: :
Beginning at the intersection of the centerline of 11™ Street and the centerline of McGee
Streed; thence south to a line 12 feet south of and parallel to the south line of Lot 129,
SWOPES ADDITION; thecnce west along a line 12 feet south and parallel to the south
line of Lot 129, SWOPES ADDITION to the centerline of the north-south alley lying
between McGee Street and Grand Boulevard; thence north along the centerline of the
north-south alley lying between McGee Street and Grand Boulevard to the center line of
11™ Street; thence east along the centerline of 11™ Street to the point of beginning, all
included now and a part of Kansas City, Jackson County, Missouri.

Project F:

Beginning at the intersection of the centerline of Grand Boulevard and centerline of 1
Street; thence east along the centerline of 11™ Street to the centerline of the north-south
alicy lying between Grand Boulevard and McGee Street; thence south along the centerline
of the north south alley lying between Grand Boulevard and McGee Street (o the south lot
line of Lot 193, SWOPES ADDITION; thence west along the south lot linc of Lot 93,
SWOPES ADDITION to the centerline of Grand Boulevard; thence north along the

lth



centerline of Grand Boulevard to the point of beginning, all included now and a part of
Kansas City, Jackson County, Missourt.

Project G:

Beginning at the intersection of the centerline of 9™ Street and Grand Boulevard; (hence
south along the centerline of Grand Boulevard to the south side of the Ozark National
Building; thence west along the south side of the Ozark National Building to the
centerline of the north-south alley lying between Grand Boulevard and Walnut Street;
thence north along the centerline of the north-south alley lying between Grand Boulevard
and Walnut Street to the centerline of 9% Street; thence east along the centerline of gt
Street to the point of beginning, all included now and a part of Kansas City, Jackson
County; Missouri.

Project H:

Beginning at the intersection of the centerline of 8" Street and the centerline of Grand
Boulevard; thence north along the centerline of Grand Boulevard to the centerline of
Admiral Boulevard; thence east along the centerline of Admiral Boulevard to the
centerline of McGee Street; thence south along the centerline of McGee Street to the
centerline of 8" Street; thence west along the centerline of 8™ Street to the point of
beginning, all included now and a part of Kansas City, Jackson County, Missouri.

Project 1:

Beginning at the intersection of the centerline of 8" Street and the centerline of Walnut
Street; thence north along the centerline of Walnut Street to the centerline of 70 Street;
thence east along the centerline of 7™ Street to the centerline of Grand Boulevard; thence
south along the centerline of Grand Boulevard to the centerline of 8% Street; thence west
along the centerline of 8™ Street to the point of beginning, all included now and a part of
Kansas City, Jackson County, Missouri.

Project J: .

Beginning at the intersection of the centerline of Admiral Boulevard and the centerline of
Grand Boulevard; thence north along the centerline ol Grand Boulevard to the centerline
of 6th Street Trafficway; thence east along the centerline of 6™ Street Trafficway to the
centerline of McGee Street; thence south along the centerline of McGee Street to the
cenlerline of Admiral Boulevard; thence west along the centerline of 8™ Street to the
point of beginning, all included now and a part of Kansas City, Jackson County,
Missouri,

Project K1:

The south 37 feet and 9 inches of Lot 4, and all of Lots 5 and 6, McDaniel's Addition to
the City of Kansas (now Kansas City), in Jackson County, Missouri, except the portion
theretofore taken tn widening street, said premises being [urther therein described as a
tract of ground in the Northeast corner of 7% and Walnut Streets in said city, extending a
distancc of 109.99 feet on Walnut Street, and a distance of 127 feet on 7™ Street from



Walnut Street Eastward to the alley, according to the recorded plat thereof and including
to the centerline of all abutting streets and alleys,

Project K2:

Beginning at the intersection of the centerline of 7% Street and the centerline of Walnut
Street; thence north along the centerline of Walnut Street to the centerline of 6™ Street
Trafficway; thence east along the centerline of 6™ Street Trafficway to the centerline of
Grand Boulevard; thence south along the centerline of Grand Boulevard to the centerline
of 7" Street; thence west along the centerline of 7" Strect to the point of beginning, all
included now and a part of Kansas City, Jackson County, Missouri;

EXCEPT,

The south 37 feet and 9 inches of Lot 4, and all of Lots 5 and 6, McDanicl's Addition to
the City of Kansas (now Kansas City), in Jackson County, Missouri, except the portion
theretofore taken in widening street, said premises being further therein described as a
tract of ground in the Northeast comer of 7" and Walnut Streets in said city, extending a
distance of 109.99 fcet on Walnut Street, and a distance of 127 feet on 7™ Street from
Walnut Street Eastward to the alley, according to the recorded plat thercof and including
10 the centerline of all abutting streets and alleys.

Project LL1:

Lot 11, 23 and 13, and the south 8 feet of Lot 14, Block 8, McDaniel's Addition, a
subdivision in Kansas City, Jackson County, Missouri, except that part in streets and
except that part of Lot 14 lying northerly of the encroachment line as described and
shown on memorandum of agreement recorded under document No. A-6888006, in book
B-3481, at Pagc 349, and including to the centerline of all abuiting streets and alleys;

And,

All of Lots 15, 16 and 17 and the south half of Lot 18, and that part of Lot 14 lying
northerly of the encroachment linc as described and shown on memorandum of agreement
recorded under document No. A-688806, in Book B-3461, at page 349, all being in Block
8, McDaniel's Addition, a subdivision in Kansas City, Jackson County, Missouri, and
mncluding to the centerline of all abutting streets and alleys.

Project L2:

Beginning at the intersection of the centerline of 6™ Street Trafficway and the centerline
of Walnut Sireet; thence south along the centerline of Walnut Street to the centerline of
7% Street; thence west along the centerline of 7' Street of the centerline of the north-
south alley lying between Main Street and Walnut Street; thence north along the
centerline of the north-south alley lying between Main Streel and Walnut Street to the
centerline of 6™ Street Trafficway ; thence east along the centerline of 6™ Stroct
Trafficway to the point of beginning, all included now and a part of Kansas City, Jackson
County, Missouri;



EXCEPT,

Lot 11, 23 and 13, and the south 8 feet of Lot 14, Block 8, McDaniel's Addition, a
subdivision in Kansas City, Jackson County, Missouri, except that part of Lot 14 lying
northerly of the encroachment line as described and shown on memorandum of agreement
recorded under document No. A-688806, in book B-3481, al Page 349 and including to
the centerline of all abulting streets and allcys;

And

All of Lots 15, 16 and 17 and the south half of Lot 18, and that part of Lot 14 lying
northerly of the encroachment line as described and shown on memorandum of agreement
recorded under document No. A-688806, in Book B-3461, at page 349, all being in Block
8, McDaniel's Addition, a subdivision in Kansas City, Jackson County, Missouri, and
including to the centerline of all abutiing streets and alleys.



Amendment No, 12

EXIIIBIT 2
Projects K1 and L1 ~ Site Plan
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Amendment No. 13

EXHIBIT 4.A.
Projects K1 and L1 — Construction Totals



PROJECT AREAS K1 & L1 - CONSTRUCTION TOTALS




Amendment No. 14

EXHIBIT 4.B.
Projects K1 and 1.1 — Employment Information



PROJECT ARFEAS K1 & L1 - EMPLOYMENT INFORMATION

$4,560,000




Amendment No. 15

EXHIBIT 5
Projects K1 and L1 — Estimated Redevelopment Schedule



PROJECTS K1 & L1
ESTIMATED REDEVELOPMENT SCHEDULE

|

ACQUISITION

DEMOLITION

RENOVATION

CONSTRUCTION

COMP'LETE

).

- Projects K1 & L1

2002

N/A

Fall 2002

N/A

Fall 2003

L




Amendment No. 16

EXHIBIT 6
Projects K1 and L1 — Estimated Redevelopment Project Costs



Estimated Redevelopment Project Costs
Projects K1 & .1
Weslern Union Building
100 E. 7% Street

PROJECT EXPENSES AMOUNT TIF REIMBURSABLE COSTS
Building Acquisition $ 850,000

Building Improvements | 2,020,000 $ 1,396,460I
Surface Parking Acquisition | 530,000

Parking Lot Improvements 147,308 147,308
Miscellaneous and Contingency 270,692
Architectural/Engineering/Legal/ Appraisal 110,000 110,000
Boring/ Suweyfﬁnﬁronmental 50,000 50,000
Permits/Fees/Insurance 15,000 - 15,000
Title/Recording 15,000

Inspections/Disbursements 5,000 5,000

TIF Commission Expenses 20,000 20,000
Leasing Fee 200,000

Interest Holdback 200,000

Real Estate Taxes 17,000

Development Fee (5% of Projcct Costs) 250,000

TOTAL PROJECT COSTS $ 4,700,000 $ 1,743,768

'Exterior repairs of $718 487 plus elevator, mechanical, electrical and conveying system.

Note: Estimated project costs reflected in this schedule do not include the cost of financing reimbursable project costs. For the
purposes of this Amendment, the financial projections for the Western Union Building Project assume a 9% rate of interest to be paid
by the TIF Commission on any deferred reimbursements to the Developer due to a delay in the flow of TIF revenues. This rate may
differ from the actual intcrest rate to be reimbursed by the Commission, as the Commission agrees to pay only the actual financing
costs for reimbursable project costs that are incurred by the Developer. All reimbursements are subject to the availability of TIF
revenues.

In addition, the Commission has determined that certain cxpenses of the Commission which are not direct project costs are
nonetheless reasonable and necessary for the operation of the Commission and arc incidental costs to the project. These incidental
costs will be recovered hy the Commission from the Special Allocation Fund in an amount not to excecd five percent (5%) of the
PILOTS und Evonomic Activity Taxes paid annually into the fund. This amount will be figured prior to allocation of any other
reimbursable costs,



Amendment No. 17

_ EXHIBIT 7
Projects K1 and L1 — Sources and Uses of Funds



Exhibit 7
Supplement

Sources and Uses of Funds for all Estimated Redevelopment Project Costs
Projects K1 and L1

A. SOURCE OF FUNDS FOR ALL
ESTIMATED REDEVELOPMENT PROJECT COSTS

1. Estimated Amount of Reimbursable
Costs from PILOTS and Operation
and Activity Taxes within proposed
Redevelopment Project Areas $ 1,743,768

2. Estimated Private Investment and
other Sources within proposed

Redevelopment Project Areas $ 2,956,232
TOTAL $4,700,000
B. BONDS

The total estimated amount of PILOTS and Economic Activity Taxes over twenty-
three years available to reimburse project costs under the Act is approximately
$3,491,692. The Commission may dedicate part or all of this amount to help support
the issuance of bonds to defray the cost of the projects.



Amendment No, 18

EXHIBIT 8
Estimated Annual Increases in Assessed Value and Resuliting
Payments in Lieu of Taxes and Projected Economic Activity Taxes
Projects K1 and L1



TOTAL
ANNUAL TOTAL ' CITY PILOTS TIF Revenue

ANNUAL RESTAURANT SALES EARNINGS UTILITY TOTAL TOTAL & available to
SALES 2 SALES? TAX TAX? TAX? EATS PILOTS® EATS developer

1 573,000 358,500 29,212 22,800 3,833 27,923 0 27,923 26,526
2 1,146,000 717,000 58,424 45,600 7,666 55,845 84,392 140,237 133,226
3 1,180,380 738,510 60,177 46,968 7,896 57,521 84,392 141,913 134,817
4 1,215,791 760,665 61,982 48,377 8,133 59,246 85,392 144,639 137,407
S 1,252,265 783,485 63,841 49,828 8,377 61,024 85,392 146,416 139,095
6 1,289,833 806,990 65,757 51,323 8,629 62,854 86,403 149,257 141,794
7 1,328,528 831,200 67,729 52,863 8,887 64,740 86,403 151,142 143,585
8 1,368,384 856,135 69,761 54,449 9,154 66,682 87,423 154,105 146,400
9 1,409,435 881,820 71,854 56,082 9,429 68,682 87,423 156,105 148,300
10 1,451,719 908,274 74,010 57,765 9,712 70,743 88,453 159,196 151,236
11 1,495,270 935,522 76,230 59,498 10,003 72,865 88,453 161,318 153,253
12 1,540,128 963,588 78,517 61,283 10,303 75,051 89,494 164,545 156,318
13 1:586.332 992,496 80,872 63,121 10,612 77,303 89,494 166,797 158,457
14 1,633,922 1,022,271 83,298 65,015 10,930 79,622 90,545 170,167 161,659
15 1,682,940 1,052,939 85,797 66,965 11,258 82,010 90,545 172,556 163,928
16 1,733,428 1,084,527 88,371 68,974 11,596 84,471 91,607 176,078 167,274
17 1,785,431 1,117,063 83,766 71,043 11,944 83,377 91,607 174,984 166,234
18 1,838,994 1,150,575 86,279 73,175 12,302 85,878 92,679 178,557 169,629
19 1,894,163 1,185,092 88,868 75,370 12,671 88,454 92,679 181,133 172,077
20 1,950,988 1,220,645 91,534 77,631 13,052 91,108 93,762 184,870 175,627
21 2,009,518 1,257,264 94,280 79,960 13,443 93,841 93,762 187,603 178,223
22 2,069,803 1,294,982 97,108 82,359 13,846 96,657 94,856 191,512 181,937
23 2,131,898 1,333,831 100,021 84,829 14,262 99,556 94,856 194,412 184,692
TOTAL 35,568,150 22,253,371 1,757,688 1,415,277 237,941 1,705,453 1,970,012 3,675,465 3,491,692
i Present Value at 9% 1,320,335 |

' Accounts for 5% TIF Commission administrative fee that is deducted before all TIF reimbursements

2 First year revenues were divided in half to account for any lag in revenues during start-up period

*If running projections for project in Jackson County, subtract an additional 1% from the PILOTS projections (Jackson County
keeps a 1% collection fee--the other counties do not)



- INITIAL
J EQUALIZED  EQUALIZED
ASSESSED  ASSESSED
VALUE VALUE INCREMENT PILOT PILOT
COMMERCIAL COMMERCIAL COMMERCIAL COMMERCIAL TOTAL
' 1L 167,765 167,765 0 0 0
| 18,806 18,806 0 0
2 L 167,765 169,443 1,678 143 85,245
| 18,806 1,112,235 1,093,428 85,102
3L 167,765 169,443 1,678 143 85,245
| 18,806 1,112,235 1,093,428 85,102
. 4 L 167,765 171,138 3,372 288 86,255
I 18,806 1,123,357 1,104,551 85,067
5 L 167,765 171,138 3,372 288 86,255
. | 18,806 1,123,357 1,104,551 85,967
1 6 L 167,765 172,849 5,083 434 87,275
| 18,806 1,134,590 1,115,784 86,841 ’
7 i 167,765 172,849 5,083 434 87,275
: | 18,806 1,134,590 1,115,784 86,841
8 L 167,765 174,577 6,812 581 88,306
1 18,806 1,145,936 1,127,130 87,725
. 9 L 167,765 174,577 6,812 581 88,306
| 18,806  1,145936 1,127,130 87,725
10 L 167,765 176,323 8,558 730 89,347
. | 18,806 1,157,396 1,138,590 88,616
1 L 167,765 176,323 8,558 730 89,347
| 18,806 1,157,396 1,138,590 88,616
12 L 167,765 178,086 10,321 881 90,398
| 18,806 1,168,970 1,150,164 89,517
13 L 167,765 178,086 10,321 881 90,398
| 18,806 1,168,970 1,150,164 89,517
' 14 L 167,765 179,867 12,102 1,033 91,460
| 18,806 1,180,659 1,161,853 90,427
15 L 167,765 179,867 12,102 1,033 91,460
| 18,806 1,180,659 1,161,853 90,427
16 L 167,765 181,666 13,900 1,186 92,532
1 18,806 1,192,466 1,173,660 91,346
17 L 167,765 181,666 13,900 1,186 92,532
7 I 18,806 1,192,466 1,173,660 91,346
18 L 167,765 183,483 16,717 1,341 93,615
. I 18,806 1,204,391 1,185,585 92,274
19 L 167,765 183,483 16,717 1,341 93,615
I 18,806 1,204,391 1,185,585 92,274
20 L 167,765 185,317 17,552 1,498 94,709
| 18,806 1,216,435 1,197,628 93,211
21 L 167,765 185,317 17,562 1,498 94,709
| 18,806 1,216,435 1,197 628 93,211
. 22 L 167,765 187,171 19,405 1,656 95,814
: | 18,806 1,228,599 1,209,793 94,158
23 L 167,765 187,171 19,405 1,656 95,814
| 18,806 1,228,599 1,209,793 94,158
TOTAL 1,989,911

|Present Value at 9% $768,700.13 |




PROJECT:
PROJECT MANAGER:
DATE:

ASSUMPTIONS

GROWTH RATES i

BIANNUAL GROWTH RATE PILOTS:
ANNUAL GROWTH RATE EATS:

ESTIMATED SALES AND PAYROLL

TENANT
RESTAURANT
RETAIL
OFFICE

Western Union Building - Watkins

Kelli Cochran
8/26/02

SQ. FT.
3,585
5,730
30,000

1% every other year
3%

ANNUAL ANNUAL Est. # of
SALES PER S.F. SALES TOTAL _Employees

ANNUAL
PAYROLL

200 717,000 9
200 1,146,000 10
0 0 120

180,000
180,000
4,200,000

assumes $20,000/year average salary
assumes $18,000/year average salary
assumes $35,000/year average salary

TOTAL

BASE YEAR INFORMATION
RETAIL SALES
RESTAURANT SALES
EARNINGS

UTILITY TAXES

PROPERTY
COMMERCIAL

RESIDENTIAL
HARD REDEVELOPMENT COSTS

ASSESSED VALUES

IFMV LAND

EFMV LAND

IFMV IMPROVEMENTS
EFMV IMPROVEMENTS:

TIELEVVIRATES i st s s
PROPERTY TAX MILLAGE

Jackson Co

KC School

Mental Health

Library

Jr. Coliege

Hnd Wkshp

City

TOTAL

EATS INFORMATION

CITY SALES TAX

COUNTY SALES TAX
F&B SALES
EARNINGS TAX

39,315

oooo

32%
19%
$2,200,000

524,267

524,267

58,769
3,475,733

IMPROVEMENT
0.0057

0.0485

0.00133

0.005

0.0023

0.0008

0.0132

0.07783

400 1,863,000 139

IEAV LAND

EAV LAND
IEAV IMPROVEMENTS
EAV IMPROVEMENTS:

167,765
167,765
18,806
1,112,235

LAND
0.0057
0.0495

0.001233
0.005
0.0023
0.0008
0.0207
0.08533

assume year 1 of Plan is 2002
1.7125%
1.4625%
0.750%
1.750%
1.000%

thru Dec. 2017
2018 and beyond

4,560,000
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August 30, 2002

Kelli Cochran

Business Development Officer

Economic Development Corporation
of Kansas City, Missouri

10 Petticoat Lane, Suile 250

Kansas City, Missouri 64106-2103 -

RE:  Consulting Service:
Western Union Building
100 East 7" Street
Kansas City, Missouri 64106
Integra Realty Resources Kansas City File No.: 19020251

Dear Ms. Cochran:

Pursuant to your authorization, I have completed a consulting service relating to the above-
captioned redevelopment project. This consulling service has been completed in conformity
with the Uniform Standards of Professional Appraisal Practice (USPAP) and the Standards of
Professional Practice of the Appraisal Institute. The effective date of my consulting service is
August 30, 2002. Pertinent exhibits to this assignment and my qualifications are included in
the addenda of this report.

