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FIRST AMENDMENT TO THE NORTH OAK TIF PLAN
Introduction

The purpose of the First Amendment to the North Oak Tax Increment Financing Plan (the

“First Amendment”) 1s to change the North Oak Tax Increment Financing Plan as approved by
the Ordinance No. 050104 on February 24, 2005, (referred to herein as the “Plan”).

The First Amendment provides for:

11.

(a) the addition of a 32 acre non-contiguous parcel located at the north east corner of North

Oak Trafficway and Vivion Road intersection, as described below:

Redevelopment Gross Area
Proiect Area
3 19.59 acres
4 1.82 acres
5A 4.17 acres
5B 1.89 acres
6 3.75 acres

The TIF revenues generated within the Redevelopment Area would continue to be used for
reimbursing TIF eligible project costs.

Specific Plan Text Amendments

In accordance with this First Amendment the Plan shall be amended as follows:
Amendment No. 1: Section 1, Definitions

Add the following definition as Section 1.T.

“Conservation area”, any improved area within the boundaries of a redevelopment arca
located within the territorial limits of a municipality in which fifty percent or more of the
structures in the area have an age of thirty-five years or more. Such an area is not yet a
blighted area but is detrimental to the public health, safety, morals, or welfare and may
become a blighted area because of any one or more of the following factors: dilapidation;
obsolescence; deterioration; illegal use of individual structures; presence of structures
below minimum code standards; abandonment; excessive vacancies; overcrowding of
structures and community facilities; lack of ventilation, light or sanitary facilities;
inadequate utilities; excessive land coverage; deleterious land use or layout; depreciation
of physical maintenance; and lack of community planning. A conservation area must
meet at least three of the foregoing factors for projects approved on or after December 23,
1997.2
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Amendment No. 2: Section III.B., The Redevelopment Area
Delete the existing Section III.B. and insert in lieu thereof the following:

The Redevelopment Area includes two noncontiguous areas which are generally bounded
by: (1) NE 43" Street on the north, property line of the old Farmland Building (3301 North Oak
Trafficway) on the south and the western property line of commercial properties facing North
Oak Traffic way on the west and the eastern property line of commercial properties facing North
Oak Traffic way on the east and (2) southern boundary of the existing Baptist Seminary
buildings on the north, Vivion Road on the south, western boundary of a tract commonly
known as the President’s house on the east and North Oak Trafficway on the west in
Kansas City, Clay County, Missouri as legally described as Exhibit 1 (the
“Redevelopment Area”).

Amendment No. 3: Section I11.C., Project Improvements
Add the following paragraph after the first paragraph of Section IIL.C. of the plan:

Project Areas 3 through 6 will be developed as 211,000 square feet of retail space.
Estimated construction and employment information for Project Areas 3 through 6 are set
forth in Exhibit 4.

Amendment No. 4: Add the following section as Section III.G. to the plan:

Advisory Committee. An advisory committee shall be created to provide advice to the
Commission regarding use of and disbursement of funds placed in an account designated
for expenses related to neighborhood improvement plan and optional public
improvements and to serve as liaison with taxing districts, City departments and other
parties having an interest in and directly adjacent to the Redevelopment Area. The
Commission will approve the composition of the committee at a later date.

Amendment No. 5: Section I'V.A. Estimated Redevelopment Project Costs
Add the following paragraph after the first paragraph of Section IV.A. of the plan:

Redevelopment Project Costs for Project Area 3 through 6 are estimated to be
approximately $51.06 million as set forth in detail on Exhibit 5. The Plan proposes that
approximately $11.43 million* in Redevelopment Project Costs will be eligible for
reimbursement from Payments in Lieu of Taxes and Economic Activity Taxes generated
by the Redevelopment Project 3 through 6 and deposited within the Special Allocation
Fund; $1.86 million* in Redevelopment Project Costs will be eligible for reimbursement
from revenues generated from the Community Improvement District and, subject to
annual appropriation and approval by the City Council of a separate ordinance and
$2.86* million in Redevelopment Project Costs will be eligible for reimbursement from
Super TIF, as such revenue is described on Exhibit 5. The estimated Redevelopment
Project Costs and costs eligible for reimbursement from the Special Allocation Fund are
identified on Exhibit 5.
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*This amount reflects the projected net bond proceeds from the 23 year revenue stream.

Amendment No. 6: Section I'V.B. Anticipated Sources of Funds

Delete existing Section IV.B. and insert in lieu thereof the following:

Anticipated Sources of Funds. Redeveloper will construct the Project Improvements in
part through the use of private capital in the form of equity, third party funds and debt
financing. These funds, combined with the anticipated reimbursement of eligible
Redevelopment Project Costs from the Special Allocation Fund as Payments in Lieu of
Taxes and Economic Activity Taxes and revenue generated by the proposed Community
Improvement District, will finance the Redevelopment Project Costs. Anticipated
sources and amounts of funds to pay Redevelopment Project Costs and amount to be
available from those sources are shown on Exhibit 7.

If bonds are i1ssued, bond proceeds will be deposited in a special construction fund for use
in payment of Reimbursable Project Costs.