In completing this consulting service, I have reviewed information provided by the applicant
who sets forth the purchase price, development costs, and income and expense forecast. The
Western Union Oftice Building project is a 50,000 gross square foot office property that has
been vacanl approximately one year. The site totals 13,970 square feet and is nearly entirely
covered by the building improvements. The renovated building will be comprised of 9,300
rentable square feet of retail space on the first floor and 12,000 rentable square feet on each
of the three upper floors for a total rentable area of 45,300 square fect. Since purchasing the
property in August 2001, the applicant has also acquired surface parking for 91 cars. The
parking lot totals 'z acre and is located just across Walnut Street to the west of the office
building,

LOCAL EXPERTISE... NATIONALLY
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Kelli Cochran
Aupust 30, 2002
Page 2

The scope of the consulting assignment is to advise you of the reasonableness of the
applicant’s methodology and underlying assumptions. The test of reasonableness assumes
that the applicant, as developer, should be expected to take a level of risk that is no less than
competitive standards in the current marketplace. To that end, | have reviewed the applicant’s
submission and have tested the underlying assumptions and parameters against current
market standards for reasonablencss.

I have developed a vield analysis for the proposed redevelopment on an all cash basis under
the criteria discussed in the following narrative. My conclusion of investor yields 1s as
follows:

Yield Analysis - Western Union Building

Holding Periocd  All Cash

With TIF and Tax Credits 13 Years 10.24%

Without TIF with Tax Credits 13 Years 7.17%

The Korpacz PriceWaterhouse Coopers survey states in its 1% Quarter investor survey, a
range of 9.75% to 13.50% with an average of 11.35% for CBD oflicc properties. RERC, in
its Summer 2002 publication, quotes all cash buyers for CBD office properties buying in the
10.0% to 12.0% range, with an average of 11.3%. Based on my review of the local market,
institutional quality projects in CBD or urban areas of Kansas City will trade slightly above
these national indicators. In its current speculative state, the project is not an institutional
grade project. Thus, the national investor criteria arc cven slightly more removed from an
appropriate market driven yield for the subject property. The subject’s yield, unassisted by
TIF, is 7.17%. With TIF assistance, it is 10.24%, Both estimates include the anticipated
benefits of Historic Tax Credits.

A yicld of 10.24%, with the TIF and Historic Tax Credits is approximately 200 to 300 basis
points below an appropriate market driven yield rate for the subject. But for the TIF benefits
and Historic Tax Credits accruing to the development, it is not likely that this development
would be undertaken.



Kelli Cochran
August 30, 2002
Page 3

If you have any questions or comuments regarding my analysis or this report, please contact
the undersigned. Thanking you for the opportunity to be of service, I remain,

Real Estate mppm\ﬁéer (RA 003190)
Expiration Date: June 30, 2004
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WESTERN UNION BUILDING CERTIVICATE

CERTIFICATE

The analysts certify that, to the best of their knowledge and belief:

1.
2.

The statements of fact contained in (his report arc true and correct.

The reported analyses, opinions and conclusions are limited only by the
reported assumptions and limiting conditions and is the analyst’s personal,
unbiased professional analyses, opinions and conclusions.

The analysts have no present or prospective interest in the property that 1s the
subjcet of this report and no personal interest or bias with respect to the parties
involved. The services performed herein are intended to result in an analysis,
opinion or conclusion of a disinterested third party. This consulting service
has been completed in conformity with the Uniform Standards of Professional
Appraisal Practice (USPAP) and the Standards of Professional Practice of the
Appraisal Institute. This analysis has been conducted on an arms-length basis
subject to the Standards of Professional Practice (USPAP) and (he Code of
Professional Ethics and the Standards of Professional Appraisal Practice of the
Appraisal Institute.

The analyst’s compensation is not contingent upon the reporting of a
predetermined value or direction in value that favors the cause of the client,
the attainment of a stipulated result, or the vccurrence of a subscquent cvent.

Receipt of the assignmént was not based upon a requested predetermined

‘result, finding, or conclusion.

The analyst’s analyses, opinions and conclusions were developed and this
report has been prepared in conformity with the Uniform Standards of
Professional Appraisal Practice (USPAP). The analysts have not relicd upon
any departure provision of USPAP,

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

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

The context of the consulting service and the scope of the assignment do not
require an inspection of the improvements currently existing on the subject
site,

PacE 1



WEsSTERN UNION BUILDING CERTIFICATE

10.  No one provided significant prolessional assistance (o the persons signing this
report.

«--/
eth JaggeTs / /

Senior Analyst

State of Missouri Certified General
Real Estate Appraiser (RA 003190)
Expiration Date: June 30, 2004

[RR PAgE2
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WESTERN Unron BUILDING ASSUMPTIONS AND LIMITING CONDITIONS

ASSUMPTIONS AND LIMITING CONDITIONS

This consulting report is subject to the following general assumptions and limiting
conditions:

1. Title to the property is assumed to be good and marketable and the legal
description correct.

2. No responsibility for legal matters is assumed. Al existing liens, mortgages or
other encumbrances have been disregarded and (he property is appraised as
though free and clear, under responsible ownership and competent

management.

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

4. All information in this report has been obtained from reliable sources. 1
cannot, howcver, guarantcc or be responsible for the accuracy of information
furmished by others.

5. 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 my
written consent.

6. I am not required to give testimony or attendance in court by reason of this
appraisal, unless prior agreements have been made in writing.

7. The land, and particularly the soil, of the area under appraisement appear firm
and solid. Subsidence in the area is unknown or uncommeon, but I do not
warrant against this condition or occurrence.

8. Subsurface rights (minerals and oil) were not considered in making this
appraisal.
9. I did not inspect the building involved in this assignment and damage, if any,

by termites, dry rot or other infestations was reported as a matter of
information and no guarantee of the amount or degree of damage, if any, is
implied.

10. The market data relied upon in this assignment is believed to be from reliable
sources; however, it was not possible to inspect the comparables completely,
and it was necessary to rely on information furnished by others as to said data,
therefore, the cash flow and yield conclusions are subject to the correctness
and verification of said data.

IRR | Pace 3
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WESTERN Union BUILDING ASSUMPTIONS AND LIMITING CONDITIONS

11.

12

13.

14.

I have not inspected by observation the land and the improvements thereon. It
was nol possible to personally observe conditions beneath the soil or hidden
structural components within the improvements, therefore, no representations
are made herein as to these matters and unless specifically considered in the
report, the value estimate is subject to any such conditions that could cause a
loss in value. Condition of heating, cooling, ventilating, electrical and
plumbing equipment is considered to be commensurate with the condition of
the balance of the improvements unless otherwise stated.

Neither all nor any part of the contents of this report shall be conveyed to the
public through advertising, public relations, news, sales or other media,
withoul the wrillen conscnt and approval of the authors, particularly as to
valuation conclusions, the identity of the consultants or this firm with which
they are connected or any reference to the Appraisal Institute.

Unless otherwise stated in this report, the existence of hazardous substances,
including without limitation, asbestos, polychlorinated biphenyls, petroleum
leakage, or agricultural chemicals, which may or may not be present on the
propetty, or other environmental conditions, I am not called to the attention of
nor did I become aware of such during inspection. I have no knowledge of the
existence of such materials on or in the property unless otherwise stated. I am
not qualified to test such substances or conditions. If the presence of such
substances, such as asbestos, urea formaldehyde, foam insulation or other
hazardous substances or cnvironmental conditions, may aftcct the value of the
property, the value estimated is predicated on the assumption that there is no
such condition on or in the property or in such proximity thereto that it would
cause a loss in value. No responsibility is assumed for any such conditions,
nor for any expertise or engineering knowledge required to discover them. The
clicnt is urged Lo refain an expert in the {ield of environmental impacts upon
real estate if so desired.

I am not considered expert with regard to compliance with the Americans with
Disabilities Act (ADA) of 1991. Unless otherwise stated, no responsibility is
assumed for any non-compliance with the provision ot the ADA. The client is
urged Lo relain an expert in the field of ADA asscssment impacls upon real
estate if so desired.

IRR
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WESTERN UNION BUILDING SPECIAL ASSUMPTIONS AND LIMITING CONDITIONS

SPECIAL ASSUMPTIONS AND LIMITING
CONDITIONS

The following assumptions and limiting conditions have been specifically established for this
consulting report:

1. It is assumed that any reader of this consulting report is familiar with the
applicant’s request for Tax Increment Financing and the redevelopment
project.

2. I rely solely on the applicant’s representations as to the prospective value of

the project as reflected in the total cost of the redevelopment.

3. My analysis presumes the corﬁpletion of the improvements as planned and
described in a timely and workmanlike manner.

4. The applicant is suceessful in sec'uring Historic Tax Credits of approximately
one half the renovation costs.

IRR PAGES
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WESTERN UNroN BUILDING INTERNAL RATE OF RETURN

INTERNAL RATE OF RETURN

The applicant included a stabilized operating pro forma and a summary sources and uses
analysis. It is appropriate to employ discounted cash flow methodology when making
conclusions as to the investor yield of an office development. As such, I have developed a
cash flow for this analysis to measure the internal rate of return. I have retained all aspects
of the developer’s assumptions that are market-supported and reasonable. If necessary, {
have amended or supplemented unrcasonable assumptions with reasonable, market-
oriented assumptions.

CASH FLOW PROJECTION PERIOD (YEARS)

Tax Increment Financing projects are paid over a period of up to 23-years. However,
for this project, the anticipated reimbursable costs are reimbursed over a period of 13-
years. As such, my analysis 1s based on the return to the project over a 13-year period.

YTELD MEASUREMENT (METHODOLOGY)

The best measure of yield in my opinion is the “internal rate of rcturn”, which takes
into account both the annual income derived as cash flow, as well as the potential
return from a hypothetical sale of the land and building improvements at the end of
the [orceast period. Internal rate of return is defined on page 188 of the third edition
of The Dictionary of Real Estate Appraisal:

Internal Rate of Return. The annualized yield rate or rate of retumn on
capital that is generated or capable of being generated within an
investment or portfolio over a period of ownership. The JRR discounts all
retums from the investment, including returns from its (ermination, to
equal the original capital outlay.

IRR PiGE 6
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WESTERN UNION BUILDING INTERNAL RATE OF RETURN

KEY ASSUMPTIONS

PROJECTED REVENUES AND EXPENSES

I have reviewed the applicant’s assumptions used in developing their cash flow. |
found several key components that were not consistent with the current market
conditions of the CBD. My vyielded analysis reflects the appropriate key
assummptions which are highlightcd on the following page.

PROPERTY REVERSION

The applicant did not consider the property reversion in their yield analysis. My
analysis considers reversion al the end of the 13-years for which Tax Increment
Financing is requested. During that period the anticipated benefits of the TIF will
have been paid. My estimate of reversion is based on a 10.5% capitalization rate
and 3% sales costs which is appropriate for an office building with adequate
surface parking.

FINANCING

The applicant has secured an offer of financing from a local bank. ITowever, this
is construction financing and relies heavily on the expected Historic Tax Credits
and the additional cash flow provided by the TIF reimbuarsement to satisfy debt
service coverage and loan to value requirements. As these non-realty benefils
accruing to the applicant significantly skew the expected loan amount, an analysis
of the subject property with financing in place is not an effective means of
measuring yield (o the entire project. Furthermore, local and national investor
criteria discussed previously in this report considers the availability of permanent
financing at market terms. Thus, the availability and cost of funds are
incorporated in the Korpacz PriceWatethouse Coopers and RERC investor
surveys and we have not presenied a separate, leveraged yield analysis herein.

ANTICIPATED REDEVELOPMENT COSTS

The office building has been purchased for $850,000. Additionally the applicant
has acquired a surface parking lot for 91 spaces at the cost of $530,000. The hard
costs to renovate the office building are projected to be $2,020,000 or
approximately $45 per rentable square foot. The entire project totals $4,700,000,
or $104 per rentable square foot. The applicant includes $200,000 in leasing
commissions in the entire project costs whereas I defer those costs until Year 2,
when the property is completed and lease-up occurs. Thus, the development costs
im my analysis included in the Addendum shows $4,500,000 rather than
$4,700,000 in Year 1.

IRR PAGE 7
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WESTERN UniON BUILDING INTERNAL RATE OF RETURN

These costs are consistent with those I have seen on recent projects in Kansas
City’s urban arcas and are supported by published cost information as well. My
key assumptions are shown on the table on the following page.

KEY ASSUMPTIONS
[Westen Union Building
Office/Retail Building

The building will contain 8,300 SF of retail space on the first floor
and 36,000 SF of office space on the upper three floors. Surface
Project Size Jparking for 91 cars, just west of the subject and across Wainut, is

- [Ipart of this project. The subject's available parking Is 2.00 parks
per 1,000 square feet.

Occupancy  [No pre-leasing announced for either office or retail.

$4,700,000. Hard costs in the building renovation total $45 per
Project Costs Jrentable SF while costs of the total projact is $103 per square
foot.

Missouri Bank and Trust offered a loan of $3,400,000 subject to

Financing | tandard underwriting criteia.

The building is eligible for Historic Tax Credits and the project
Tax Credits  |may receive credits of approximately 50% of the renovation hard
costs to the building, estimated at $1,000,000

Office 75% leased Year 1, 85% leased Years 2-5, stabilized at
90% office in Year 6. Retail 0% Year 1, 50% Year 2, 80% Ysars
3-5, stabilized at 85% in Year 6.

Absorption/
Occupancy

Market Rents Office is $14.00 gross per square foot rentable. $11.00 NNN per
ksquare foot rentable for the retail.

Operating expenses for this building are $6.00/squara foot

Expenses rentable for the office component. The owner's expenses of the

retaill component is $1.00 per square foot rentable.

Growth Rates |3% per year after stabilization

[RR PAGE 8
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WESTERN UntoN BUILDING INTERNAL RATE OF RETURN

CONCLUSION OF YIELD

My conclusions of yield are presented in the table below:

Yield Analysis - Western Union Building

Holding Period  All Cash

With TIF and Tax Credits. 13 Years 10.24%

Without TIF with Tax Credits 13 Years 7.17%

My cash flow assumptions, cash flow projections, and each of my yield analyses,
along with current investor criteria are included in Addenda B. Even with TIF and the
Historic ‘Tax Credits, the anticipated yield falls 200 to 300 basis points short of what
investors would require as a reasonable return for this property. Thus the project does
nol meet a competitive yield threshold. But for the tax increment financing and
Iistoric Tax Credits of this proposcd redevelopment, it would not likely occur as
evidenced by my yield analysis without TIF shown above.

IRR PAGE9
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X Realty Resources

PROFESSIONAL QUALIFICATIONS
KENNETH JAGGERS

EXPERIENCE: 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 Overland Park, Kansas then in the Washington D.C., and Boston,
Massachusetts’s offices. In 1991, Mr. fappers joined BankBoston and served as a
review and field appraiser for two years duties included quality control over two
acquired banks in Maine and Vermont.

In 1993 Mr. Jaggers returncd to Kansas City as a Senior Appraiser for Integra Realty
Resources (formerly Nunnink & Associates). Since that time he has completed
appraisals on commercial propertics of all types, primarily for institutional investors
| and litigation support: Mr. Jaggers is licensed in Missouri, Kansas, and Ncbraska and
has completed appraisal assignments in 22 states. Significunt industrial valuations
include Interstate Acres in Des Moines, lowa, Pine Ridge Business 'ark in Lenexa,
Kansas and Metron Sleel in Chicago, Illinois. Mr. Jaggers has alse appraised numerous
multifamily properties. These include North Kansas City’s Northland Lofis, a 199K loft
conversion using federal, statc, and local tax credils and economic development bond
financing and Sand Creek Apartments, a market rate property located in Fishers,
Indiana built in 1999, In August 1999, Mr. Jaggers appraiscd SouthPointe Pavilions, a
“lifestyle” shopping center in Lincoln, Mebraska. (Mfice properties comprise the
majerity of his assignments. Recently Mr. Jaggers appraised the newly constructed
IFTC and State Street Bank Buildings, the NationsBank Building, and the Power &
Light Building, large Class A, B and C uffice properties in Kansas City’s CBD.
Multiple-asset valuation and due diligence assignments have been completed on behall
of private investors, institutional lendcrs, corporation, and for litigation purposes.

PROFESSIONAL MAI Candidate Appraisal Institute
ACTIVITIES: Affiliate, Kansas City Chapter of the Appraisal Institute

STATE LICENSES: State of Kansas Certified General Real Praperty Appraiser ((969)
Stute of Missouri Certified General Real Estate Appraiser (RA 003190)
State of Nebraska Certifted General Real Estate Appraiser (CG970204)

EDUCATION: Bachcelor o [ Arts (1983) Chadron State College, Chadron, Nebraska
Economics and Marketing, Minor in Business Administration

APPRAISAL Mr. Juggers hus suceessfully completed numerous Appraisal Institute courses and
TRAINING: attended seminars in keeping current, the educational and professional work product
requircments of the Appraisal Instilute and siates in which Le is liceased.

Completed 7 hour 11UD — MAP Seminar, New Orleans, Lonisiand, October, 2001

EXPERIENCE WITH Mr. Jaggers has provided cxpert testimony in front of (axing sulhorities, city councils,

COURT AND boards of planning and zoning, commissioners” hearings, and hodies providing public
ADMINISTRATIVE finance (TIF and Tax Abatement). :
BODIES:

LOCAL EXPERTISE... NATIONALLY

1901 West 47" Place, Suite 300 7 Westwood, Kansas 66205-1834 7 013-7484704 7 Fax 913-236-4307 ? E-mail: kjaggers@itr com
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ED BY INTEGRA REALTY RESQURCES KANS

" INVESTMENT BANKS, BANKS, S& L

& MORTGAGE COMPANIES
Allicd kish Bank

American National Bank & Trust
. American Real Estate Group
Arbor National

Athcna Corporation

Bank of America

Bank of Belton

* Bank of Blue Valley

Bank of Boston

Bank of Jacomg

Bank Midwest

Bank of Odessa
Kansas/Missoun

Beneficial Finance Ca.
Brotherhaod Bank & Trust
Capitol Federal

. Capital City Bank

Central Bank of Kansas City
Chasa Manhattan Bank

CIT Financial Savings
Cltigroup

- Citizens Bank & Trust

Clay County Savings & Loan
Collataral Mortgage
Commerce Bancshares
Commetca Bank & Trust
Comerica Bank

Corinthdan Mortgage Corp.
Country Club Bank

Credit Unicn of America

. G5 First Boston

Douglas Bank

Enterprise Bankirg

Exchange Naticnal Bank
Farmers Exchange Bank

- Federat Employee Credit Union
First Naticnal Bank

First Mational Bank of Chicago
First National Bank of Olathe
First Mationwide Bank

" First State Bank

First Union

GMALC Mortgage Company
Gold Bank

. Hiltcrest Bank

Household Finance Corporation
Industial State Bank

Interfirst Mortgage Company
InterState Federal Savings

- Intrust Bank

James B. Nutter Company
Johnson County Cradit Unian
Kearney Trust Company
KeyBank

" Landmark Bank

LaSalla Bank

Mission Bank
Missouri Bank & Trust
. North Amevican Savings
Peoples Bank

PNC Bank

Premier Bank
Security Bank

.. Sacurity Financial
Stanley Bank
Suburban Financial
uMB

U5 Bank

" Valley View Stale Bank

Wachovia
Welis Fargo

DEVELOPERS -
RESIDENTIAL REALTORS
Century 21

Coldwell Banker Real Estate
Crown Realty, Inc.

Eugene D. Brown Reattors
Reece & Nichols

Prudential

RE/MAX Reallors

DEVELOPERS -
COMMERCIAL REALTORS
Amresco Advisars

ATAT Investment Management Co.

B A. Karbank & Company
Block & Comparty
Boylan Cammercial Realty
Briarcliff Developmant
CB Commercial

Cemner Redevelapment
CIIl Holdings

Colliers, Tursy, Martin
Cohen-Esrey Real Estata
Daan Realty

Fishman & Company
Grubh & Elfis

Fremont investments
Highwoods Realty L.P.
Koll

La Salle Advisors
Licness Realty
Management Associales
Maxicare

MC Real Estate

Simon & Co.

NOMURA

North Star Development
Price Brothers

Property Cornpany of America-

R.H. Saitors & Co.

Realvost, Inc.

RED Capital Development
Retirernent Managament Co.
RHW Devciopment Company
Stephens & Company
Sulgrave Development
Summit

Supenvr Bowen

Tower Properties

Trammell Grow
YamumfAmstrong/Deeter
Zimmer Companies

CORPORATIONS

AMC

Anheuser Busch Co., Inc.
Ashgrove Cement

Athena Corporation

B.C. Chrislopher Securties
Baird, Kuntz & Dobson
Bear Steams & Co., Inc.
Black & Veatch

BP Amoco

Bums & McDonnell

Butler Manufacturing Co.
De Igitte & Touche LLP
Deodson Group

DST Systems, Inc.
Empioyee Relocation Councll
Equiva Services

Farmbland Induslries, Inc.
Ford Motor Company

GE Capital

General Mators Corporation
George K. Baum & Company
Gotdman Sachs

Hall Foundation

Hallmark Cards, Inc.

Health Midwest

Hoescht Marion Roussel
Hunt-Michwesl

J.C. Penney Cempany

J.E. Dunn Construction Co.
John Deere & Company
Mcara & Company

KPMG, LLP

Kansas City Power & Light
Kansas City Southem Industries
Kraft Foods

Lab One

The Marcy Company
Mengrah Medical Center
Merrifl, Lynch, Pierce,
Fenner & Smith, Inc.

Merrill Lynch Relocation
Michelin

North KC Memorial Hospital
Qlathe Medicat Center
Clathe School Distict

Price Walerhouse Coopers
Properly Tax Representatives
Puritan Bennett Carporation
Research Medicat Center
Saint Joseph Health Center
St. Luke's Hospital of KC
Shawnes Mission USD 512
Shearson, Lehman Brothers!
E.F. Huttan

Southwestern Bell Telephone
Sprint

Standard Havens, Inc.

Stern Brothers & Company
American Airlines

Trinity Lutheran Haspital
United Telecommunications, Inc.
Utilicorp

KU Medical Center

Yeflow Freight Systems, Inc.

INSURANCE COMPANIES
Aetna Insurance

Allstate Insurance Co.
American Family Insurance
American Fidelity Assurance
Central Life Insurance
Commercial Union Insurance Co.
Equitable

KC Life Insurance Cornpany
Metropolitan Life

Mutual of New York

New York Life

Northwestern Mutual Life
Prudential

Teachers Insurance & Annuity
Transamerica Life Insurance
Annuity Company

Travelars Insurance

Travelers Pension Fund
Union Labor Lifa Insurance
USF&G

Zurich of America Insurance Co.

STATE & FEDERAL
GOVERNMENT

Cily of Branson, Missouri

City of DeSoto, Kansas

Cily of Gardner, Kansas

City of Grandview, Missouri
Cily of Independence, Missouri
Cily of Kansas City, Kansas
City of Kansas City, Missour
Cily of Leawood, Kansas

City of Lenexa, Kansas

City of Liberty, Missouri

City of Manhattan, Kansas
City of Marriars, Kansas

City of Olathe, Kansas

City of Overland Park, Kansas
City of Prairle Village, Kansas
City of Raytown, Missouri

City of Shawnee, Kansas

Cily of Topeka, Kansas

City of Westwood, Kansas

County Commissioners -
Johnson County, Kansas

CRIIMI MAE

Departmant of HUD

Dapartmant of the Navy

Economic Devekpment Corp.

Farm Credlt Services

FDIC

FHLMC

FNMA

Franklin Courity Commissicners

GSA

internal Ravenus Service -
Johnson County, Kansas

Johnson County District Court

Johnson Caunty Parks &
Recreation

Johnson County Substance
Abuise Services

KCeIn

K.C. Redevelopment Authority

KCMO School District

Kansas Dept. of Transportation

Kansas Public Employees

LCRA

MHDC/State of Missour

Maosers

RTC

University of Missour

United States Postal Service

uspod

LAW FIRMS

Armstrong, Teasdale, LLP
Barack Farrazzono

Bannett, Lytle, Wetzer, et al.
Blackwelt Sanders, et al.
Bryan Cave LLP

Craft, Fridkin & Rhyne LLC
Humphrey, Famington & McClain
Husch &, Eppenberger LLC
King Hershey PC

{ athrop & Gage LC

Lewis, Rice & Fingersh LC
Lowa, Farmer, Bacon & Roe
Rows & Maw

McAnany, Van Cleave & Phillips, PA

McCommick, Adam & Long

Mormison & Hecker, LLP

Niswald, Waldeck & Brown, PC

MNarton, Hubbard, Ruzicka &

Kreamer, PC

Parkinson, Foth & Orrick

Payne & Jones

Polsinetli, Shelton & Welte

Sanders Conkright

Sherman, Taff & Bangert

Shook, Hardy & Bacen LLP

Shughart, Thomson & Kilroy, PC

Selgfreid, Bingham, Levy, Selzer &
Gee, PC

Sonnenschein, Nath & Rosenthal

Spencer Fane, Britt & Browne, LLP

Stinson, Mag & Fizzell, PC

Wallace, Saunders, et al.

White Goss Bowers March &
Schulte, PG

Wyrsch, Hobbs & Mirakian, PC



INTEGRA REALTY RESOURCES, INC.
CORPORATE PROFILE

Integra Realty Resources, Inc., is the largest property valuation and counseling firm in the United States,
with 53 offices in 31 states. Integra was created for the purpose of combining the intimate knowledge of
well-established local offices with the powerful resources and capabilities of a national company. Intcgra’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 experience in the local market leads each office.

Integra Realty Resources, Inc., has over 1235 professionals who hold the Appraisal Institute’s MAT
designation, of which 25 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 studics, property tax consulting, litigation

support, and machinery and equipment and business valuation.

A listing of Integra’s local offices and their Managing Directors follows:

ATLANTA, G4 J Card Schuliz, Jr., MAI SRA, CRE

ATIANTIC COAST NEW JERSEY - Anthony 8. Graziano, MAI CRE

AUSTIN, TX — Randy A. Williams, MA{

BALTIMORE, MDY Patrick C, Kerr, MAI SRA
BOSTON, MA — David L. Cary, MAI SRA, CRE
CHARLOTTE, NC - Fitzhugh L. Stout, MAI, CRE
CHICAGO, IL — Gary K. DeClark, MAI, CRE

CHICAGO, IL — [, Scott Patrick, MAT

CINCINNATI, OH - Gary 5. Wright, MAl, SRA
COLUMBIA, SC — Michael B, Dodds, MAI CCIM
COLUMBUS, OH  Eri¢ E. Belfrage, MAI CRE
DALLAS, TX — Charles A. Rissell MAI CRE

DAYTON, QIf — Gary Wright, MAI SRA

DENVER, CO - Brad A. Weiman, MAI

DETROIT, MI— Jay L. Messer, MAT

EUGENE, OR - Roxanne R. Gillespie, MAf

FORT MYERS, FIL. — Wondward 8 Hanson, MAT CRE, CCIM
FORT WORTH, TX — Benjamin L. Loughry, MA!
HARTFORD, CT  Murk F. Baifes, MAI, CRE
HOUSTON, TX — David R. Daminy, MA!
INDIANAPOLIS, IN — Michael C. Lady, MAl, SRA, CCIM
KANSAS CITY, MO/KS — Kevin K. Nunnink, MAT

TAS VEGAS, NV — Shelli L. Lowe, MAI SRA

LOS ANGELES, CA4 = John (G. Elfis, MAT

LOUISVILLE, KY — George M. Chapman, MAI SRA, CRE
MEMPHIS, TN — J. Walter Allen, MAI

MTAMI, FI. — Michael ¥. Cannon, MAS, SRA, CRE
MILWAUKEE, Wl ~ Gary K. DeClark, MAI, CRE
MINNEAPOLIS, MN — Alan P. Leirness, MAI CCIM
MORGANTOWN, WV — Thomas A. Matta, MAIL CRE
NAPLES, FI. - Julian L H. Stokes, MAL, CRE
NASHVILLE, IN — R Paui Perutelli, MAI SRA

NEW YORK. NY Raymond T. Cirz, MAIL CRE
NORTIIERN NEW JERSEY — Barry J. Krauser, MA{, CRE
ORANGE COUNTY, CA — Larry Webb, MAT

QRLANDO, FL — George L. Goodman, MAL
PHILADELPHIA, P4 - Joseph D. Pasquarella, MAI CRE
PIIOENIX, AZ — Walter Winius, Jr., MAf, CRE
PITTSBURGH, PA — Paul D. Griffith, MAT

PORTLAND, OR — Gerald L. Curtis, MAI SRA
PROVIDENCE, RI - Murk F. Bates, MAL CRE
RICHMOND, VA — Robert E. Coles, MAI CRE
SACRAMENTO, C4 — Scotr Beebe, MAI

SAN ANTONIO, TX — Marivn C. Glen, MAL CRE, FRICS
SAN DIEGO. CA  Lunce W, Doré, MAIL SRA

SAN FRANCISCO, C4 = Jan Kleczewsid, MAI
SAVANNAH, GA ~J. Cari Schultz, Jr., MAL, SEA, CRE
SEATTLE, WA - Allen N. Sufer, MAT

TAMPA, FL — Bradford L. Jfohnson, MAT

TULSA, (XK — Robert E. Gray, MA{

WASHINGTON, DC - Patrick C. Kerv, MAL SRA

CORPORATE OFFICE
Sean P. Hutchinson, President
George G. Ward, MAT, Vice President
3 Park Avenue, 394 Floor, New York, NY 10016-5%902
(212) 255-7858; (646) 424-1809 Fax; E-Mail: Integra@ur.com

Visit our web site at www.irr.com

Updated July 10, 2002
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WESTERN UNION BUILDING

ADDENDUM B

YIELD ANALYSIS AND INVESTOR CRITERIA

IRR

Inteqra Realty Resources
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WESTERN UNION BUILDING

Westemn Union Building - All Cash Analysis with TIF

Rescrves! Cevelopment
Year NOI  Tenant Imp/  TIF and other Cash Fiow Annual costsor  Office/Retail
Beginning  Office/Retail Leasing Com.  Adjustments Before Debt _Debt Service Equlty Cash Flow
2002 $0 %0 (1] 30 80 -54,500,000 -$4,500,000
Sep-03 -$40,650 -$186,890 526,526 -$201,014 50 1,000,000 $7598,386
2004 $305,400 -55,000 $133,226 $433,626 10 $423,626
2005 $3035,400 -35,000 $134,817 435217 30 425,217
2006 $305,400 -£5,000 $137,407 5437807 30 $437,807
2007 $305,400 55,000 $138,095 $439,495 £0 $438,495
2008 $383,456 -§424,792 $141,794 $100,497 %0 100,497
2009 $363,486 -$5,000 $143, 585 $522,081 50 . $522,081
2010 $383,456 © -§5,000 ST46, 400 $524,886 50 $524,6896
2011 $3B3,496 -$5,000 $148.300 $526,796 30 $526,796
2012 $383,496 -$5,000 $157,236 $529,732 $0 $520,732
2013 $444 855 -$491,959 $153,253 $108,140 $0 $106,149
2014 $444, 855 -$5,000 $158,3718 $598,173 $0 $506,173
2014 §444 B55 -%5,000 158 457 $598,312 $0  $4,109,616 4,707 928
IRR 10.24%

Western Union Building - All Cash Analysis without TIF

Reserves! Development
Yoar MOl Teaant impd TIF and olher Cash Flow Annuzd Costs or Office/Retail
Beginning ___ Office/Retall Leasing Com. _ Adjustments Before Debt Debt Service Equity Cash Flow
2002 $0 5C $0 $0 $0 -$4,500,000 -$4,500,000
Sep-03 -$40.650 -$186,800 $0 -5227,540 0 $1,000,000 $772,460
2004 $305,400 -$5,000 $0 $300,400 30 $300,400
2005 $305,400 -£5,000 50 $300,400 $0 $300,400
2006 $305,400 -$5,000 o $300,400 30 $300,400
2007 $305,400 -$5,000 o $300,400 %0 $300,400
2008 $383,4%6 -$424,792 o -541,296 $0 -541,296
2009 $363,4%6 -$5,000 o $378,406 30 $378,486
2010 $383,4%6 -$5,000 fa $378,406 50 $378,496
201 $3683,496 -$5,000 0 $378,496 50 $378,4486
2012 $383,496 -$5,000 $o $378,496 $0 $378,496
2013 444,855 -$491,954 L1 -$47.104 $0 -$47 104
2014 §444,855 -$5,000 $¢ $439,855 $0 $430,B55
2015 $444 855 -$5.000 §0 $439,855 50 %$4,109,616 $4,549,472
IRR 7.17%

IRR

Inteqra Realty Resources



Amendment No. 20

EXHIBIT 11
Redeveloper Proposal for Projects K1 and L1



'PLAN APPLICATION FORM

1.

APPLICANT INFORMATION

Applicant Name: WATKINS INVESTMENT GROUF, L.L.C.

Contact Person: RICK WATKINS Business Phone: 913.432.5535
Fax: 913.432.4519

Business Address: 7301 MISSION ROAD, STE 249,
PRAIRIE VILLAGE, KS 66208

Representative authorized to sign/execute documents: RICK WATKINS

. Address:  SAME AS ABOVE  Phone: SAME AS ABOVE

Fax: SAME AS ABOVE

General Contractor: MIDWEST TITAN CONSTRUCTEION
11865 S. Conley
Olathe, Kansas 66061

Previous Development Projects or Experience of the Organization:

RICK WATKINS - COMMERCIAL DEVELOPMENT AND RENOVATIONS

SINCE 1977. RENOVATION OF APPROXIMATELY 20 SINGLE FAMILY

HOMES AND 250 APARTMENT UNITS. DEVELOPER OF HICKMAN

BUSINESS CENTER (103%” & HICKMAN); PLAZA WEST (78 ACRE MIXED

USE DEVELOPMENT ACROSS FROM IIYPERMART IN TOPEKA, KANSAS);

10801 N POMONA, CONGRESS BUILDING I, CONGRESS BUILDING 11

(250,000 S.F. OF SPECULATIVE WAREHOUSE DEVELOPMENT IN
AIRWORLD CENTER}).




LOCATION OF REDEVELOPMENT AREA

General Boundaries: EXISTING GRAND BOULEVARD CORRIDOR TIF PLAN
SEE #4 BELOW FOR SPECIFIC INFORMATION ON
REDEVELOPMENT PROJECT AREA

County: JACKSON  Council District: SECOND Total Acreage: .75*%
*this project only

Please attach on a separate sheet of paper a Legal Description of the Redevelopment
Area and a map indicating the location of the Redevelopment Area. Also include a 3
1/2" diskette containing the Legal Description in ASCII format.



DESCRIPTIVE SUMMARY OF PLAN AND PROJECTS

PURCHASE OF 50,000 S.F. 4 STORY - WESTERN UNION BUILDING
AND TWO PARKING LOTS.