Amendment No. 7: Section IV.C. Payments in Lieu of Taxes
Delete the existing Section IV.C. and insert in lieu thereof the following:

Calculations of expected proceeds of Payments in Lieu of Taxes are based on current real
property assessment formulas and current and anticipated property tax rates, both of
which are subject to change due to many factors, including reassessment, the effects of
real property classification for real property tax purposes, and the rollback in tax levies
resulting from reassessment or classification. The PILOTS are shown on Exhibit 6.

For Project Area 1, the PILOTS available to the Special Allocation Fund will only
include 50% of the available PILOTS from year 11 through year 23 amounting to a total
of $1,007,511. Since there is Chapter 100 Bond abatement on the old Farmland building
and Chapter 100 Bond abatement takes precedence over TIF, no property taxes will be
redirected through TIF for the first ten-year period when Chapter 100 bond abatement is
in effect.

For Project Areas 3 through 6, the PILOTS available to the Special Allocation Fund will
be $11.92 million.

Any Payments in Lieu of Taxes that exceed the amount necessary for such
reimbursement shall be declared surplus and be available for distribution to the Taxing
Districts located wholly are partially within the Redevelopment Area in the manner
provided by the Act.

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

Delete the first paragraph of existing Section IV.D. and insert in lieu thereof the
following:



The projected Economic Activity Taxes available to the Special Allocation Fund, in
accordance with the Act, over the duration of the Plan are $27.60 million as shown in
Exhibit 6, all of which will be made available upon annual appropriation by the City
Council to pay eligible Redevelopment Project Costs.

Revenue generated within the Community Improvement District is estimated to be
approximately $13 million, of which 50% of any sales tax colleted within the Community
District shall be redirected to the Special Allocation as economic activity taxes and the
remaining 50% shall be applied to pay for the improvements identified by the proposed
Community Improvement District. It is intended that the Commission and the
Community Improvement District shall enter into a Cooperative Agreement, which shall
provide that the Commission establish a separate account for which sales tax created and
collected by the Community Improvement District shall be deposited and then
subsequently disbursed to the Community Improvement District as reimbursement for
eligible Redevelopment Project Costs, which have been certified by the Commission,

Revenue generated by Super TIF, pursuant to Ordinance No. , are estimated to
be approximately $9.82 million.

Amendment No. 9: Section V. Most Recent Equalized Assessed Valuation

Add the following paragraph after the first paragraph of existing Section IV.D. of the
plan:

The total initial equalized assessed valuation of Project Areas 3 through 6 according to
current records at the Clay County Assessor’s Office is approximately $203,753.The
current combined ad valorem property: tax levy for improvements is projected to be
$9.6508 per $100 assessed valuation and $8.0608 per $100 assessed valuation for land.
The 2005 annual ad valorem tax revenue from the Redevelopment Area will be
approximately $19,664 .

Amendment No. 10: Section VII. General Land Use

Add the following line after the third line of the first paragraph of existing Section VII. of
the plan

Project Areas 3 through 6 will be developed for retail use.
Amendment No. 11: Section IX. Existing Conditions in the Redevelopment Area
Delete the first paragraph of existing Section IX. and insert in lieu thereof the following:

The Redevelopment Area qualifies as a Conservation Area. The North Oak
Redevelopment Area Conservation Study attached as Exhibit 9 provides: (i) evidence of
more than 50% of the structures within the redevelopment area are 35 years old or greater
and (ii) presence of nine other potentially blighting factors indicating that the
redevelopment area may become a blighted area.
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Amendment No. 12: Section X. “But For TIF”
Add the following paragraph after the first paragraph of existing Section X. of the plan:

Substantial public financing of the Project Improvements is identified within the Plan for
Project Areas 3 through 6. This assistance is necessary to ensure successful development
of the Project Areas in order to serve the public purpose set forth herein. The purpose of
affording public assistance is to accomplish the stated public purpose and not to subsidize
otherwise economically viable Redevelopment Projects. In order to ensure that the
public assistance being provided does not subsidize an unreasonable level of earnings,
Project 3 through 6 have been required to have a cash-on cash internal rate of return
analysis completed and presented to the Commission prior to approval. The analysis
demonstrates that Projects 3 through 6 would not be undertaken but for the public
assistance being provided.

Acceptable investment returns to real estate investors depend on a large number
of external factors and the nature of the specific investment, including, the property
sector of land use; the life cycle of the property; local market conditions such as new
development, major employers and their plans, demographics and the like; the overall
risk associated with the property; inflation expectations, and numerous other factors. The
best method of determining the need for assistance and the sizing of the Tax Increment
Financing assistance is to study the developer’s internal rate of return (“IRR”). The
internal rate of return takes into account both the annual income derived as cash flow as
well as the potential return from a hypothetical sale of the private improvements at the
end of the forecast period.

L

The Redevelopment Agreement shall contain provisions whereby the public may
participate in excess of the annual cash-on-cash return. The level of participation will be
identified in the financial analysis of each Redevelopment Project.

In the event that any Project Improvement is refinanced or sold, once all cost of
the sale or refinancing have been paid, the private debt retired, the investors’ equity
investment returned, the public will share in residual proceeds. The annual cash-on-cash
and residual sales participation shall be in the same proportion as the proportion of public
investment in the completed Redevelopment Project or group of Redevelopment Projects
bears to the total cost of all Project Improvements in such Redevelopment Project or
group of Redevelopment Projects. The proceeds of such participation shall be distributed
per the discretion of the Commission.