RENOVATIONS WILL INCLUDE EXTENSIVE WEATHERIZATION AND
EXTERNAL REPAIRS, INCLUDING REPAIRING EXTERIOR BEAMS AND
COLUMNS, REPAIRING AND REPLACING BRICK AND BRICK SILLS,
CLEANING AND REPAIRING MASONRY, REMOVING UNSIGHTLY AND
OBSOLETE BOILER STACK, TUCK POINTING, AND UPGRADING OF ALL
MECHANICAL, ELECTRICAL AND PLUMBING SYSTEMS AS WELL AS
MODERNIZATION OF THE ELEVATOR AND RESTORATION OF
EXTERIOR FACADE TO ITS ORIGINAL CONFIGURATION. (SEE

PARKING LOTS WILL BE RECONFIGURED AND BEAUTIFIED, WHICH
WILL INCLUDE ADDING NEW PARKING STONES, REMOVING DIVIDING
WALL, INSTALLING NEW BRICK VENEERED AND CAST STONE
COLUMNS WITH PECORATIVE ORNAMENTAL FENCE, RESURFACING
AND/OR RESEALING LOTS, AND ADDING BLOCK WALL AND CAST
STONE TOP TO PERIMETER WALL, PER THE ATTACHED PLAN.
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PARKING LOT 1 LEGAL DESCRIPTION:

Lot 11, 23 and 13, and the south 8 feet of Lot 14, Block 8, McDaniel's Addition, a
subdivision in Kansas City, Jackson County, Missouri, except that part in streets
and except that par of Lot 14 lying northerly of the encroachment line as
described and shown on memorandum of agreement recorded under document
No. A-688806, in book B-3481, at Page 349.

PARKING LOT 2 LEGAL DESCRIPTION:

All of Lots 15, 16 and 17, and the south half of Lot 18, and that part of Lot 14
lying northerly of the encroachment line as described and shown on
memorandum of agreement recorded under document no. A-688806, in Book B-
3461, at page 349, all being in Block 8, McDaniel’s Addition, a subdivision in
Kansas City, Jackson County, Missouri, except that part in streets and alleys.
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Western Union Building:

FPARKING LOT IMPROVEMENTS

Parial fence elevetion
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PARKING LOT 1 LEGAL DESCRIPTION:

Lot 11, 23 and 13, and the south 8 feet of Lot 14, Block 8, McDaniel's Addition, a
subdivision in Kansas City, Jackson County, Missouri, except that part in streets
and except that par of Lot 14 lying northerly of the encroachment line as
described and shown on memorandum of agreement recorded under document
No. A-6888086, in book B-3481, at Page 349.

PARKING LOT 2 LEGAL DESCRIPTION:

All of Lots 15, 16 and 17, and the south half of Lot 18, and that part of Lot 14
lying northerly of the encroachment line as described and shown on
memorandum of agreement recorded under document no. A-688806, in Book B-
3461, at page 349, all being in Block 8, McDaniel's Addition, a subdivision in
Kansas City, Jackson County, Missouri, except that part in streets and alleys.
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Section 39.180. District M-1 — Light Industry.

1. USE REGULATIONS.

tn District M-1, no buitding or land shall be used and
no building shall be erected, altered, or enlarged,
which is arranged, infended, or designed for other than
one ot the following uses:

A. Any use permitted in District C-3al.

B. ANIMAL.

1.

Chicken baiteries or brooders.

2. Creameries.

3.

4.

5.

Meat processing (no staughiering).

Milk batlling or central distribution stations.

Poultry Killing or dressing.

6. Stables, riding.

7. Veterinary hospitals.

C. ENTERTAINMENT FACILITIES.

1.

Baseball park

. Children's or adult amusement park.
. Garnivel.
. Circus.

_ Drive-in theater, under the samé conditions

as required in District C-3al.

0. FOOD OR BEVERAGE PROCESSING.

1.

2.

Botting works.

Brewing or distilling of liquor.

. Canning or preserving factories.
. Cold storage plants.

. Coftee roasting.

. Cutling or biending of liquors.

. Manufacture of cigars, cigarettes, snuff or

olher tobacco products.

. Manufacture of chewing gum.
. Manufacture of syrups.

. Manufacture of fruil juices.

iC_lS

12.
13
14,

15,

16.

17.

39.180
M1

. Manufacture of extracts.

Manuiacture of drugs or medicines.
Manufacture of ice.
Manufacture of ice cream,

Marmufacture of potato, cormn or tapioca
chips.

Manufacture of sausages.

Wineries.

E. LIGHT MANUFACTURING.

1.

JOB SHOP FOUNDRIES for making
brass, bronze or aluminum caslings, when
the operation is conducled entirely withier a
building completely enclosed with walls and
roof and the nearesi point of the building is at
least five hundred (500) feet from the boun-
dary of an R-1 ta C-4 District, inclusive. The
activity shall create nio regularly recurring
noise in excess of 65 decibels as measured
at a point five hundred (500) feet from the
perimeter of the property, and shall creale
no vibration for a period longerthan three (3)
minutes in any one (1) hour,"which is pei-
ceplible from any adjoining premises. The
activity shail create no smoke exceeding d
densily of two {2) measured on the Ringel-
man Chart published and used by the United
States Bureau of Mines, except for a period
or periods not exceeding six (6) minutes in
any one (1) hour. The aclivity shall create no
unusual dust, fly ash, dirl, odor, noxious
gases, heat and unscreened glare which is
perceplibla on any adjoining premises. The
activity shail be lree from fire hazard and
excessive induslrial wastes.

Machina shops, when the operation is con-
ducted entirely within a building completely
anclosed with walls and roof and the neares!
point of the building is at least five hundred
{500) feet from the boundary of an A-1 o
C-4 District, inclusive. The aclivity shall
create no regularly recurring noise in excess
of 65 decibels as measured al a point five
hundred (500) feet from the perimeter of the
property and shall create no vibration for 3
period longer than three (3} minutes in any
one (1} hour, which is perceplible from any
adjoining premises. The activity shall creale
no smoke exceeding a density of two (2)
measured on the Ringelman Chart pub-
lished and used by the Uniled States Bureau
of Mines, excep! for a period or periods not
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10
11.
12

13

14.
15
16.

17.

18.

19,

21,

exceading six {8) minutes in any one (1)
hour. The aclivily shall create no unusual
dusi, fiy ash, diit, odar, noxious gases, heat
and unscreened glare which s perceptible
on any adjoining premises. The activity shall
be free frorn fire harard and excessive
industrial wasles.

Manufacture of goods from aluminum, brass,
bronze, copper, steel, tin, or other metal.

. Manufacture of goods from bone. lealher,

paper, rubber, sheli, wire or wood.

. Manufactura of ardificial Howers, feathers or

plumes.

. Manufacture of bags.
. Manufaciure of bicycles,
. Manufacture of boals.

. Manutacture of blacking, clcaning or polish-

ing preparations.

Manufacture of brooms ar brushes.
Manufaciure of buttons and novelties.
Manufacture of canvas products.

Manufacture of cement progducts, including
cemeni and cinder blocks,

Manutacture of clothing of all kinds.
Manufacture of cosmetics.
Manufacture of electrical signs.

Manufacture of furniture, including uphal-
stering and rebuilding.

Manufacture of gas or electric fixiures.

Manufacture of matiresses or their
renovaiior.

. Manufacture of musical instruments.

Manufaciure of plastics and plastic pro-
ducts, including assembly or processing,
when the operation is conducted entirely
within a building completely enclased with
walls and roof and the nearest paint of the
buitding is at least five hundred (500) feet
fram the boundary of an R-1 to C-4 District,

inclusive. The aclivily shail create no regu--

farly recurring noise inexcess of §5 decibels

as measured af a point five hundred (500)

feet from the perimeter of the property. and

shall create no vibration for a period longer
than three (3} minutes in any one (1) hour,
which it perceplible from any adjoning
premises. The activity shall create no smoke
exceeding a densily of two (2) measured on
the Ringleman Chait published and used by
the United Stales Bureau of Minas, except
for a period or periods nol exceeding six (6)
minutes in any one (1) hour. The aclivity
shalf create no unusual dust, fiy ash, dir,
odor, noxious gases, heat and unscreened
glare which is perceplible on any adjoining
premises. The activity shall be lree from fire
hazard and excessive indusirial wastes.

22 Manufacture of radio and/ or television sets.

23. Pattern shops.

24. Stamping, dieing, shearing, or punching of
metal not exceeding one-eighlh (%} inch in
thickness.

25. Welding shops.

F. SERVICES.

1. Assaying (other than gold or silver).
2. Carpet cleaning.

3. Chemical laboratories.

4. Laundries.

G. STORAGE, entirely enclosed within a wall or
cyclone-type fence ai least eight {8) leel in
height.

1. Asphall.
2. Brick.
3. Building materiat.
4. Butane (less than tank car lats).
5. Cement.
6. Clay products.
7. Coal.
8. Contractor's equipmenl.
9. Colion.
10. Feed.
11. Fertilizer.

12. Food.

106



3.

-

13. Fuel

14. Gasoline (fess than tank car lots).

15. Grain.

16. Gravel.

7. Grease.

18. Hay.

19. lce.

20. Lead.

21. Lime.

22, Liquor.

23. Lumber.

24, Machinery.

25. Oils.

26. Plaster.

27. Pipe.

28. Propane (less than tack car lots).

29. Roofing.

0. Rope.

31. Sand.

32. Stone.

33. Tar.

34. Tarred or crecsoled products.

3s. Terrz cotta

36. Timber.

37. Wine.

38. Wood.

39. wool

H. TRANSPORTATION — RELATED ACTIVITIES.

1. Aviation Schools. |
2. Body and fender work.

3. Terminals, freight — rail or waler.

107
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4. Terminals, truck — provided that all access
is from a major thoroughfare and the prop-
erly is screened by an eight (8} foot high
fence.

5. Tracks — spur, loading or siorage, and
freight yards.

1. WASTE PROCESSING FACILITIES; each of the
following must be conducted entirely within a
building completely enclosed with walls and roof.

1. Auto saivage and auto wrecking.
2. Junk operations handling.
3. Salvage processing.
4 Wrecking operations.
J. MISCELLANEQUS.
1. Cold storage plants.
2. Electroplating.
3. Forging.
4, Galvanizing.

5. Monument or marble works, finishing and
carving only, and excluding stoneculting.

6. Oil compeunding or barreling.
7. Spray painting or paint mixing.
B. Wholesale produce markets.

K. Accessory uses permitied are the same as for
" District C-3al. :

H. HEIGHT, YARD AND AREA REGULATIONS.

in District M-1, the height of buildings, minimum
dimensions of lols and yards, and the minimum ot
area per family permitted upon any lot shall be as
follows, provided that buildings erected for dwelling
purposes exclusively shall comply with the front, side
and rear yards requirements of District R-4. ’

A. HEIGHT.

Buildings or structures shall not exceed six (6}
stories and shall not exceed sevenly-five {65)
fest in heighl-

B. FRONT AND SIDE YARDS.

1. There need be no front or side yard in this
District, axcept when the District abuls or
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B

adjoins a District R-1, B-2, R-3. R-4.
R-4-0, R-5, or R-5-0 within the same
block and on the same side of the sireet.

Provided this situation occurs, and the
majorly of the buildings of lots in the resi-
dential district face on the said strest, there
shall be a setback from the said sireet for
any building in the industrial district equal to
one-haif (%) of the framt yard require-
ment for the aburting or adjoining resi-
dential district as given under the height,
vard and area regulations for that district;
and when the side property line ol residential
property forms the grealer portion, al ieast
saventy parcent {70%) of the slreel property
line in the residential districl, there shallbe a
setback in theindus!rial district equal to the
side yard requirement for the said resi-
dentiel district as given in Paragraphs 2 or
3 under the height, yard and area regula-
tions for that district, but need not be mors
tharn eight {8) feel.

There shall be a side yard along the side line
of a property in the industrial district which
abuts, edjoins or is within eight {8) fest of
& boundary of a residential district, aqual
to eight {8) feel maasurad from the resi-
dential district boundary line.

C. REAR YARDS.

1. The rear yard for business and ingustrial

buildings shall be at least three (3} inches
in laast dimension lor each foot of height
of the building, at any given level but must
be at least four (4) leet. Where thera is an
alley. the rear yard shall be measured to lhe
center of the alley.

Where the rear yard abuts or adjoins &
residential district (R-1, R-2, R-3, A4,
R-4-0, A-53, A-5-0), it shall be at least ten
{10) feat in depth.

Within fifly {50) feel of ihe nearest slreet,
norearyard is required where a rearfingof a
tol zoned lor business or indusiry abuts or
adjoing the side or rear ine of 2 ot zoned for

business or industry.

. An accessory building shall be allowed in

the above rear yard bul shall be kept at least
four {4} faat from tha rear and side ot lines
uniess there is an alley. Where there is an
alley, t may extend to the property line along
the alley. On & comer lol. the accessory
building shall be set back atleast fikeen (15)
feet from any street line.

0. LOT AREA.

108

No building, to be used whofly or partially for
dwelling purposes, shall be erected or zltered on
a lot which makes provision for less than the
foltowing number of square feet of the lat area:

.

For ane- and two-family dwellings, four
thousand {4,000} square feet.

. For ihree-lamily dwellings, including con-

versions, five thousand (5,000) square feet

. For dwellings with more than three {3} fami-

kes, other than row houses, hotels, aparl-
ment houses and apartment holels, five
thousand (5.000) square feet with one thou-
sand {1.000) square feet additional for each -
family over three (3).

. For row houses, one thousand (1.000)

square feel per family.

. For apartmenis, apariment hotels, hotels,

and buildings uscd jointly for hotel and
apartment house uses, or for business and
residential purposes, or for industrial and
residenlial purposes, one thousand {1,000)
square leet per family.

Ifi. PARKING AND LOADING REGULATIONS.

As provided for in Seclions 38444 and 39.445.

{Ord. 53173/09-03-81)



5.

PROJECT BUDGET
For each Project Area, please attach the following:

A complete development pro forma indicating total development costs by
Project;
An operating pro forma indicating expected revenue and expenses over a ten
year period,
Amount and source of cquity to be provided;
Amount and terms of private financing;
Name of Lender(s);

MISSOURI BANK & TRUST CO OF KANSAS CITY
copy of the Developer's Loan Application provided to Lender(s);
Evidence of commitment to provide funds {rom the lending institution
(signed by the lender and noting conditions and contingencies, if any); and
Itemized sources and uses of any public assistance to be used.




Western Union Building Project

Qperating Performa
10 Year Projections -
Cash Flow with TIF

Eevanuaes

- Rent

- TIF Increment
Tztal Revepues

Expenses
- Operatirg Expences

Het Cperating Income
Debt Service

Het Caslh Flow

¥et Operating Income
Total Project Costs
Return on Total Project Costs

Avg Return on Teotal Project Coste

Ner Cash Flow
Tozal BEgquity Investmant
Feturn on Sguiby Inveskment

Avg Return on Eguity Invascment

Year 1 Tear 2 Year 3 Yeaxr 4 Year 5 Year & Yeayr 7 Year 8 Year 8 Year 1€
1703 - 13403 1704 - 12734 1795 - 12705 1706 - 13706 1707 - 12727 1703 - 12433 1403 - 12/70% 1710 - 12710 1713 - 12711 L/S13 - 1712
E9,640 258,920 418,320 4¢3, 423 507,195 522,411 518,083 554,225 570, B52 587,578
24,452 33,275 34,744 Le, BZE 98,484 120,753 102,46 134,520 176,554 103,049
114,124 332,195 513,054 SES, 247 605,679 523,174 640,49% 655,025 697,406 B3T, 027
(112,500} 1231, 7R0) V238,703}) 1245, 6641 {253, 240) V2E0,B37) 1268,662) tare, 722) (285,024 V233,578
31,525 $130,445 $274,361 5333,483 $3E2,439 5362, 337 537.,837 $382,303 $392,362 5423, 152
(328,223} 1325,820) (329,320 1328,820}) {325, 820] 13249,820) (329,820; {3z29,820) 1322,820) H V-2 A
13328,195) {$.99,375) 1%55,453) 313,663 £22,618 $32,5.7 £42,017 552,483 $62,562 $71,632
51,5624 $.130, 445 $274, 361 3343,48:3 $3E2,438 5362, 337 5371,837 5382, 303 $392, 382 $403,45z2
§3,700,000 53,700,000 33,700,000 73,700,000 2,900,000 53,700,000 H3,7CC,CC0 53,700,000 53,700,000 53,700, o0
O.0BBY% 3.526% T.4l15% 3.283% $.525% 9._793% 140,450% 10.333% 10.605% 10.304%
11D y=ars) 8.200%
1$328,196) ($199,375] ($55,459) 313,663 £22,6818 ’ S32,5.7 242 C17 552,483 362,582 $73,352
$315,00D £315, 0G0 2325, 000 $315, 3327 $215.¢CC '83515,4000 £31s5,CCC 5315, 000 $315,000 5315, 300
~20B.378% -63.254% ~17.60BY 4.337% 7.181% " 10.323% 13,335% Th.661% 13.861% 23.57E%
10 y=ars) -19.4C0% *




Western Union Building Project

Operating Performa
10 Year Projections -
Cash Flow without TIF

Year 3

¥ear L Year 2 . YeEar ¢ Year & Year & Tear 7 Tear A Yeaxr § Tear 1icC
1703 - 12/03  1/€4 - 12704 1705 - 12725 1706 - “2/706 1707 - 32707 103 - 12703 1799 - 1x/f03 1719 - 12710 1711 - 12,11 1712 - 13si2
kevenues

- Rent #9, 64C Zgf, 520 418, 32¢C 492,422 37,135 522,411 533,333 554,225 E7C, B52 587,578

- TIF Increment ’ G C C o] Q 2 3 o a 4]
Tocal Revenuas B9 640 Z6E,G2C 418,32¢C 492,422 507,185 522,411 53%,083 554,225 550, 852 537,578
Expenses .