As shown on Exhibit 12, Project Areas 3 through 6 would have an IRR of less
than 1% without Tax Increment Financing assistance. With TIF assistance, the
Project Areas 3 through 6 would have an IRR of 10.4%. This is below the market rate of
20% for most developments.
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Amendment No. 13: Add the attached “Supplementary Legal Descriptions of the
Redevelopment Area”, as a supplement to Exhibit 1 of the Plan, “Legal Description of
the Redevelopment Area”.

Amendment No. 14: Add the attached “Site Plan” map as a supplement to Exhibit 2A of
the Plan.

Amendment No. 15: Add the attached “Phasing” map as a supplement to Exhibit 2B of
the Plan.

Amendment No. 16: Add the attached “Existing Zoning” map as a supplement to
Exhibit 2C of the Plan.

Amendment No. 17: Add the attached “Supplementary Construction and Employment
Information by Project Area” as a supplement to Exhibit 4 of the Plan.

Amendment No. 18: Add the attached “Supplementary Summary of Estimated Plan
Costs ” as a supplement to Exhibit SA of the Plan.

Amendment No. 19: Add the attached “Supplementary Estimated Redevelopment
Schedule ™ as a supplement to Exhibit 5B of the Plan.

Amendment No. 20: Add the attached “Supplementary Estimated Annual Increases in
Assessed Value and Resulting Payments in Lieu of Taxes and Projected Economic
Activity Taxes” as a supplement to Exhibit 6 of the Plan.

Amendment No. 21: Delete Exhibit 7 of the Plan, “Sources of Funds” and insert Exhibit
7, attached hereto, in its place.

Amendment No. 22: Add the attached “Supplementary Cost Benefit Analysis” as a
supplement to Exhibit 8 of the Plan.

Amendment No. 23: Add the attached “Supplementary Conservation Study” as a
supplement to Exhibit 9 of the Plan.

Amendment No. 24: Add the attached “But For Analysis” as Exhibit 12 to the Plan.
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Overall TIF Legal — Project Areas III thru VI

All that part of the Southeast Quarter of Section 35, Township 51 North, Range 33 West,
in the City of Kansas City, Clay County, Missouri, more particularly described as
follows: commencing at the southwest corner of the Southeast Quarter of said Section 35,
thence North 00 degrees 33 minutes 13 seconds East, with the west line of the Southeast
Quarter of said Section 35, a distance of 235.00 feet; thence South 89 degrees 26 minutes
47 seconds East, perpendicular to the west line of the west line of the Southeast Quarter
of said Section 35, a distance of 43.00 feet to a point on the east right-of-way of North
Oak Trafficway, said point being the point of beginning; thence North 00 degrees 33
minutes 13 seconds East, parallel with the west line of the Southeast Quarter of said
Section 35, a distance of 1870.65 feet; thence South 89 degrees 20 minutes 16 seconds
East, and no longer with the east right-of-way of North Oak Trafficway, a distance of
284.00 feet; thence South 00 degrees 33 minutes 13 seconds West, parallel with the west
line of the Southeast Quarter of said Section 35, a distance of 803.39 feet to a point of
curvature; thence on a curve to the left having a radius of 100.00 feet, a central angle of
89 degrees 53 minutes 28 seconds, an arc distance of 156.89 feet; thence South 89
degrees 20 minutes 16 seconds East, parallel with the south line of the Southeast Quarter
of said Section 35, a distance of 634.84 feet; thence South 00 degrees 33 minutes 13
seconds West, parallel with the west line of the Southeast Quarter of said Section 35, a
distance of 809.01 feet; thence South 00 degrees 21 minutes 24 seconds West, a distance
of 353.52 feet to a point on the north right-of-way of NE Vivion Road; thence North 89
degrees 20 minutes 16 seconds West, with the north right-of-way of NE Vivion Road,
and parallel with the south line of the Southeast Quarter of said Section 35, a distance of
562.79 feet; thence North 82 degrees 35 minutes 02 seconds West, continuing with the
north right-of-way of NE Vivion Road, a distance of 212.58 feet; thence North 89
degrees 20 minutes 16 seconds West, continuing with the north right-of-way of NE
Vivion Road, and parallel with the south line of the Southeast Quarter of said Section 35,
a distance of 103.90 feet; thence North 44 degrees 23 minutes 53 seconds West,
continuing with the north right-of-way of NE Vivion Road, a distance of 191.25 feet to a
point on the east right-of-way of North Oak Trafficway; thence North 10 degrees 45
minutes 23 seconds West, with the east right-of-way of North Oak Trafficway, a distance
of 35.69 feet to the point of beginning. The above described tract contains 1424077

square feet, or 32.69 acres.
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Project Area 11

All that part of the Southeast Quarter of Section 35, Township 51 North, Range 33 West,
in the City of Kansas City, Clay County, Missouri, more particularly described as
follows: commencing at the southwest corner of the Southeast Quarter of said Section 35,
thence North 00 degrees 33 minutes 13 seconds East, with the west line of the Southeast
Quarter of said Section 35, a distance of 1761.94 feet; thence South 89 degrees 26
minutes 47 seconds East, perpendicular to the west line of the west line of the Southeast
Quarter of said Section 35, a distance of 43.00 feet to a point on the east right-of-way of
North Oak Trafficway, said point being the point of beginning; thence North 00 degrees
33 minutes 13 seconds East, parallel with the west line of the Southeast Quarter of said
Section 35, and with the east right-of-way of North Oak Trafficway, a distance of 108.00
feet; thence South 44 degrees 43 minutes 24 seconds East, and no longer with the east
right-of-way of North Oak Trafficway, a distance of 21.11 feet; thence North 90 degrees
00 minutes 00 seconds East, a distance of 20.95 feet to a point of curvature; thence on a
curve to the right having a radius of 266.00 feet, a central angle of 44 degrees 07 minutes
11 seconds, an arc distance of 204.83 feet to a point of compound curvature; thence on a
curve to the right having a radius of 200.00 feet, a central angle of 46 degrees 26 minutes
01 seconds, an arc distance of 162.08 feet; thence South 00 degrees 33 minutes 13
seconds West, parallel with the west line of the Southeast Quarter of said Section 35, a
distance of 335.41 feet to a point of curvature; thence on a curve to the left having a
radius of 100.00 feet, a central angle of 89 degrees 53 minutes 28 seconds, an arc
distance of 156.89 feet; thence South 89 degrees 20 minutes 16 seconds East, parallel
with the south line of the Southeast Quarter of said Section 35, a distance of 634.84 feet;
thence South 00 degrees 33 minutes 13 seconds West, parallel with the west line of the
Southeast Quarter of said Section 35, a distance of 809.01 feet; thence South 00 degrees
21 minutes 24 seconds West, a distance of 341.52 feet to a point on the north right-of-
way of NE Vivion Road; thence North 89 degrees 20 minutes 16 seconds West, with the
north right-of-way of NE Vivion Road, and parallel with the south line of the Southeast
Quarter of said Section 35, a distance of 95.00 feet; thence North 45 degrees 30 minutes
34 seconds East, and no longer with the north right-of-way of NE Vivion Road, a
distance of 21.16 feet; thence North 00 degrees 21 minutes 24 seconds East, a distance of
95.39 feet to a point of curvature; thence on a curve to the left having a radius of 137.00
feet, a central angle of 62 degrees 57 minutes 52 seconds, an arc distance of 150.55 feet
to a point of compound curvature; thence on a curve to the left having a radius of 170.00
feet, a central angle of 64 degrees 09 minutes 58 seconds, an arc distance of 190.38 feet;
thence South 53 degrees 13 minutes 35 seconds West, a distance of 114.43 feet to a point
of curvature; thence on a curve to the right having a radius of 230.00 feet, a central angle
of 17 degrees 10 minutes 54 seconds, an arc distance of 68.97 feet; thence South 00
degrees 21 minutes 24 seconds West, a distance of 75.03 feet; thence on a curve to the
right having a radius of 700.00 feet, a central angle of 01 degrees 59 minutes 49 seconds,
with an initial tangent bearing of North 70 degrees 31 minutes 01 seconds West, an arc
distance of 24.40 feet; thence North 68 degrees 31 minutes 12 seconds West, a distance
of 247.29 feet; thence on a curve to the left having a radius of 825.00 feet, a central angle
of 01 degrees 45 minutes 25 seconds, with an initial tangent bearing of North 79 degrees
27 minutes 45 seconds West, an arc distance of 25.30 feet; thence North 00 degrees 33



minutes 13 seconds East, parallel with the west line of the Southeast Quarter of said
Section 35, a distance of 75.72 feet; thence on a curve to the right having a radius of
230.00 feet, a central angle of 29 degrees 52 minutes 59 seconds, with an initial tangent
bearing of North 29 degrees 19 minutes 47 seconds West, an arc distance of 119.96 feet;
thence North 00 degrees 33 minutes 13 seconds East, parallel with the west line of the
Southeast Quarter of said Section 35, a distance of 1228.16 feet to a point of curvature;
thence on a curve to the left having a radius of 170.00 feet, a central angle of 90 degrees
33 minutes 13 seconds, an arc distance of 268.68 feet; thence North 90 degrees 00
minutes 00 seconds West, a distance of 37.36 feet; thence South 45 degrees 16 minutes
36 seconds West, a distance of 21.32 feet to the point of beginning. The above described
tract contains 853266 square feet, or 19.59 acres.
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Project Area IV