- Operating Exnenses [r12,5¢ce) {Z31,780) {238,79C3; (245, 864) (253,240 L 1253,33T) (258,852} [278,722) {2€5,C24) 232,875,

He: Operating Iacome (522,86C) £37.17¢ $179,617 5246, 558 $2533, 355 $251,574 $259,421 $27T,503 §2e5, 828 4233, 4¢3
Debs Servics (329, ,82¢C) {329, 8Z20) {328§,82C} {329, 82Q) 1329,820) {329,822} (325,820 (329,820} t32%, 82C) - 1328 820}
Ne:t Cash Flow (S352,6480C) {525% . 650] {5150, 263, (383, 262) 1375, 845) (553,248} (350,339} (552,317 1593,592; (635,417
Net Opsrating Incore (S22,B80) §i7.1%0 £175, €17 5246 558 253,555 251,574 5259,421 3277,503 £2E5, 828 §224,403
Toral Froject Coscs 53,7CC, 000 $3,700,000 3,708,000 $3,700,. 000 $3,700,003D 43,700,330 43,700,000 43,700,000 53,700,000 $3,720,0C0
Rebtarn sn T=tal Frecject IostE -l.z3€% 1.005% 4. 8E5% £.664% 5.351% TLOTOE T.2B2% 7.500% 7.725% T.857%
Avg Return on Totai Project Costs (1C years) 5.E00%
Nat CZash Flow (£352, €60} 15292, 650} (5150, 2023 {583 262; 575,353} (BEB, 255} (56D, 395) (%52,317) 1843, 992 (535,417
Tocral Egquity Irnvesecment £315,000 £315, 4000 $215. 0040 £315,CECaQ $315,020 %315, 2400 3315, 000 3315, 000 §$31E,c040 §315,000
Return cn Egquity Investment -223.8247 -92.305% -7 663% -Z6.432% -24,084% ~21.565% -19.174% -16.602% -13,566% -11.243%
Avy Returr on Eguity Investment (10 years) -43%._300%




Western Union Building Project

Operating Proforma
Assumptions

Annual Inflation Rate

Rental Income

First Fioor

Square Feel

Rental Per Square Foot

Total

Second Floor
Sgquare Feet
Rental Per Square Foot

Total

Third Floor

Square Feet

Rental Per Square Foot
Total

Fourth Floor

Sguare Feet

Rental Per Square Foot

Total

Total

3.

4.

Assumed Occupancy Rates
-~ As of 6/03
- As of 6/04
- As of 6/05

Acquisition and Renovation Loan
- Initial Principal

- Interest Rate

- Loan Term (in years)

- Annual Loan Payment

Owners’ Equity

- Imitial Investment

- Less Projected Historic
Tax .Credit

Net

2003 Unreimbursed Building Expense (4$5/sgft)

3.00%
9,300
512.00
111,600
18,000
$13.50
243,000
0
18,000
513.50
243,000
$597,600
30.00%
60.00%
80.00%
$3,385,000
7.50%
20
£27,485
1,315,000
(1,000,000}
$315,000
$£225,000

(only 50% of this amount was assumed to have been

incurred in 2003} .



TIF PROJECT COSTS
100 East Seventh Street
50,000 sf Office Building
Western Union Building

July 16, 2002
PROJECT COSTS
TIF*

| Building Acquisition- $ 850,000
Building Improvements 2,020,000 1,396,460"
Surface Parking Acquisition 530,000
Parking Lot Improvements | ' 147,308 147,308
Miscellaneous and Contingency 270,692
Architectural/Engineering/Legal/Appraisal 110,000 110,000
Boring/Survey/Environmental 50,000 50,000
Permits/Fees/Insurance 15,000 | 15,000
Title/Recording 15,000
Inspections/Disbursements 5,000 5,000
TIF Commission Expenses 20,000 20,000
Leasing Fee 200,000
Interest Holdback 200,000
Real Estate Taxes 17,000
Development Fee (5% of Project Costs) 250,000

Total Project Costs $4,700,000 $1,743,768

* TIF REMBURSABLE ITEMS | FiL RAAGBIWatkins Investment TIRTIF PROJECT COSTS.doc

' EXTERIOR REPAIRS of $718,487 plus elevator, mechanical, electrical and conveying system.



CONSTRUCTION TOTALS BY PROJECT AREA* - PROJECT ONE

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

e A Project Area is defined as a specific geographical area within the overall Plan Area that
is developed during a specific time frame.




Employment Information - PROJECT ONE

a. Reproduce this chart for each

Please provide employment information for each Project Are
Project Area.
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MISS®URI BANK

. GRANT SURCGHAM

Premdent & t: k0,

July 18, 2002

Rick Watkins

Watkins Investment Group, LLC
7301 Mission Road, Suite 249
Prairic Village, KS 66208

RE: LOAN-100 EAST SEVENTH STREET, KANSAS CITY MISSOURI
Dear Mr. Watkins:

Plcase accept this letier as an eapression of Inlerest by our bank in your
project. Subject to approval by our loan commitiee and their
requirements {including approval by a pariicipating bank), we would be
interested in making a lInan of $3,400,000.00 secured by the above
referenced property. It is our understanding that the vale of the Tax
Increment Rinancing oash fBow will be approxmntely $800,000 and that
additional equity will be provided via the sale of historic tax credits in the
amount of approximately $1,000,000.00.

This offer is subject to our standard underwriting criteria and expresses
an intcrest in this project; however, it shuuld nol be construed to be a
Inan commitment untl our loan committee and participating bank
approves this project.

Sincerely,

J. Grant Burcham
President and CEQ

001/ 001

Missorri Bunk & Trmst Company of Fansas City » (R18) 8814200 - 1044 Mzin Serect o B0, Box 264530 « Kanans Cily, MO 64196

Melna FR2EC



ECONOMIC IMPACT
For cach Project Area, please provide the following:
» Existing Economic Activity Taxes (EATS) (i.e., utilities, food & beverages,
sales, hotel rooms, use, corporate profits; and individual earnings taxes);
e Anticipated EATS;
¢ . Anticipated Payments in Lieu of Taxes (PILOTS), which are 100% of the
Revenues derived from an increase in assessed value.

CONTROL OF PROPERTY
If the Applicant owns the project site, indicate:

Date of Purchase: FEBRUARY 7, 2002

Mortgage(s): MISSOURI BANK & TRUST CO OF KANSAS CITY
1044 MAIN :
P.0. BOX 26430
KANSAS CITY, MO 64196
(816) 881-8200

Balance of existing Mortgage(s) $836,379.95 (OF $1,639,236.00 LOAN)

Submit copies of promissory note(s), deed(s) of trust and decd(s) for each mortgage.



PROJECT:
PROJECT MANAGER:
DATE:

ASSUMPTIONS

GROWTH RATES

BIANNUAL GROWTH RATE PILOTS:
ANNUAL GROWTH RATE EATS:

ESTIMATED SALES AND PAYROLL

Western Union Building - Watkins

Kelli Cochran
6/5/02

AO\E
wo\b

every other year

ANNUAL ANNUAL Est. # of ANNUAL
TENANT SQ. FT. SALES PER S.F. SALES TOTAL Employees PAYROLL
RESTAURANT 3,585 200 717,000 9 180,000 assumes $20,000/year average salary
RETAIL 5,730 200 1,146,000 10 180,000 -« ' assumes §18,000/year average salary
OFFICE 30,000 0 0 120 4,200,000 assumes $35,000/year average salary
TOTAL 39,315 400 1,863,000 139 4,560,000
BASE YEAR INFORMATION
RETAIL SALES 0
RESTAURANT SALES 0
EARNINGS 0
UTILITY TAXES 0
IPROPERTY it o aiicsaniail
COMMERCIAL 32%
RESIDENTIAL 19%
HARD REDEVELOPMENT COSTS wm.moo.oco.
ASSESSED VALUES
IFMV LAND 469,099 IEAV LAND 150,112
EFMV LAND 469,099 EAV LAND 150,112
IFMV IMPROVEMENTS 57,165 IEAV IMPROVEMENTS 18,293
EFMV IMPROVEMENTS: 3,530,901 EAV IMPROVEMENTS: 1,129,888
JTIFLEVYRATES N} = _
PROPERTY TAX MILLAGE IMPROVEMENT LAND
Jackson Co_ i 010057 : 0.0057 4
'KC Schoo! ©0.0485 e 0.0495 :
Mental Health - 0.00133 0.00133 L
‘Library - 0,005 0.005
Jr. College 0.0023 0.0023
Hnd Wkshp 0.0008 0.0008
City 0.0132 0.0207
TOTAL 0.07783 0.08533

EATS INFORMATION

CITY SALES TAX

COUNTY SALES TAX
F&B SALES
EARNINGS TAX

assume year 1 of Plan is 2002

1.7125%
1.4625%
0.750%
1.750%
1.000%

thru Dec. 2017
2018 and beyond




1M

12

1

10

40

i

"

INITIAL

EQUALIZED  EQUALIZED
ASSESSED  ASSESSED
VALUE VALUE INCREMENT PILOT
COMMERCIAL COMMERCIAL COMMERCIAL COMMERCIAL
150,112 150,112 0 0
18,293 18,293 0 0
150,112 151,613 1,501 128
18,293 1,129,888 1,111,596 86,515
150,112 151,613 1,501 128
18,293 1,129,888 1,111,596 86,515
150,112 153,129 3,017 257
18,293 1,141,187 1,122,894 87,395
150,112 153,129 3,017 257
18,293 1,141,187 1,122,894 87,395
150,112 154,660 4,549 388
18,293 1,152,599 1,134,306 88,283
150,112 154,660 4,549 388
18,293 1,152,599 1,134,306 88,283
150,112 156,207 6,095 520
18,293 1,164,125 1,145,832 89,180
150,112 156,207 6,095 520
18,293 1,164,125 1,145,832 89,180
150,112 157,769 7,657 653
18,293 1,175,766 1,157,474 90,086
150,112 157,769 7,657 653
18,293 1,175,766 1,157,474 90,086
150,112 159,347 9,235 788
18,293 1,187,524 1,169,231 91,001
150,112 159,347 9,235 788
18,293 1,187,524 1,169,231 91,001
150,112 160,940 10,828 924
18,293 1,199,399 1,181,106 91,926
150,112 160,940 10,828 924
18,293 1,199,399 1,181,106 91,926
150,112 162,549 12,438 1,061
18,2903 1,211,393 1,183,100 92,859
150,112 162,549 12,438 1,061
18,293 1,211,393 1,193,100 92,859
150,112 164,175 14,063 1,200
18,293 1,223,507 1,205,214 93,802
150,112 164,175 14,063 1,200
18,293 1,223,507 1,205,214 93,802
150,112 165,817 15,705 1,340
18,293  1,235742 1,217,449 94,754
150,112 165,817 156,705 1,340
18,293 1,235,742 1,217,449 94,754
150,112 167,475 17,363 1,482
18,293 1,248,100 1,229,807 95,716
150,112 167,475 17,363 1,482
18,293 1,248,100 1,229,807 95,716
TOTAL

PILOT
TOTAL

86,644

86,644

87,652

87,652

88,671,

88,671

89,700

89,700

90,740

90,740

91,789

91,789

92,849

92,849

93,920

93,920

95,002

95,002

96,094

96,094

97,197

97,197

2,020,519

[Present Value at 9%

$780,774.14 |




TOTAL

ANNUAL TOTAL cITY PILOTS TIF Revenue
ANNUAL RESTAURANT SALES EARNINGS UTILITY TOTAL TOTAL & available to
YEAR SALES 2 SALES? TAX TAX? TAX? EATS PILOTS® EATS developer *
1 573,000 358,500 29,212 22,800 3,833 27,923 0 27,923 26,526
2 1,146,000 717,000 58,424 45,600 7,666 55,845 85,777 141,622 134,541
3 1,180,380 738,510 60,177 46,968 7,896 . 57,521 85,777 143,298 136,133
4 1,215,791 760,665 61,082 48,377 8,133 | 59,246 86,776 146,022 138,721
5] 1,252,265 783,485 63,841 49,828 8,377 61,024 86,776 147,799 140,409
6 1,289,833 806,990 65,757 51,323 8,629 62,854 87,784 150,639 143,107
i 1,328,528 831,200 67,729 52,863 8,887 64,740 87,784 152,524 144,898
8 1,368,384 856,135 69,761 54,449 9,154 66,682 88,803 155,485 147,711
9 1,409,435 881,820 71,854 56,082 9,429 68,682 88,803 157,486 149,611
10 1,451,719 908,274 74,010 57,765 9,712 70,743 89,832 160,575 152,546
14 1,495,270 935,522 76,230 59,498 10,003 72,865 89,832 162,697 154,563
| 12 1,540,128 963,588 78,517 61,283 10,303 75,051 90,871 165,923 157,626
ﬁ 13 1,586,332 992,496 80,872 63,121 10,612 77,303 90,871 168,174 159,765
_ 14 1,633,922 1,022,271 83,298 65,015 10,930 79,622 91,921 171,543 162,966
15 1,682,940 1,052,939 85,797 66,965 11,258 82,010 91,921 173,931 165,235
16 1,733,428 1,084,527 88,371 68,974 11,596 84,471 92,981 177,452 168,579
_ 17 1,785,431 1,117,063 83,766 71,043 11,944 83,377 92,981 176,358 167,540
18 1,838,994 1,150,675 86,279 73,175 12,302 85,878 94,052 179,930 170,933
19 1,894,163 1,185,092 88,868 75,370 12,671 88,454 94,052 182,506 173,381
_ 20 1,950,988 1,220,645 91,534 7,631 13,052 91,108 95,133 186,241 176,929
21 2,009,518 1,257,264 94,280 79,960 13,443 93,841 95,133 188,975 179,526
22 2,069,803 1,294,982 97,108 82,359 13,846 96,657 96,225 192,882 183,238
23 2,131,898 1,333,831 100,021 84,829 14,262 99,556 96,225 195,782 185,993
TOTAL 35568150.22 22,253,371 1,757,688 1,415,277 237,941 1,705,453 2,000,314 3,705,767 3,520,479 |
| | Present Value at 9% 1,331,690 |

' Accounts for 5% TIF Commission administrative fee that is deducted before all TIF reimbursements

2 First year revenues were divided in half to account for any lag in revenues during start-up period

*|f running projections for project in Jackson County, subtract an additional 1% from the PILOTS projections (Jackson County
keeps a 1% collection fee--the other counties do not)




Western Union Building Project

Operating Proforma
Assumptions

1. Apnual Inflation Rate

2. Rental iIncome
- First Floor
Square Feet
Rental Per Square Foot

Totat

- Second Floor
Square Fect
Rental Per Square Foot

Total

- Third Floor
Sauare Feet
Rental Per Square Foot

Total

- Fourth Fluor
Square Feet
Rental Per Square Foot

Total

Total

3. Assumed Occupancy Rates
-As of 6/03
- As of 6/04
-As of 6/05

4, Acquisilion and Renovation Loan
- Initial Principal
- Interest Rate
- Loan Term (in years)
- Annual Loan Payment

5. Owners' Equity
- {nitial Invesiment
- Less Projected Historic
Fax Credit

Net

6, 2003 Unreimbursed Building Expense ($5/sqft)

9,300
$12.00

12,000
$13.50

12,000
$13.50

12,000
$13.50

1,315,000
(1,000,000)

$315,000

{Only 509%, of this amount was assumed {o have been

incurred in 2003).

3.00%

111,600

162,000

162,000

162,000

$597,600

30.00%
60.00%
80.00%

$3,385,000
7.50%

20

$27,485

$225,000



Western Union Build:ng Project
Cperating Proferma

10 Year Projections -
Cash Flew with TIF

Ravenues

- Rent

- TIF Ineremert
Tolal Revenuss

Expenses
- Operating Expenses

Net Operating Income
Debt Servize

Met Cash Flow

Mat Operating tncome
Total Project Costs
Retusr an Total Project Costs

el Cash Flow

Initial er Prior Equ.ty -avestment
Prior Year's Ecaity Investment
Tota' Equity Investment

Return ¢ Equ:ly investment

Year 1
1/03-12/03

85,640
25,525

1.56,165

112,500}
$3,665
(323,820)

{$325,154)

13 65€E
$3.70C.000
00999,

$326.154)
$315,C00

$315,000
-103.541% |

Year 2
1/04 . 12/04

263,920
134,541

403,461

(231,750)
171,711
(329,820)

{$158,109)

171,711
$3.700.00C
4.641%

1$158.10%)
1315000
$326.154
$641.15%4

-24.560%

Year 3
195 - 12/05

~18,320
125,133

554,453

(238,703}
$315,750
{329.B2C)

($14,07C)

$315.750
$3.700.C00
B.534%

(514,070)
$641,154
$158.108
$790,263
T6CF

Year 4
1406 . 12/06

452,422
138,721

631,143

(245,864)
£385,279
(328 B20)

$55.459

$388,279
3,700,000
10.413%,

$3E 459
$799,253

$799 263
6.939%,

Year 5
07 . 12/07

507,195
143,408

547 504

(253,240}

$394,364

{329,B2C)
$64 524

$394,354
$3,700.000
10.658%

$64, 544
$799.263

§799 253
B.O75%

Year B
1/08.12/08

5322411
143,107

665,518

(260,837}
$404, 581
(329 B2C)

574,861

$404 63)
$3,700,000
10.537%

574,851
$799,263

$799,263
9.366%,

Year 7
1/09 - 12/09

538,083
144 898

682,981

(268.662)
$414,31%
(329,820

384,495

$414,31%
$3,700,000
11.198%

$84,499
$798.263

$799,263
10.572%

Year B
1710 12/1¢

554,225
147.711

701.936

(27€,722)
$425214
(329,820}

§95,354

$42E,214
$3,700,000
11.492%

$65,394
$799,263

§799,263
11.935%

Year &
1L 12411

£70,852
la%.811

720,453

1588, 024)
435,439
(529,820)

$105.619

435,439
$2,720,000
11.7648%

3105629
$799,263

$799,263
13.215%

Year 1C
1/12-12/12

587,978
152,545

740,524

(223,575)
$446,945
(329,820}

$117,.28

$446 845
$3,70C,00C
12.080%,

$117 129
$79¢,203

$79¢,263
14,5559,




Western Union Building Project

Operating Proforma
10 Year Projections -
Cash Flow without TIF

Revenues
- Rent
- TIF Increment

Total Revenues

Expenses
- Operating Expenses

Net Operating Income
Debt Service

Net Cash Flow

Net Operating Income
Total Project Costs
Return on Total Project Costs

Net Cash Flow

Initial or Prior Equity Investment
Prior Year's Equity Investment
Total Equity Investment

Return on Equity Investment

Year 1
1/03.12/03

89,640
o]

89,640

(112,500)
($22,860)
(329,820)

($352,680)

($22,860)
$3,700,000
-0.618%

($352,680)
$315,000

$315,000
-111.962%

Year 2
1/04 . 12/04

268,920
0

268,820

(231,750)
$37,170
(329,820)

($292,650)

$37,170
$3,700,000
. 1.005%

($292,650)
$315,000
$352,680
$667,680

.43.8319,

Year 3
1/05.12/05

418,320
o}

418,320

(238,703)
$179,617
(329,820)

($150,203)

$179,617
$3,700,000
4.855%,

($150,203)
$667,680
$292,650
$960,330

.15.6419%,

Year 4
1/06 - 12/06

492,422
0

492,422

(245,864)
$246,558
(329,820)

($83,262)

$246,558
$3,700,000
6.664%

($83,262)
$960,330

$960,330
.8.6709%

Year 5
1707 - 12/07

507,195
o}
507,195

(253,240)
$253,955
(329,820)

($75,865)

$253,955
$3,700,000
6.864%,

($75,865)
$960,330

$960,330
+7.900%

Year 6
1/08 - 12/08

522,411
o]

522,411

(260,837)
$261,574
(329,820)

($68,246)

$261,574
$3,700,000
7.0709%

(368,246)
$960,330

$960,330
-7.107%

Year 7
1/09 . 12/09

538,083
0
538,083

(268,662)
$269,421
(329,820)

($60,399)

$269,421
$3,700,000
7.2829,

(360,399)
$960,330

$960,330
-6.289%

Year 8
1/10.12/10

554,225
0

554,225

(276,722)
$277,503
(329,820)

($52,317)

$277,503
$3,700,000
7.5009

(352,317)
$960,330

$960,330
-5.448%,

Year @
1711 - 12/11

570,852
0

570,852

(285,024)
$285,828
(329,820)

(343,992)

$285,828
$3,700,000
7.725%

($43,992)
$960,330

$960,330
-4.581%,

Year 10
1/12-12/12

587,978
o

587,978

(293,575)
$294,403
(329,820)

(335,417)

$294,403
$3,700,000
7.957%

($35,417)
$960,330

$960,330
-3.688%,




Title of Document: Warranty Deed

Date of Document: January 25, 2002

Grantors: : Paul 5. Kivett and Nancie C. Kivett, husband and wile
6861 W, 181st Terrace
Stilwell, Kansas 66085

Grantee; - Watkins [nvestment Group, L.L.C.
7301 Mission Road, Suite 249
Prairie Village, Kansas 66208

Legal Description: See EXHIBIT A attached hereto

Reference Book and Page: N/A

WARRANTY DEED

THES INDENTURE 15 given effective as of the 25th day of January, 2002, by PAUL S.
KIVETT and NANCIE C. KIVETT, husband and wife (“Grantors™), to WATKINS INVESTMENT
GROUP, L.L.C., 2 Missouri limited liability company (“Grantee”). Mailing address of Grantee is 7301
Mission Road, Suite 249, Prairie Village, Kansas 66208.