All that part of the Southeast Quarter of Section 35, Township 51 North, Range 33 West,
in the City of Kansas City, Clay County, Missouri, more particularly described as
follows: commencing at the southwest corner of the Southeast Quarter of said Section 35,
thence South 89 degrees 20 minutes 16 seconds East, with the south line of the Southeast
Quarter of said Section 35, a distance of 967.72 feet; thence North 00 degrees 39 minutes
44 seconds East, perpendicular to the south line of the Southeast Quarter of said Section
35, a distance of 52.00 feet to the point of beginning; thence North 89 degrees 20 minutes
16 seconds West, parallel with the south line of the Southeast Quarter of said Section 35,
a distance of 165.59 feet to a point of curvature; thence on a curve to the right having a
radius of 700.00 feet, a central angle of 18 degrees 49 minutes 14 seconds, an arc
distance of 229.94 feet; thence North 00 degrees 21 minutes 24 seconds East, a distance
of 75.03 feet; thence on a curve to the left having a radius of 230.00 feet, a central angle
of 17 degrees 10 minutes 54 seconds, with an initial tangent bearing of North 70 degrees
24 minutes 29 seconds East, an arc distance of 68.97 feet; thence North 53 degrees 13
minutes 35 seconds East, a distance of 114.43 feet to a point of curvature; thence on a
curve to the right having a radius of 170.00 feet, a central angle of 64 degrees 09 minutes
58 seconds, an arc distance of 190.38 feet to a point of compound curvature; thence on a
curve to the right having a radius of 137.00 feet, a central angle of 62 degrees 57 minutes
52 seconds, an arc distance of 150.55 feet; thence South 00 degrees 21 minutes 24
seconds West, a distance of 95.39 feet; thence South 45 degrees 30 minutes 34 seconds
West, a distance of 21.16 feet to the point of beginning. The above described tract
contains 79379 square feet, or 1.82 acres.
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Project Area V a.

All that part of the Southeast Quarter of Section 35, Township 51 North, Range 33 West,
in the City of Kansas City, Clay County, Missouri, more particularly described as
follows: commencing at the southwest corner of the Southeast Quarter of said Section 35,
thence North 00 degrees 33 minutes 13 seconds East, with the west line of the Southeast
Quarter of said Section 35, a distance of 937.50 feet; thence South 89 degrees 26 minutes
47 seconds East, perpendicular to the west line of the west line of the Southeast Quarter
of said Section 35, a distance of 43.00 feet to a point on the east right-of-way of North
Oak Trafficway, said point being the point of beginning; thence North 00 degrees 33
minutes 13 seconds East, parallel with the west line of the Southeast Quarter of said
Section 35, and with the east right-of-way of North Oak Trafficway, a distance of 824.43
feet; thence North 45 degrees 16 minutes 36 seconds East, and no longer with the east
right-of-way of North Oak Trafficway, a distance of 21.32 feet; thence North 90 degrees
00 minutes 00 seconds East, a distance of 37.36 feet to a point of curvature; thence on a
curve to the right having a radius of 170.00 feet, a central angle of 90 degrees 33 minutes
13 seconds, an arc distance of 268.68 feet; thence South 00 degrees 33 minutes 13
seconds West, parallel with the west line of the Southeast Quarter of said Section 35, and
parallel with the east right-of-way of North Oak Trafficway, a distance of 669.95 feet;
thence North 89 degrees 26 minutes 47 seconds West, perpendicular to the east right-of-
way of North Oak Trafiicway, a distance of 224.00 feet to the point of beginning. The
above described tract contains 181820 square feet, or 4.17 acres.
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Project Area V b.

All that part of the Southeast Quarter of Section 35, Township 51 North, Range 33 West,
in the City of Kansas City, Clay County, Missouri, more particularly described as
follows: commencing at the southwest corner of the Southeast Quarter of said Section 33,
thence North 00 degrees 33 minutes 13 seconds East, with the west line of the Southeast
Quarter of said Section 35, a distance of 1869.94 feet; thence South 89 degrees 26
minutes 47 seconds East, perpendicular to the west line of the west line of the Southeast
Quarter of said Section 35, a distance of 43.00 feet to a point on the east right-of-way of
North Oak Trafficway, said point being the point of beginning; thence North 00 degrees
33 minutes 13 seconds East, parallel with the west line of the Southeast Quarter of said
Section 35, a distance of 235.71 feet; thence South 89 degrees 20 minutes 16 seconds
East, and no longer with the east right-of-way of North Oak Trafficway, a distance of
284.00 feet; thence South 00 degrees 33 minutes 13 seconds West, parallel with the west
line of the Southeast Quarter of said Section 35, a distance of 467.98 feet; thence on a
curve to the left having a radius of 200.00 feet, a central angle of 46 degrees 26 minutes
01 seconds, with an initial tangent bearing of North 00 degrees 33 minutes 13 seconds
East, an arc distance of 162.08 feet to a point of compound curvature; thence on a curve
to the left having a radius of 266.00 feet, a central angle of 44 degrees 07 minutes 11
seconds, an arc distance of 204.83 feet; thence North 90 degrees 00 minutes 00 seconds
West, a distance of 20.95 feet; thence North 44 degrees 43 minutes 24 seconds West, a
distance of 21.11 feet to the point of beginning. The above described tract contains 82454
square feet, or 1.89 acres.
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Project Area VI