WITNESSETH: that Grantors in consideration of the sum of Ten Dollars ($10.00) and other
valuable consideration, the receipt of which is hereby acknowledged, does by these presents, GRANT,
BARGAIN, SELL and CONVEY unto Grantee all of the following described real estate, situated in
Jackson County, Missouri, to-wit:

See EXHIBIT A attached hereto and incorporated herein by reference

TO HAVE AND TQ HOLD THE SAME, together with all and singular the tenemcnts,
hereditaments and appurtenances thereunto belonging or in any wise appertaining, forever. Grantors do
hereby covenant, promise and agree to and with Grantee that at the delivery of these presents they are
lawfully seized in their own right of an absolute and indefeasible estate of inheritance, in fee simple, of
and in all and singular the above granted and described premises, with the appurtenances, that the same

265258vl



are free, clear, discharged and unencumbered of and from all former and other grants, titles, charges,
estates; judgments, taxes, assessments and encumbrances, of what nature or kind soever: and that they
will warrant and forever defend the same unto Grantee, its successors and assigns, against Grantors, and
all and every person or persons whomsoever, lawfully claiming or to claim the same.

IN WITNESS WHEREOF, Grantors have bereunto set their hand as of the day and year frst _

W{MS W

Paul S. Kivett

%MC iﬁau“@%—\

Nam:le C. Kwett

}L'LF [RpVEY: SR
STATE OF MISSOURE- )
COUNTY OFAEH&S(‘)N )

On this 25th day of January, 2002, before me, the undersigned Notary Public, personally
appeared Paul §. Kivett and Nancie C. Kivett, husband and wife, to me personally known, who, by me
being duly sworn, acknowledged the execution of the foregoing instrument as their free act and deed for
" the purposes stated therein. '

tg“'""qﬁ CATHERINE A. BRUCE s : —
{N y Aopt. [ R R ‘:,_{ A1 EL L A /, <
Notary Public

My commission expires:

268258v 1 .
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EXHIBIT A

Legal Description

The South 37 feet and 9 inches of Lot 4, and all of Lots & and 6, MCDANIEL’S
ADDITION to the City of Kansas (now Kansas City) in Jackson County, Missouri,
EXCEPT the portion theretofore taken in widening street, said premises being further
therein described as a tract of ground in the Northeast corner of 7th and Walnut Streets
in said city, extending a distance of 109.99 feet on Wainut Street, and a distance of 127
feet on 7th Street from Walnut Street eastward to the alley, according to the recorded

plat thereof;

Subject to the following:

(2)

(b)-

()

)

(e)

all exceptions listed on Schedule B of the Owner’s Title [nsurance Policy No.
020018152 issued by Chicago Title Insurance Company of Kansas City,
Missouri; . ' '

all leases and tenancies and right of parties in possession;

easements, restrictions, reservations and other agreements and matters of record;
taxes and assessments, general and special, not now due and payable; and

rights of the public in and to parts thereof in streets, roads or alleys.



If the Applicant has a contract or option to purchase the project site, indicate:

PARKING LOT # 1

Date purchase/option contract signed MAY 1, 2002

Closing/expiration date JULY 15, 2002

Submit a copy of purchase/option contract(s). ATTACHED

PARKING LOT #2

Date purchase/option contract signed JULY 1, 2002

Closing/expiration date SEPTEMBER 1, 2002

Submit a copy of purchase/option contrdct(s)- ATTACITIED




CONTRACT FOR PURCHASE AND SALE OF REAL ESTATE

THIS CONTRACT (the "Contract”) is exacuted (o be effective upon the Effective Date a5
hereinafter provided) by and between THEODORE FOLKERT ("Seller’), and WATKINS

INVESTMENT GROUP, L.L.C. , a Missour! imited kabiiity company ("Buyer).

IN CONSIDERATION of these Properiy and the financial benefits which will accrue to
Seller and Buyer from this Contract and the consummation of the transaction contemplated herein,
and for other good and valuable consideration, the recelpt and sufficiency of all of which Is hereby
asimoawiedged, Soller and Buyer horoby agree ae follows: .

ARTICLE 1 - Sale and Purchase.

Section 1.01. Agreemants to Selt and Purchase Praperty.

Sefler agrees to sell to Buyer and Buyeragrees to purchase from Seller, subject to all ferms
and provisions of this Contract and the fulfifiment of ali conditions set forth in this Contract, that
certain rea! propearly located In Platte County {the "County”), Missoun, fogether with any structures
and improvements currently located thereon and -all rights, privileges and appurtenances relafing
thereto (collectively, the "Property”) approximating 8,500 square feet, mare or less, and located at
the NWC of 7 and Walnut, Kansas City &he *City", Missouri, as legally described on Exhibit Ato

be attached hereto and made a psrt hereof.

Sectlon 1.02. Purchase Price. ZP"
Fotkss

The purchase price ("Purchase Price™) for the Property shali be Two-Hundred {Thousand

Dollars ( 080700). The Purchase shall be payable as follows: :

Dot ere:

(A) Eamest Money. The sum of Ten-Thousand Dollars {$10,000,00), payable by Buyer's
check (the "Eamest Money"), shall be deposited with the Title Company (as hereinafter
defined), as escrow agent, not later than three (3) days after exacution and defivery of this
Contract by both parties to be applied against the Purchase Piice at Closing.

(B} Cash Balance. The balance of the Purchase Prica {subject to adjustment as hereinafter
provided) shall be payable by Buyer at Clasing hereunder In immediately available funds.

ARTICLE 2 - Title to ba Conveyed; Title Insurance, Survey and Related Matters.

Section 2.01. Tile to Properly.

Buyer's obligation to complete the purchase of the Property hereunder shall be conditioned
upon Buyer's approval of the status of title and all exceptions to {itle affecting the Propedy as

hereinafter set forth,

Section 2.02. Titie Combpany.

Chicago Titie Insurance Company, Kansas City, Missouri {"Title Company™ is hereby
designated as the fitle insurance company responsible for issuance of the title insurance
commitment and policy required In connection with this Contract and the Escrow Agent responsibie

for administering the Closing hereunder.



Section 2.03. Supvey.

Seiler shalf deliver a current ALTA survey of the property, cartified to Buyer by a registered
land surveyor reasonably acceptable to Buyer, within forty-five (45) days of the Effective Date which
such survey shall be sufficient to removs the Title Company survey exceptions, determine if the
Property lles in & flood plain, certify the exact amount of acreage, and identify alf easements,
exceptions and access {0 dedicated streets. The Survey shali also certify the exact area, 10 the
nearest square foot of the Property to be purchased hersunder.

Section 2.04. Title Commitment.

Seller shail cause Titie Company to furnish to Buyer within fifteen (15) days after the
Effactive Date (as hereinafter defined) its commitment for title insurance (he "Commitment”)
covering the Property, which shall show Buyer as the proposed insured under an ALTA Owners
Policy of title insurance in the amount of the Purchase Price (the "Tille Policy™. Closing hergunder
shall be conditioned upon the agresment of the Title Company fo issue the Tille Policy insuring
Buyer's fee simple ownership of the Property without exclusions except Permitied Exceptions.
Seller shall pay for the cost of the Title Policy.

Section 2.05. Oblections to Title and Survey; Cure Foliowing Objections.

A, Obijections by Buyer, Buyer shall specify any liens, encumbrances or other fitie
exceptions affecting the Property to which Buyer objects {the "Title Objeclions™), as disolosed in the
Commitment, or matiers which constitute objections tc the survey, by written notice to Seller within
thirty (30) days after the later of Buyer’s receipt of the Commitment or the survey described above.
Any exceptions to title which are not objected to by Buyer on or before such date shal! be deemed
to be permitted exceptions 1o the survey or to the titie hereunder ("Permitted Exceptions").

B. Cure by Seller. Seller shail have such time 2z is necessary to cure, remove or
discharge any tille or survey Objections of which Buyer gives timely written notice hereunder, and
shali complete the cure, removal or discharge of all such objections to the reasonabie satisfaction of
Buyer as 3 condition to Clesing hereunder. It he event that Sefler Is unable or unwiiling to cure,
remove or discharge such objectians, on or prior 1o closing, this contract shall be subject to
canceliation by either party upon written notice of cancellation given to the non-canceling party,
provided, that the time for Closing hereunder may be extendad by Seller for such reasonable time
as may be necessary to compiete such cure, removal or discharge if Seller has commenced angd s
diligentiy pursuing such cure, remaval or discharge prior to the Closing ime Inltially specified herein.
such sxaension shall n no case exceed sixy (80) days. Closing shall be automatically extended to
a date not earlier than fiftcen (15) days after such cure, removal or discharge is completed.

C. Waiver. If Buyer has mage timely written notice hereunder with respect 10 any tille
or survey Objection and the matter objected to is of such a nature that Seller will be unable or
unwilling 1o complete ths cure, removal of dischange ihereof within a reasonable time after the
Ciosing time Initlally specified herein, Buyer may either accept conveyance of the Property
hereunder notwithstanding the continued existence of the matter objected to, or elect to terminate
this Contract, in which event Buyer's sole right and remedy hereunder shall be the return of the
Earnest Money to Buyer, following which this Coniract shall be null and vold snd neither Selier nor
Buyer shall have any further liabllity or obligation whatsoever hereunder.

ARTICLE 2 - Due Diligence Pericd/Conditions Precedent to Closing.



Section 3.01. Preliminary Faesibillty Sfucy.
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detarmle whether or not the Property is suitable for Buyer's intended use, IncludingoutRo jlmitad

10, an evaluation of the sconomic feasiolity of the site for the Intended psa-afievaluation of zoning,
accessibility, use restictions, topography, soil conditions, esvirofimentat conditions, rules and

reguiations of the City and County, and any giherrmafiors which in the Buyer's sole judgment will W
affect the purchase decislon. if intheB (yer's sole judgment the Property is not suitable for the

Buyer's inlended 1vse anere siactives, then the Buyer shall have the right to terminate this

Agreement-by sending written notice to the Sellerwithin sixty (60) days from the Effective Date of

BT A reO
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Section 3.02. Inve {isja k] ar; Condifiens.

Buyer shall have accessto the Property at reasonable times during the perfod comriencing
on the Effective Date and ending on adate sixty (60) days following the effeciive date hereof for the
purpose of making any detalfed investigations and inspections (the *inspection period’). Buyershal
be solely liable for personal injuries or property damage resulting from the presence of Buyercrhis
designees upon the Property in connection with any such investigations of Inspections.

Buyer's obligation to compleie purchase hereunder shall be subject tc the following
conditions: : :

{A) Environmentat Investigation. Buyer shall have recelved a Phase | environmental report at
Buyer's expense reasonably acceptable to Buyer, reflecting investigation conceming any
Hazardous Materials or Adverse Environmental Conditions upon or affecting the Property
and e Status of ihe Praperty under applicable Environmental Laws including Wetlands

restrictions,

If Buyer has made timely wiltten notica hereunder with respect to any objection or ground
for disapproval in connection with any of the foregolng matters In this Seclion 3.02, Seller shali have
the right at its election, but shall not be obiigated, te pursue such actions as may ba necessary to
remedy Buyer's objection, and so fong 85 Seller notifies Buyer in writing of its election to pursue the
foregoing actions within seven (7) days after receipt of Buyer's notiflcation concerning Buyers
objections. if Seller does not elect or cannol cure Buyer's objection, Buyer may either sceept
conveyance of the Property hereunder notwithstandlng the continued existence of the matter ghving
rise 1o Buysr's objection, or elect to terminats this Contradl, in which event Buyer's sofe right and
remedy hereunder shall be the retum of ihe Eamest Money to Buyer, followlng which this Contract
shall be aull and void and neither Seller nor Buyer shall have any further Hability or obligation
whatsoever hereunder. :

ARTICLE 4 - Warranties and Reprezantations.

Section 4,01. By Seller.
Seller warrants and raﬁresants to Buyer that:

A Authority: Validity; Binding Effect. Sefferis authorized to entar into this contract which
constitutes the valid and binding agreement of Seller enforceabie against Sellerin
accordance with its terms.

) Title. Seller is the owner in foe simple of ths Property, subject only to the fitie exceptions
and cther matters, if any, which may be disclosed ini the Commitment.

{C) Nen-Foreign Statys. The Sellerisnota foreign person selling property as daserbed inthe
Foreign investment in Real Propesty Tax Act {'FIRPTAT.



©)  Inspection and Due Diligence. Buyer and His officers, engineers, agents, attomays,
accountants, architects and engineers shall have full access to the Property for the purpose
of making such inspections, tests, and verifications as they stiall deem reasonably

nocessary.

(=) Hagardous Materials. To the best of Seller's actual knowiedge, the Property contains no
concentration of hazardous materials In violation of any environmeatal law.

(/)  Cooperation Regarding Zoning And Site Plan Approval. Seller shall cooperate fully, at no
cost to Seller, to obtain rezoalng site plan appsoval and plat approval far the Property.

Section 4.02. Survival.

Al warranties, representations, covenants and agreements contained in this Contract shalt
survive and shall remain in full force and effect after Closing hersunder.

ARTICLE § - Closing.

_ Section 5.01. Time and Place of Closing.

Subject to fulfillment of all conditlons set forth in this Contract, closing of the sale and
purchase of the Property under this Contract ("Closing™), which term shall inciude the delivery of all
iterns and performance of all acts specified in this Article 5 and tha agreement of Tilie Company to
furnish the TRie Policy as required hereunder, shall take place at the offices of the Tille Gompany or

at such other place as may be mutually agreed to by Seller and Buyer on the later of % P
Uiy {3, roo

2002 . Closing may take place eartier by mutuat agreement of Selier and Buyer.
Section 5.02. ltemns to be Beliver Seiler at Closing.
Seller shali deliver the following items at or prior 1o Closing:

{A) Deed, A Special Warranty Deed (the “Deed”), duly executed by Seller and duly
acknowledged, conveying to Buyer an indefeasible titte to the Property In fee simple
absolute, free and clear of any lien, encumbrance oriitle exception other than the Penmitted

Exceptions.

{B)  Thle Policy. The Title Palicy in form and content reasonably acceptable to Buyer, or Tille
Company’s written acknowledgement of its agreement to issue the same.

) Section 1445 Certificate. A certificato or affidavit as required by Internat Revenue Code §
1445 setting forth Selfler's tax 1.D. # and stating Seiter Is not a foreign person othenwise

subject to back-up withholding.
- Section 5.03. [temns fo be Delivered by Buyer at Clasing.

Buyer shall defiver the foliowing items at or prior to Closing:

(A Purchase Price. The batance of the Purchase Price in immediately avaliable funds (afler
credit is given for the Eamest Money and after all adjustments provided for in this Contracl).

Section 5.04. Possession.



Full and unencumbered possession of the Propery shall be given to Buyer immedistely
tollawing Closing hereunder.

Section 5.06. Expenses of Closing: Prorstion of Taxes.

(A) Expenses of Closing. Al tile insurance premiums, recording or filing charges, prior year
taxes, all installments of speclal assessments aftributable to tax years prior to the year in
which closing ocours end-brekess-commissiens-shail be pald by Seller. The parties shall
QY pay their own atlomeys' fees. Escrow and closing feas shall be divided avenly between
Buyer and Sellor.

(B) Proration of Texes. Real estate taxes and installments of special assessments for the
current year for the Property shall be prorated between the parties as of the date of Closlng

on the basis of the calendar year.
ARTICLE & - Default and Remedies.
Section 6.04. Remedieg U ulf,

{(A)  BuyersDefauR. if Buyer falls to meet, comply with or perform any of its material covenants,
agreements or obligations hereunder within the time limits and in the manner required in
this Contract for any reason other than a default by Seller, then, at Seller's elzction, the
Eamest Money shall be paid over by Escrow Agent to Seller on demand, and Seller may
retain the Eamest Money as liquidated damages which shall be Seller's sole and exclusive
remedy against Buyer under this Contradt . o

autt. 1 Seller fails to meet, comply with or perform any of their material
covenants, agreements or obligations hereunder within the time limits and In the manner
required in this Contract for any reason other than a defaull by Buyer, Buyor may pursue
any of all ights and remedies Buyer may have against Seller under this Coniract, under
any applicable law and/or in equity gnciuding but not limited to the commencement of an
action for damages and/or a proceeding for spacific enforcement of this Conlract), all in
such order and manner as Buyer may elect.

ARTICLE 7 - Miscellaneous Provisions,

Section 7. 01. Casuaity and Condempation.