All that part of the Southeast Quarter of Section 35, Township 51 North, Range 33 West,
in the City of Kansas City, Clay County, Missouri, more particularly described as
follows: commencing at the southwest corner of the Southeast Quarter of said Section 35,
thence North 00 degrees 33 minutes 13 seconds East, with the west line of the Southeast
Quarter of said Section 35, a distance of 480.00 feet; thence South 89 degrees 26 minutes
47 seconds East, perpendicular to the west line of the west line of the Southeast Quarter
of said Section 35, a distance of 43.00 feet to a point on the east right-of-way of North
Oak Trafficway, said point being the point of beginning; thence North 00 degrees 33
minutes 13 seconds East, parallel with the west line of the Southeast Quarter of said
Section 35, and with the east right-of-way of North Oak Trafficway, a distance of 457.50
feet; thence South 89 degrees 26 minutes 47 seconds East, and no longer with the east
right-of-way of North Oak Trafficway, and perpendicular to the west line of the west line
of the Southeast Quarter of said Section 35, a distance of 224.00 feet; thence South 00
degrees 33 minutes 13 seconds West, parallel with the west line of the Southeast Quarter
of said Section 35, and parallel with the east right-of-way of North Oak Trafficway, a
distance of 558.21 feet to a point of curvature; thence on a curve to the left having a
radius of 230.00 feet, a central angle of 29 degrees 52 minutes 59 seconds, an arc
distance of 119.96 feet; thence South 00 degrees 33 minutes 13 seconds West, parallel
with the west line of the Southeast Quarter of said Section 35, and parallel with the east
right-of-way of North Oak Trafficway, a distance of 75.72 feet; thence on a curve to the
left having a radius of 825.00 feet, a central angle of 11 degrees 20 minutes 31 seconds,
with an initial tangent bearing of North 81 degrees 13 minutes 10 seconds West, an arc
distance of 163.31 feet; thence North 41 degrees 28 minutes 00 seconds West, a distance
of 126.53 feet; thence North 00 degrees 33 minutes 13 seconds East, parallel with the
west line of the Southeast Quarter of said Section 35, and parallel with the east right-of-
way of North Oak Trafficway, a distance of 189.76 feet; thence North 89 degrees 26
minutes 47 seconds West, perpendicular to the west line of the west line of the Southeast
Quarter of said Section 35, a distance of 7.00 feet to the point of beginning. The above
described tract contains 163500 square feet, or 3.75 acres.



( IN FEET )

1 INCH = 200 FT.

OUTLOT 10
1.89% AC

OUTLOT 2
1.09+ AC

QUTLOT 4
1.03% AC

LOT 1
19.59%& AC

N <ttk—Tri

OQUTLOT 9
1.82% AC

MODOT R/W
DEDIC.
1.46% AC

VIVION ROAD AT NORTH OAK

LOTS 6 THROUGH 8

KCMO
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BAPTIST SEMINARY ADDITION ONLY
CONSTRUCTION TOTALS

New Existing Existing Total Existing
Construction Structures Structures to Structures to be
to be DEMOLISHED
REMAIN REHABBED
as is
Square feet
of Office 0 L L 0
snace
Square feet
of Retail
Space 211,000 - - 211,000

Square feet

Institutional — — _— ——
space

Square feet

Industrial _— —— —— _——
Space

Total
Square Feet 211,000 211,000

Number of

Dwelling _—

Units

Number of

Motel -_—

Rooms

Number of

Parking 845 845
Snaces

* _ A Project Area is defined as a specific geographical area within the overall Plan Area
that is developed during a specific timeframe.

{File: \WW2GOLIATH\DOCUMENTS\edc-docs\60\adm\admst\99100032339.D0C /} 84



EMPLOYMENT INFORMATION

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

each Project Area.

Project
Area

Permanent jobs to be

CREATED IN 380
Kansas City

Permanent jobs to be

RELOCATED TO 22
Kansas City

Permanent jobs to be

RETAINED IN

Kansas City

TOTAL 402

Anticipated Annual Payroll

Estimated number of construction
workers to be hired during construction
phase

Project Procect Project

Area Area Area
v A% Vi
35 55 35

3 7 3
38 62 38
$10,800,000

75

TOTAL

505

35

540
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North Oak TIF Plan
Midwestern Baptist Site Redevelopment Schedule

Aug-06  Oct-06

Project Area 3 Oct-06  Jul-07
Project Areas 4 & 5 Aug-07  Jul-08
Area 6 Jul-09
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1.

EXHIBIT 7:
A. SOURCES OF FUNDS FOR ALL
ESTIMATED REDEVELOPMENT PROJECT COSTS

Estimated Amount Reimbursable Costs from PILOTS and
Economic Activity Taxes (EATS)

Project Area 1 $6,417.640
Project Areas 3 through 6 $11.436.003
Total $17,853,643
Estimated Private Investment and other Sources

Project Area 1 & 2 $28,020,000
Project Areas 3 through 6 $39.626,200
Total $67,646,200
Subtotal — Project Area 1 $34,437,640
Subtotal — Project Areas 3 to 6 $51,062,203
TOTAL $85,499,843

B. BONDS

For Project Area 1, the total investment amount of PILOTS and EATS over
twnenty-three years available to reimburse project costs is $6,417,640. The
Commission may dedicate part or all of this amount to help support the issuance of
bonds to defray the cost of the project.

For Project Areas 3 to 6, the total estimated amount of TIF Revenues available
over twenty-three years to reimburse project costs in this plan is approximately
$39,527,019 million with estimated gross TIF Bond amount of $13,614,289. The
Commission may dedicate part or all of this amount to help support the issuance of
bonds to defray the cost of the project. This plan does anticipate issuance of bonds for
Project Areas 3 through 6.



Memo

To:  Manish Patel

From: Kellee Wood, Financial Analyst

Date: March 30, 2006

Re:  North Oak — 1* Amendment - Fiscal Cost/Benefit Analysis

Manish,

I have completed the fiscal cost/benefit model for the First Amendment of the North Oak TIF
Plan. In completing the analysis, I have reviewed the assumptions that were submitted. The
analysis assumes the same assumptions as those contained within the plan. In addition, the
analysis does not use economic multipliers for projecting fiscal benefit.

Please find below a summary of the results. In addition, I am attaching copies of the
cost/benefit summary pages for your review.

Project Taxing Jurisdiction Net Economic  Net Public Revenues
Benefits vs. Public vs. Public Costs
Costs
North Oak TIF
NKC SD $5,420,230

{File: \W2GOLIATH\DOCUMENTS\edc-docs\60\huntnorthoak\73500062871.D0C /}
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RUL[S

& GOMPANY

Thomas M. Ruie, MAI
Brock J. Rule, MAI Measurement of Real Estate Values

February 13, 2006

HJ, LLC

¢/o Mr. Timothy O. Kristl
Mitchell, Kristl & Lieber
1220 Washington

Kansas City, Missouri 64105

Dear Mr. Kristl:

Per your request, I am pleased to herewith submit my conservation study for the amended North
Oak Redevelopment Area which is generally bounded by the old Farmland building on the south
(3315 N. Oak) and Vivion Road on the north in Kansas City, Missouri. This conservation study
was performed in accordance with Section 99.805(3)R.S.Mo. of Missouri’s Tax [ncrement
Financing (TIF) statues. An inspection of the properties was made on January 29, 2006.

After the foregoing inspection and after a carcful study of all pertinent factors, it 1s my
considered opinion that the amended North Oak Redevelopment Area, taken as a whole, is a
Conservation Area according to the definition cited above. More than 50% ot the structures in
the proposed redevelopment area are 35 years old or greater, and the presence of at least nine
other potentially blighting factors indicates that the property is detrimental to the public health,
safety, morals, or welfare and may become a blighted area.

The complete analysis employed to reach this determination is contained in the attached report.
This study has been prepared for HJ, LLC to aid in determining if the area constitutes a
conservation area as defined in the tax increment statures Disclosure of the contents of this
report are governed by the By-Laws and Regulations of The Appraisal Institute.

REAL ESTATE VALUATION AND CONSULTING
4228 S. Hocker Drive, Bidg. 12 «independence, Missouri 64055 «(816) 421-7853 +FAX (816) 3732585



RUL[S

Mr. Kiristl & COMPANY
February 13, 2006
Page 2

It has been a distinct pleasure to serve you in this assignment.
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INTRODUCTION

Purpose

The purpose of this study is to investigate whether the 55 properties comprising the proposed
Amended North Oak Redevelopment Area is a Conservation Area as defined by Missouri
statutes. The proposed Redevelopment Area is generally extends from the old Farmland building
on the south (3315 N. Oak) and to just north of Vivion Road on the north, and is generally
limited to the commercial properties facing N. Oak Trafficway. The proposed amendment is an
expansion of an existing redevelopment area. The expansion area is a vacant parcel located at the
northeast corner of N. Oak and Vivion and covering about 32 acres. The vacant tract is now part
of the Midwestern Baptist Theological Seminary.

Conservation Area Defined

Section 99.805(1) R.S. Mo. of Missouri’s Tax Increment Financing (TIF) Statutes defines a
“Conservation Area” as follows:

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

The definition further states that a Conservation Area shall meet at least three of the factors
provided.

Scope of the Study

This study and report comply with the Uniform Standards of Professional Appraisal Practice of
the Appraisal Standards Board of the Appraisal Foundation. No reliance is given to the Departure
Rule of USPAP. Furthermore, the consultant has been retained to act as a disinterested third party
and to render an unbiased opinion.

Brock J. Rule, MAL, inspected the properties within the Redevelopment Area on January 29,
2006. Only the exteriors of the structures were inspected as can be seen from the public right-of-
way. Assessed valuation, building size and date of construction are from data provided by the
Clay County Assessor. Land sizes were also taken from county records. The condition of the
structures is based on what was observed from the boundary of the property.
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Experience

The consultant complies with the Competency Rule of USPAP by virtue of experience with
studies and properties of the subject’s type including the following.

o Brush Creek Plaza Conservation Study, Kansas City, MO (Mar-95)
o 42" & North Oak Blight Study; Kansas City, MO (May-99)
e Northgate Village Apartments Conservation Study; North Kansas City, MO (Nov-99)
e North Park Crossing Conservation Study; Joplin, MO (Feb-04)
e Park Place Hotel Blight Study; Kansas City, MO (Dec-04)
e Northtown Devco Blight Study; North Kansas City, MO (Mar-05)
The properties comprising the 42™ & North Oak study are included within this study.