Ssller agrees to give Buyer prompt notice of any casualty adversely affecting the Property
or the value thereof prior to Closing and of any actual or threatened taking or condemnation of ihe
property or any part thersof occurring prior to Closing. If, prior to Glosing, any matertal portion of
the Properly Is damaged or the value thereof s matetially reduced by fire or other casualty, or any
meterial portion of the Propedy is taken in any proceedings relating to erninent demain or by
conveyance under threat of any such 1aking, or If notice of any intended future taking shall be given
by any govemmental authority with respect to any material portion of the Property, Seller shail give
wiltten notice to Buyer of any such event, and Buyer shall notify Seller in writing within ten (1 0) days
after Buyer's receipt of such notice fram Selier, of Buyer's election eitherto terminate this Contract
or to complete purchase of the Property heraunder and recaive alf insurance progeeds and/or '
condemnation awards payable in connectlon with such casualty ortaking. If Buyer makesthe latier
elaction, Seller shall execule and defiver all documents necessary to assign to Buyer all of Seller's
inferest In such insuranze proceeds and condemnation awards.

Saction 7.02. Syccessors and Asslgns Bound; Asslgnment.

This Contract shall inure o the benefit of and shali be binding upon the respective helrs,
reprasentatives, SUcCessors and assigns of Seller and Buyer. Buyer shail have the right to assign



this Contract or any right, itie or Interest of Buyer hereunder without the prior written consent of
Seller. Any such assignment with Selfer's consent shall not relieve Buyer of any liability hareunder.

Section 7.03. Notices.

All notices given In conneclion with this Contract shall ha in writing and shall be directed to
the parties ai the following addresses {or st such other address{es) as eifher party may designate
fiom time to time by notice to the other party given in the manner required herein).

To Seller:
THEODORE FOLKERT
577 O ey rao T il
ScigTe” ¢/ _
T vewie oA 90249/

To Buyet, in care of:

Mr. Richard C. Watkins
Watkins & Company, Inc.
7301 Mission Road, Suite 249
Prairie Village, Kansas 66208

with a required copy ta:

Mr. Jos Harter

MeDowell, Smith, Rice & Gaar
605 W 47 St, STE 350
Kansas City, MO 64112

‘Notices given hereunder shall be deamed effectively given (1) upen personal delivery of
any such notice 10 the premises of the addressee as set forth above or as most recently designated
by the addressee as provided herein or (2) two business days following the deposit of an envelope
containing such notice in the United States mall, addressed as set forth above of as most recently
designated by the addressee as provided hereln, with sufficient postage attached for first class mall

or cerified mail, as the sender may elect.
Saction 7.04. Aftomevs' Fees.

Selter and Buyer shall separately bear the fees and expenses charged by thelr respective
counsel §f any) in conneclion with the preparation, negotiation and Closing of this Contract. In any
litigation between the partles regarding this Contract, the losing parly shalt pay to the prevailing
party all reasonable expenses, Including but not limited to reasonable attorneys' fees and court

costs, incurred by the prevaiiing party.
Section 7.05. Brokers.

Buyer and Seller are representing themselves in this transaction-and neither have
employeed any other broker. Richard C. Watkins is a membar of the Buyer and is a licensed real
estate agent in the State of Missouri. Theedore Folkort, the Seller, is a licensed real estate agentin

theo state of Califomia.

Section 7.06. Waivers: Remedies Cumulative.

Neither a fallure by either party to exerclse any of its fights or remedies relating to this
Contract nor any delay by either party in such exercise shall constitute a waiver of any right ot
remedy hereunder. Any waiver of any right by sither paity shall be effective only if specified in



writing and signed by the party to be bound by such waiver. Al rights and remedies of the parties
under this Contract, under applicable law and/or In equity shall be cumulative, and no single or
partlal exearcise of any such fght or remedy shali prevent any cther or furiher exercise thereof.

Section 7.07. Further Documents.

Seller and Buyer sach agree to execute any and all further docurments and instruments
required to give effect to the terms and provisions of this Contract.

Section 7.08. Captions.

The captions contained herein are included for convenience of reference only and shall not
be deemed to define, imit or otherwise affect the meaning or interpretation of any term or proviston
of this Contract. .

Section 7.0%. Construciion of Terms.

Any rafaranca in this Contradl to a parficular gender shall include all genders and singular
references shall include the piural and vice versa.

As used in this Contract, the term "person”™ shafl include, but is not limied to, naturat
persons, conporations, parinsrships, trusts, Joint veniures and other legal antities, and ali combina-
lions of the foregoing natural persons or entities

if the last day of any time period stated hereln shait fall on a Saturday, Sunday or legal
holiday, then the duration of such #me period shall be extended so that it shall end on the next
succeeding day which Is rot a Saturday, Sunday of tegal holiday,

Section 7.10. No Inferencas.

No inference in favor of or against either party to this Contract shall be drawn from the fact
that such party or any representative of such parly drafted all or any portion of this Contract.

Section 7.11. Goveming Law; Venus,

This Gontract and all matters relating hereto shali be govemied by the faws of the Stata of
Missourd. The parties agree ihat verus of any action arising from or relating to this Contract, the
transactions contemplated herein and/or the relationships of the parties hereunder shall fielna
court of competent jurisdiction located in Jacksen County, Missouri.

Section 7.42. Time of the Essence.

Time Is of the essence of this Contract and of each of the separate agisements contained
hersain.

Section 7.13. Effective Date.

This Contract shall become effective on the date 1t Is executed by the fast of the parties to
complete execution hereof (the "Effective Data". .

Section 7.14. Couniepans.

This Contract maj' ba exscuted in two or more counlerparts, each of which shall be
deemusd an original and shali be binding upon any paty executing the same and sil of which



togethar shail constitute one and the same document. This Contract shall become effeciive when
all signatories nereto have axecuted 8 eounterparst hereof.

Section 7.15. Exchangs.

The above referenced Seller may assign this contract and his interest hereunder to &
qualified intermedtary (e =Qualified Intermediary’) s defined in the United States Treasury
Regulations to act in place of the seller of the property. Such assignment shall be made in writing.
On the assignment of this contract 10 @ Qualified Intermediary, the Qualified Intermediary shall be
substituted for the seller as the Seller of the Propeity named in the contract. The Parties
understand and aciknowledge that the purpose of this Assignment to a Qualified Intermediary is to
qualify Seller's acquisition of the replacement properiy as pat of a tax deferred Like-Kind Exchange
of real property under section 1031 of the internal Revanue Code, and all transactions
contemplated by this contracti shalt be implemented sccondingly. Buyer agreas to cooperate fully in
the exchange and 1o undertake such accommodations as Seller and his sttorneys may reasonably
request to accomplish the tax-{ree exchange al no liability.

sectlon 7.16. Execution Deadline.
This Contract shall be null and void unless axecuted by all paties by May 19, 2002.

Section T.§7. Use of Parking.

As part of the contract consideration, Seller agrees 10 allow Buyer to park vehicles on this
property during the contract period. Buyer agrees lo use only those spaces currenily not rented by
selier during this term.



N WITNESS WHEREOF, Seller and Buyer have executsd this Contractonthe date(s) set
forih below.

Buyer: WATKINS INVESTMENT GROUP, LL.C.

7~

Richard C. Watkins, Manager _

Date Exgcuted: _Lﬂ 4 gL e
f

Seller: THEODORE FOLKERT

Date Executed: .{/ / / o’

[ —— ]
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'CONTRACT FOR PURCHASE AND SALE OF REAL ESTATE

THIS CONTRACT (the "Contract”) is executed (io be effective upon the Effective Date as
hereinafier provided) by and between SIX TEN WALNUT, L. P. ("Seller”), and WATKINS
INVESTMENT GROUP, L.L..C. , a Missouri limited lability company ("Buyet™).

IN CONSIDERATION of these Property and the financial benefits which will accrue to
Seller and Buyer from this Contract and the consummation of the transaction contemplated herein,
and for other good and valuable consideration, the receipt and sufficiency of all of which is hereby

acknowledged, Selter and Buyer hereby agree as foliows:
ARTICLE 1 - Sale and Purchase.
Section 1.01. Agreen’genté to Sell and Purchase Propsrly.

Selier agrees to seil to Buyer and Buyer agrees to purchase from Selier, subject to all terms
and provisions of this Contract and the fulfiliment of all conditions set forth in this Contract, that
certain real property located in Platte County (the “County™), Missouri, together with any structures
and improvements currently located therson and all rights, privileges and appurienances relating
thereto (collectively, the "Property™ approximating 12,488.40 square feet, more or less, and located
at 610 Wainut, Kansas City (the "City™), Missouri, as legaily described on Exhibit A to be attached

hereto and made a part hergof.
Section 1.02, Purchase Price.

The purchase price ("Purchase Price™) for the Property shall be Three-Hundred Thousand
Dollars {§300,000.00). The Purchase shall be payable as foliows:

(A) Eamest Money. The sum of Ten-Thousand Dollars ($10,000.00), payable by Buyer's
check (the "Eamest Money™, shall be deposited with the Title Company (as hereinafter
defined), as escrow agent, not later than three (3) days after execution and delivery of this
Contract by both parties to be applied against the Purchase Price at Closing.

(B) Cash Balance. The balance of the Purchase Price (subject to adjustment as hereinafter
provided) shall be payable by Buyer at Closing hereunder in immediately available funds.

ARTICLE 2 - Title to be Conveyed; Title Insurance, Survey and Related Matters.

Section 2.01. Title to Property.

Buyer's obligation to complete the purchase of the Property hereunder shail be conditioned
upon Buyer's approval of the status of titie and all exceptfions to title affectingthe Property as '
hereinafier set foith.

Section 2.02. Title Company.

Chicago Title insurance Company, Kansas City, Missouri ("Title Company™) is hereby
designated as the title insurance company responsible for issuance of the title insurance
commitment and policy required in connection with this Contract and the Escrow Agent responsible

for administering the Closing hereunder.



Section 2.03. Survey,

Seller shall deliver a current ALTA survey of the property, cerified to Buyer by a registered
land surveyor reasonably acceptable to Buyer, within forty-five (45) days of the Effective Date which
such survey shall be sufficient ta remove the Title Company survey exceptions, determine if the
Propeity lies in a flood plain, certify the exact amount of acreage, and identify all easements,
exceptions and access to dedicated streets. The Survey shall also ceriify the exact area, to the
nearest square foot of the Property to be purchased hereunder.

Section 2.04. Title Commitment.

Seller shall cause Title Company to furnish to Buyer within fifieen (15) days after the
Effective Date (as hereinafier defined) its commitment for {itie insurance (the "Commitment™)
covering the Property, which shall show Buyer as the proposed insured under an ALTA Owners
Policy of itle insurance in thie amount of the Purchase Price (the "Title Policy”). Closing hereunder
shall be conditioned upon the agreement of the Title Company to issue the Title Policy insuring
Buyer's fee simple ownership of the Property without exclusions except Permitted Exceptions.

Seiler shall pay for the cost of the Title Policy.
Section 2.05. Obijections to Title and Survey; Cure Faollowing Obijections.

A. Objections by Buyer. Buyer shall specify any liens, encumbrances or other fitle
exceptions affecting the Property to which Buyer objects (the "Title Objections”), as disclosed in the
Commitment, or matiers which constitute objections 1o the survey, by wiitien notice to Selier within
thirty (30) days after the later of Buyer's receipt of the Commitment or the survey described above.
Any exceptions to title which are not objected to by Buyer on orbefore such date shalt be deemed
io be permitted exceptions to the survey or to the title hereunder ("Permitted Exceptions”).

B. Cure by Seller. Seller shall have such time as is necessary to cure, remove or
discharge any fitle or survey Objections of which Buyer gives timely writien notice hereunder, and
shali complete the cure, removal or discharge of all such objections fo the reasonable satisfaction of
Buyer as a condition to Closing hereunder. In the event that Seller is unable or unwilling to cure,
remove or discharge such objections, on or prior to closing, this coniract shall be subject to
cancellation by either party upon written notice of cancellation given to the non-canceling party,
provided, that the time for Closing hereunder may be exiended by Selier for such reasonable time
as may be necessary to complete such cure, removal or discharge if Seller has commenced and is
diligently pursuing such cure, removal or discharge prior to the Closing time initialty specified herein.
Such extension shall in no case exceed sixty (60) days. Closing shall be automatically extended to
a date not earfier than fifteen (15) days after such cure, removal or discharge is completed.

C. Waiver. If Buyer has made timely written notice hereunder with respect o any titte
or survey Objection and the matier objected to is of such a nature that Seller will be unable or
unwilling to complete the cure, removal or discharge thereof within a reasonable time after the
Closing time initially specified herein, Buyer may either accept conveyance of the Property
hereunder notwithstanding the continued existence of the matter objected te, or elect to terminate
this Contract, in which event Buyer's sole right and remedy hereunder shall be the return of the
Eamest Money to Buyer, following which this Contract shall be null and void and neither Seller nor
Buyer shall have any further liability or obligation whatsoever hereunder.

ARTICLE 2 - Due Diligence Period/Conditions Precedent to Closing.



Section 3.01. Preliminary Feasibility Study.

Buyer, at Buyer's expense, shall conduct a preliminary feasibility study of the Property to
determine whether or not the Property Is suitable for Buyer's intended use, including, but not limited
to, an evaluation of the economic feasibility of the site for the intended use, an evaluation of zoning,
accessibility, use restrictions, topography, soil conditions, environmental conditions, rules and
regulations of the City and County, and any other matters which in the Buyer's sole judgment will
affect the purchase decision. If in the Buyer's sole judgment the Property is not suitable for the
Buyer's intended use and objectives, then the Buyer shall have the right to terminate this
Agreement by sending written riotice to the Seller within sixty (60) days from the Effective Date of
this Agreement or 15 days after the receipt of the survey from Seller whichever Is later.

Section 3.02. Investigations by Buver; Conditions.

‘Buyer shall have access to the Property at reasonable times during the period commencing
on the Effective Date and ending on a date sixty (80) days following the effective date hereof for the
purpose of making any detailed investigations and inspections (the “inspection period”). Buyershall
be solely liable for personal injuries or property damage resulting from the presence of Buyer or his
designees upon the Property in connection with any such investigations or inspections.

Buyer's obligation to complete purchase hereunder shall be subject to the following
conditions: : '

{(A) Environmental Investigation. Buyer shall have received a Phase | environmental report at
Buyer's expense reasonably acceptable to Buyer, reflecting investigation concerning any
Hazardous Materials or Adverse Environmental Conditions upon or affecting the Property
and the status of the Property under applicable Environmental Laws including Wetlands

restrictions.

if Buyer has made timely written notice hereunder with respect to any objection or ground
for disapproval in connection with any of the foregoing matters in this Section 3.02, Seller shall have
the right at its election, but shall not be obligaled, to pursue such aclions as may be necessary 10
remedy Buyer's objection, and so long as Sefler notifies Buyer in writing of its election to pursue the
foregoing actions within seven (7) days after receipt of Buyer's notification conceming Buyer's
objections. If Selter does not elect or cannot cure Buyer's objection, Buyer may either accept
conveyance of the Property hereunder notwithstanding the continued existence of the matter giving
rise to Buyer's objection, or elect to terminate this Contract, in which event Buyer's sole right and
remedy hereunder shall be the retum of the Eamest Money to Buyer, following which this Contract
shall be null and void and neither Seller nor Buyer shall have any furiher liability or obligation

whatsoever hereunder.
ARTICLE 4 - Warranties and Representations.
Section 4.01, By Seller,

Seller warrants and represents to Buyer that:

(A) Authority; Validity: Binding Effect. Seiller is authorized to ehter into this contract which

constitutes the valid and binding agreement of Seller enforceabie against Seller in
accordance with its terms.

B Titie. Seller is the owner in fee simple of the Property, subject only to the title excepfions
and other matiers, if any, which may be disclosed in the Commitment.

) Non-Foreign Status. The Seller is not a foreign person selling property as described in the
Foreign Investment in Real Property Tax Act (FIRPTA".




) Inspection and Due Diligence. Buyer and is officers, engineers, agents, attorneys,
accountants, architects and engineers shall have full access to the Property for the purpose
of making such inspections, tests, and veifications as they shall deem reasonably

necessary.

Hazardous Matesials. To the best of Seller’s actual knowledge, the Property contains no
concentration of hazardous materials in violation of any environmental law.

Cooperation Regarding Zoning And S‘ﬂg Plan Approval. Seller shall cooperate fully, at no
cost to Seller, to obtain rezoning site plan approval and plat approval for the Propeny.

Section 4.02. Survival

All warranties, representations, covenants and agreements contained in this Contract shall
survive and shall remain in full force and effect after Closing bereunder.

ARTICLE § - Closing.

Section 5.01. Time and Place of Clasing.

Subject to fulfillment of all conditions set forth in this Contract, closing of the sale and
purchase of the Property under this Contract ("Closing”), which term shall include the delivery of all
tems and performance of all acts specified in this Article 5 and the agreement of Title Company to
fumish the Title Policy as required hereunder, shall take place at the offices of the Titie Company or
at such other place as may be mutually agreed to by Seller and Buyer on the later of OCTOBER 1,
2002 . Closing may take place earlier by mutuai agreement of Seller and Buyer.

Section 5.02. ltems 1o be Delivered by Seller at Closing,

Seller shall deliver the foliowing items at or prior to Closing:

(A) Deed. A Special Wamanty Deed {the “Deed”), duly executed by Seller and duly
acknowledged, conveying to Buyer an indefeasible title to the Property in fee simple
absolute, free and clear of any lien, encumbrance or title exception other than the Permitted

Exceptions.

| Titie Policy. The Title Policy in form and content reasenably acceptable to Buyer, or Title
Company’s written acknowledgement of its agreement to issue the same.

(C)- Seclion 1445 Certificate. A cerlificate or affidavit as required by Internal Revenue Code § .
1445 setting forth Seller's tax |.D, ¥ and stating Seller is not a foreign person otherwise
subject to back-up withholding.

Section §5.03. ltems to be Deliverad by Buver at Closing.

Buyer shall deliver the following items at or prior to Closing:

A) Purchase Price. The balance of the Purchase Price in immeadiatefy availabie funds (after
credit is given for the Earnest Money and after all adjustments provided for in this Contracl).

Séction 5.04. Possession.



Fuli and unencumbered pdssession of the Property shall be given to Buyer immediately
following Closing hereunder.

Section 5.06. Expenses of Closing; Proration of Taxes.

{A) Expenses of Closing. All titie insurance premiums, recording or filing charges, prior year
taxes, all instaliments of special assessments atiributable to tax years prior to-the year in
which dlosing occurs and broker's commissions shall be paid by Sefier. The parties shall
pay their own attomeys' fees. Escrow and closing fees shall be divided evenly between

Buyer and Seller.

(B) Proration of Taxes. Real estate taxes and instaliments of special assessments for the
current year for the Property shall be prorated between the parties as of the date of Closing

on the basis of the calendar year.
ARTICLE 6 - Default and Remedies.

Section 6.01. Remedies Upon Defauft.

(A) Buyer's Default. If Buyer fails to meet, compty with or perform any of its material covenants,
agreements or obligations hereunder within the time limits and in the manner required in
this Contract for any reason other than a default by Seller, then, at Selier's election, the
Eamest Money shall be pald over by Escrow Agent to Seller on demand, and Seller may
retain the Earnest Money as fiquidated damiages which shali be Seller's sole and exclusive

remedy against Buyer under this Contract .

Seller's Default. If Selier fails to meet, comply with or perform any of their material
covenants, agreements or obligations hereunder within the time limits and in the manner
required in this Contract for any reason other than a default by Buyer, Buyer may pursue
any or all rights and remedies Buyer may have against Seller under this Contract, under
any applicable law and/or in equity (including but not fimited to the commencement of an
action for damages and/or a proceeding for specific enfarcement of this Contract), ali in
such order and manner as Buyer may elect.

ARTICLE 7 - Miscellaneous Provisions.

Section 7. 01, Casualty and Cond_emnation.

Seller agrees to give Buyer prompt notice of any casualty adversely affecling the Property
or the value thereof prior to Closing and of any actual or threatened taking or condemnation of the
Property or any part thereof occurring prior to Closing. If, prior to Closing, any material portion of
the Property is damaged or the value thereof is materially reduced by fire or other casualty, or any
material portion of the Property is taken in any proceedings relating to eminent domain or by
conveyance under threat of any such taking, or if notice of any intended future taking shall be given
by any govemmental authority with respect to any material portion of the Property, Seller shall give
written notice to Buyer of any such event, and Buyer shall notify Sellerin writing within ten (10) days
after Buyer's receipt of such notice from Seller, of Buyer's election either to ferminate this Contract
or to cornplete purchase of the Property hereunder and receive all insurance proceeds and/or
condemnation awards payable in connection with such casualty ortaking. if Buyer makes the latter
election, Seller shall execute and deliver all documents necessary to assign to Buyer all of Selier's
interest in such insurance proceeds and condemnation awards.

Section 7.02. Successors and Assians Bound: Assignment.

This Contract shall inure to the benefit of and shall be binding upon the respective heirs,
representatives, successors and assigns of Seller and Buyer. Buyer shall have the right to assign



this Contréct or any tight, title or interest of Buyer hereunder without the prior written consent of
Seller. Any such assignment with Seller's consent shall not relieve Buyer of any fiability hereunder.

Section 7.03. Naofices.

All notices given in connection with this Contract shall be in writing and shall be directed to
the parties at the following addresses (or at such other address{(es) as either paity may designate
from time to time by notice to the other parly given in the manner required herein):

To Selier: _
SIX TEN WALNUT. LP
Cfo Ted Folkert
All City Corporation
517 Ocean Front Walk, Suite 11
Venice, CA 8021

To Buyer, in care of:

Mr. Richard C. Watkins
Watkins & Company, Inc.
7301 Mission Road, Suite 249
Prairie Village, Kansas 86208

with a required copy to:

Mr. Joe Harter

McDowell, Smith, Rice & Gaar
605 W 47 5t, STE 350
Kansas City, MO 64112

Notices given hereunder shall be deemed effectively given (1) upon personal delivery of
any such notice to the premises of the addressee as set forth above or as mest recently designated
by the addressee as provided herein or {2) two business days following the depaosit of an envelope
containing such notice in the United States mail, addressed as set forth above or as most recently
designated by the addressee as provided herein, with sufficient postage attached for first class mail

or certified mail, as the sender may elect.

Section 7.04. Attomeys' Fees,

Selier and Buyer shall separately bear the fees and expenses charged by their respective
counsel (if any) in connection with the preparation, negotiation and Closing of this Contract. In any
litigation between the parties regarding this Contract, the losing party shall pay to the prevailing
party all reasonable expenses, including but not limited to reasonable attorneys’ fees and court

costs, incurred by the prevailing party.
Section 7.85. Brokers.

Buyer and Seller are representing themselves in this transaction and neither have
employeed any other broker. Richard C. Watkins is a member of the Buyer and is a licensed real
estate agent in the State of Missour. Theodore Folkert, the Seller, is a licensed real estate agent in

the state of Califomnia.

Section 7.06. Waivers: Remedies Cumulative.

Neither a failure by either party to exercise any of its rights or remedies relating 1o this
Contract nor any delay by either party in such exercise shall constitute a waiver of any right or



writing and signed by the parly to be bound by such waiver. All rights and rernedies of the parties
under this Contract, under applicable taw and/or in equity shall be cumulative, and-no single or
partiai exercise of any such right or remedy shall prevent any other or further exercise thereof.
Section 7.07. Further Documents.

Seller and Buyer each agree to execute any and all further documents and instruments
required to give effect to the terrns and provisions of this Contract.
Section 7.08. Captions.

The captions contained herein are included for convenience of reference onlfy and shall not
be deemed to define, limit or otherwise affect the meaning or interpretation of any term or provision

of this Contract.

Section 7.09. Construction_of Temns.

Any reference in this Contract 1o a particular gender shall include all genders and singular
references shall include the piural and vice versa.

As used in this Contract, the term "person” shall include, but is not limited to, natural
persons, corporations, parinerships, trusts, joint ventures and other legal entities, and all combina-
tions of the foregoing natural persons or entities

If the last day of any time period stated herein shall fall on a Saturday, Sunday or legal
holiday, then the duration of such time period shall be exiended so that it shall end on the next
succeeding day which is not a Saturday, Sunday or legal holiday.

Seciion 7.10. No Inferences.

No inference in favor of or against either party to this Contract shall be drawn from the fact
that such party or any representative of such party drafted all or any portion of this Contract.

Section 7.11. Goveming Law; Venue.

This Contract and all matters relating hereto shail be governed by the laws of the State of
Missouri. The parties agree that venue of any action arising from or relating to this Contract, the
transactions contempiated herein and/or the relationships of the parties hereunder shall fie in a
court of competent jurisdiction located in Jackson County, Missouri.

Section 7.12. Time of the Essencs.

Time is of the essence of this Contract and of each of the separate agreements contained .

herein.

Secfion 7.13. Effective Date.

This Contract shall become effective on the date it is executed by the last of the parties to
complete execution hereof (the "Effective Date").

Section 7.14. Counterparis.

This Contract may be executed in two or more counterparts, each of which shall be
deemed an originai and shall be binding upon any party executing the same and all of which



This Contract may be executed in two or more counterparts, each of which shall be
deemed an oniginal and shall be binding upon any party executing the same and all of which
together shall constitute one and the same document. This Cortract shall become effective when

all signatories hereto have executed a counterpart hereof.

Section 7.16. Exchange.

The above referenced Seller may assign this contract and his interest hereunder to a
qualified intermediary (the "Qualified Intermediary”) as defined in the United States Treasury
Regulations to act in place of the Seller of the property. Such assignment shall be made in writing.
On the assignment of this contract to a Qualified Intermediary, the Qualified Intermediary shail be
substituted for the Seller as the Seller of the Property named in the contract. The Parties
understand and acknowledge that the purpose of this Assignment 1o a Qualified Intermediary isto
qualify Seller’s acquisition of the replacement property as part of a tax deferred Like-Kind Exchange
of real property under séction 1031 of the Intemal Revenue Code, and all transactions
contemplated by this contract shall be implemnented accordingly. Buyer agrees to cooperate fully in
the exchange and to undertake Such accommodations as Seller and his atiomeys may reasonably
request to accompiish the tax-free exchange at no liability.

Section 7.16. Execution Deadline.
- This Contract shall be null and void unless executed by ali parties by July 1, 2002,

Section 7.17. Use of Parking.

As part of the contract consideration, Seller agrees to allow Buyer to park vehicles on this
property during the contract period. Buyer agrees to use only those spaces currently not rented by
Selier during this term.



"IN WITNESS WHEREOGF, Seller and Buyer have executed this Contract onthe date(s) set
forth below.

Buyer: WATKINS INVESTMENT GROUP, L.L.C.

“Richard C. Wat!uns nager
Date Executed: 3 ol

Seller: SIX TEN WALNUT, L.P. Afwfamfﬁ' ﬂow“
&,&W—Q&dﬁ

ﬂwaﬁ&i{ Conprr i, Ama ol Piriom

G /‘yy’/(, 2

Date Executed: __ & / 2/7// ;Jz,




EXHIBIT A
Legal Description

ALL OF LOTS 15, 16 AND 17, AND THE SOUTH HALF OF LOT 18, AND THAT PART OF LOT
14 LYING NORTHERLY OF THE ENCROACHMENT LINE AS DESCRIBED AND SHOWN ON
MEMORANDUM OF AGREEMENT RECORDED UNDER DOCUMENT NO. A-688808, IN BOOK
B-3451, AT PAGE 349, ALL BEIN IN BLOCK & MCDANIEL'S ADDITION, A SUBDIVISION iN
KANSAS CITY, JACKSON COUNTY, MISSOURI, EXCEPT THAT PART IN STREETS AND

ALLEYS,

10



ADDENDUM TO CONTRACT FOR PURCHASE AND SALE OF REAL ESATE

This Addendum dated June 22, 2002 to a Contract For Purchase and Sale of Real Estate dated June 3,
2002 by and between WATKINS INVESTMENT GROUP, L.L.C. (“Buyer”) and SIX TEN WALNUT, L.P.,
(“Seller”) for the purchase and sale of real estate located at 610 Walnut, Kansas City, Missouri 64106
(“Property”)

The terms and conditions of the above referenced Contract For Purchase And Sale Of Real Estate are
accepted subject to the following:

Section 1.02 Purchase Price.

Purchase price to be $325,000.

Section2.03  Survey.
Seller to provide ALTA survey upon execution of coniract.

Section 3.01  Prefiminary Feasibility Study. _
Buyer may terminate within thirty (30) days from the Effective Date or 15 days after receipt of survey.

Section 3.02  Investigations by Buyer.
Investigations to be completed within 30 days.

Section 5.01  Time and Place of Closing.
Closing fo take place on or before Septernber 1, 2002.

Section 7.05 Brokers.
Theedare Folkeri, Partner of Sefler and President of Allcity Corporation, General Partner, is a licensed real

estate broker in California.

IN WITNESS WHEREQF, Seller and Buyer have executed his Addendum on the date set forth below.

BUYER: WATKINS INVESTMENT GROUP, L.L.C. SELLER: SIX TEN WALNUT, L.P.
BY: 4 ; : i' & W By: %‘Jg—tﬂ«.: ;{ﬁgﬁw/-
Richard C. Watkins, Manager - Theodore Folkert, President, Alicity

Corporation, General Partner

Date: % /’ / oz Date: __ ¢ / Z’V'/;J R




10.

11.

1f the Applicant will lease the project site, indicate: N/A

Lepgal Name of Owner

Owner's Address:

Owner of land upon completion of the Project

LAND ACQUISITION

For each project area, please provide the following:
« A map showing all parcels to be acquired:
e Addrcss of all parcels to be acquired:

o Current owners of all parcels to be acquired:
Is the use of eminent domain anticipated? NOT YET DETERMINED

TAX ABATEMENT N/A
For any property for which tax ahatement is requested, please provide the following:
e Current or past tax abatement provided for the subject property;
e The purchase price of the land;
e Current assessed valve of the land and improvements;
» Project assessed value of the land and improvements upon completion of the
project.



12. PLEASE SUBMIT EVIDENCE OF COMPLIANCE TO THE AFFIRMATIVE
ACTION POLICY FOUND UNDER TAB F.

MIDWEST TITAN CONSTRUCTION IS WORKING ON COMPLIANCE WITH
LINDA DAILY.

13. RELOCATION PLAN N/A

Developer will comply with the policics stated in the Relocation Assistance Plan. The
following tenants or owners will have to relocate because of this Redevelopment Plan:

No one will be relocated.

FALRTMAGBWatkins Investment TIFYTIF Application Form fuly 16, 2002 doc



Amendment No. 21

EXHIBIT 14
Cost-Benefit Analysis — Projects K1 and 1.1



COST BENEFIT ANALYSIS, WITH TIF
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6 4,315 25,662 2,722 GBS R R AT 1,031 274 10,208 w1178 62 - 19,077 19,077 50,652 180,788
7 4,444 26,431 2,722 165 474 : 1,031 274 10,208 1,176 62 =2 019,077 19,077 52,090
8 4,577 27,224 2,750 457 479 1,042 277 10,311 1,187 62 2,993 19,268 53,598
9 4,715 28,041 m_.wmo 167 479 1,042 2 277 10,311 1,187 62 2,993 19,268 55,124
10 4,856 28,882 2,771 168 484 1,052 1280 10,414 © 1,199 ¢ 63 . 3,023 19,461 56,723
11 5.002 29,749 2,770 168 484 1,052 280 10,414 1,199 . B3 3,023 19,461 58,341
12 5,152 30,641 2,80550 2te 170 489 1,062 ] 10,518 1,211 64 3,053 19,655 60,036
13 5,306 31,561 2,805 170 489 1,062 10,518 1,211 64 3,053 19,655 61,753
14 5,465 32,507 2,833 172 454 1,073 10,623 . 1,223 64 3,084 19,852 63,549
15 5,629 33,483 2,833 T2 494 1,073 10,623 1,223 64 - 3,084 19,852 65,371
16 5,798 34,487 2,861 TS 499 1,084 10,730 65 B3NS 20,050 67,275 |
17 5972 35,522 2,861 a7 499 1,084 10,730 B5IR T aA5 20,050 69,208 -
18 6,151 36,587 2,880 504 B1.0958 = . 10,837 - 86 3,146 20,251 71,227
19 6,336 37,685 2,850 504 1,085, 10,837 66 3146 20,251 73,277 |
20 6,526 38815 . . 2,919 509 15,106 10,945 . 66 31477 20,453 75417 |40
21 6,722 39,980 2,919 509 1,108 ¢ 10,945 £ 65 S3ATT 20,453 77,592
22 6,923 41,179 . 2948 514 1,117 ! 11,055 A § ; B7 81 3,209 4 ; 20.658 79,862 :
23 7,131 42,415 - 2,948 514 1117 4,055 555 2T e BT g3 200 - | 21484 20,658 82,169 | =
TOTAL 118,973 707,639 | 67,022 4,062 | 11,678 | 25,387 | 251,331 | 28,941 | 1,523 | 72,962 | - 472,121 469,658 1,388,730
Notes:

1.) Assumes that without TIF, development would not occur (building has been vacant for almost 1 year)
2.) Base Real Property Taxes were obtained from Jackson County tax records for 2001, then inflated 1% every other year thereafter
3.) Analysis uses 2001 Levy Rates




ESTIMATED TIF REVENUES
YR PULOTS SALES FaB UTIL TAX EARNINGS TOTAL CuMUL.
TAX SALES TAX TAX TF TOTAL
0 . .
1 - -
z . -
3 - -
4 - .
5 . .
6 - .
7 K .
i3 - .
[ - .
10 - .
11 - -
12 - -
13 - -
14 - -
15 - .
16 . -
17 . -
18 - .
18 - .
20 . .
21 - .
22 - .
23 - .
TOTAL - -
ADD'L  [ADD'L
UTILITY |EARNINGS
TAXES |TAXES
BASE REAL TAXES
YR cy  |City PROP. TAX
[} . - 18,518 2,842
1 - i 18,516 2,842
2 - - 18,701 2,669
3 . - 18,701 2,669
4 . - 18,888 2,685
5 . - 18,888 2,685
3 - - 19,077 2,722
7 - - 19,077 2,722
8 . . 19,268 2,750
s . - 19,268 2,750
10 . - 19,461 2,777
11 - B 19,461 2,777
12 . - 19,655 2,805
13 . - 19,655 2,805
14 . - 19,852 2,833
1% - B 19,862 2,833
16 - - 20,050 2,861
17 . - 20,050 2,861 .
18 . . 20,251 2,890
19 - - 20,251 2,890
20 . . 20,453 2,918
21 - - 20,453 2.918
22 - - 20,658 2,948
23 - - T8 a7 :67. 20,658 2.948
TOTAL - -1 67.022 4,062 | 11,678 | 25,387 | 5,763 | 2513311 1,523 | 252,853 5T 037 BOEETST
Notes:

1.) Assumes that without TIF, development would net occur (kuslding has been vacant for aimost 1 year)
i2.} Base Real Property Taxes s, T
B Anedasie
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Amendment No. 22

EXHIBIT 15
Developer’s Affidavit — Western Union Building Project



DEVELOPER’S AFFIDAVIT

STATE OF MISSOURI )
)ss.
COUNTY OF JACKSON )

1, Rick Watkins, fMANAGEY of Watkins Investment Group, L.L.C., being first duly
{title)

sworn, states and deposes upon oath as follows:

1. The Redevelopment Project Arca located within the Grand Boulevard Corridor Tax
Increment Financing Area qualifies as a blighted arca, as evidenced in the detailed
study provided within the Grand Boulevard Corridor Tax Increment Financing Plan.

2. The Redevelopment Area has not been subject to growth and development through
investment by private enterprise and would not reasonably be anticipated to be
- developed without the adoption of tax increment financing.

3. Based on the above [actors, it is my opinion that the Redevelopment Project Area (a)
is a blighted area, (b) has not been subject to growth and development through
investment by privatc cnterprise, and (c) the cost of curing the existing conditions is
not economically viable if fully bome by private developers and will not be
reasonably anticipated to be developed without the adoption of tax increment
financing.

The above statements are true and accurate assessments (o the best of my knowledge,
information and belief.

Further, affiant sayeth not. 1é z /ﬁl W

[ Rick Watkins, Manager

o
Subscribed and sworn to before me, a Notary Public this .4 ¥ day of July, 2002

My Commission Expires:

; SARAH L BRADLEY
% A} 74 ~ Notary Public - Notary Seal
’ 7

STATE OF MISSOURI

PLATTE COUNTY
MY COMMISSION EXP MAY 11,2004