Legal Description

The legal description for the existing redevelopment area, the North Oak Tax Increment
Financing Plan, can be found in the plan document: (http://www.edcke.com/tif/plans/0004253 [.PDF).
The expansion tract from the seminary is described by the proposed redeveloper as follows:

“... extend on the east to the boundary of the tract commonly known as the President’s
House, on the south to Vivion Road, to the West to Oak Trafficway and to the North to a line
just south of the existing Baptist Seminary buildings” (source: January 13, 2006 letter from
Lee Derrough to Gary Carter).

Ownership

The following is a summary of the parcels within the proposed Redevelopment Area.

1 17-309 09 005.00 4000 Oak Scruby

2 17-309 09 005.02 NA Oak Lefever

3 17-309 09 006.00 4002 Oak Franchise Realty

4 17-309 10 001.00 4030 Oak Whisman

5 17-309 10 015.00 4020 Oak Labrunerie

6 17-309 1 001.00 4136 Qak Metro North

7 17-309 1" 002.00 4116 Oak C&M Motors

8 17-309 11 017.00 4108 Oak Shooter’s, Inc.

9 17-309 17 001.00 4268 Oak Associated Buildinas
10 17-309 17 009.00 4200 Oak Lawson Bank

11 17-309 17 010.00 4232 Oak Sansone

12 17-310 04 013.00 4225 Oak Midcontinent Equity
13 17-310 06 012.00 4147 42nd St  KC Chandler Properties
14 17-310 06 015.00 4125 Oak Davis
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15
16
17
18
19
20
21
22
23
24
25
26
27
28
29
30
31
32
33
34
35
36
37
38
39
40
41
42
43
44
45
46
47
48
49
50
51
52
53
54
55

17-310
17-310
17-310
17-310
17-310
17-310
17-310
17-310
17-310
17-310
17-313
17-313
17-314
17-314
17-314
17-314
17-314
17-314
17-314
17-314
17-314
17-314
17-314
17-314
17-314
17-314
17-314
17-314
17-314
17-314
17-314
17-318
17-318
17-318
17-314
17-310
17-310
17-309
17-310
17-309
13-918

06
06
06
07
07
07
07
07
07
07
07
07
01
01
01
01
01
01
01
01
01
01
01
01
01
01
01
01
01
01
01
01
01
01
01
07
07
10
06
10
01

016.00
017.00
018.00
012.00
013.00
014.00
014.01
014.02
014.03
015.00
001.00
001.01
001.00
002.00
003.00
004.00
005 00
007.00
008.00
009.00
010.00
012.00
013.00
014.00
015.00
016.00
016.01
018.00
019.00
020.00
045.00
001.00
002.00
008.00
006.00
NA
NA
NA
NA
NA
001.00*

4107
4103
4107
4029
4029
4011
4003
NA

4008
4027
3910
3920
3925
3925
3911
3905
3855
3851
3843
3841
3805
NA

NA

3733
3733
3717
3715
3713
NA

NA

3950
3519
3519
3315
3855
NA

NA

NA

NA

NA

5001

Oak
Oak
Cherrv
Cherry
Oak
Oak
Oak
Oak
Cherrv
Cherry
Oak
Oak
Oak
Oak
Oak
Oak
Oak
Oak
Oak
Oak
Oak
Oak
Oak
Oak
Oak
Oak
Oak
Oak
Oak
Oak
Cherry
Oak
Oak
Oak
Oak
Cherry
Oak
Oak
Cherry
Oak
Oak

Corbett

Wriaht

Shy

Ballard

Imperiale

Imperiale

Labor Connection
KCCP Trust

Poteet

Francis Investment
Monopolv Acauisitions
Lefever

Chezik Holdina
Crater

Sterling

Toot

Uh

Arnone

UAW

Union Building Corp
B&K Investment
Cascone's, nc
Cascone's, nc
Cascone's. nc
Cascone's nc
North Oak Properties
North Oak Properties
Wolfe

Cars Midwest

Cars Midwest
Palmer & Cooper
Cars Midwest

Cars Midwest
Cerner

uhl

NA

NA

NA

NA

NA

INTRODUCTION

Midwestern Baptist Theoloaical

Only part of the seminary property (Parcel 55) is included in the proposed Redevelopment Area.
All buildings at the seminary are excluded.
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[ THE NEIGHBORHOOD

THE NEIGHBORHOOD

Location & Access

The subject neighborhood is the Oak Street corridor between the city limits of North Kansas City
and Vivion Road. The corridor runs a length of about two miles. The neighborhood has highway
access at the north (I-29 and Oak), to the east (Parvin Road and I-35), and to the west (Briarcliff

Parkway/Lane and U.S. 169).
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The commercial activity in the neighborhood is fairly dense by Northland standards but is

constrained from drawing from large areas because of the proximity of the Missouri River to the

west, south and east.

Area Development
The area commenced development in the 1920s, well before annexation by Kansas City in 195
The initial development was residential. The most prominent early commercial user may have

been Cascone’s restaurant at 3733 N. Oak, which was opened in 1954 and continues to operate at

the site.

0.
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The south part of the corridor is anchored by institutional uses—a Cerner office building (former
headquarters for Farmland Industries) and Water Works Park. The neighborhood suffered a
blow when Farmland moved their headquarters to the airport in about 2001. Cerner, a major
Northland employer, leased the building in December 2004 and bought the facility a year later.
Cerner has placed about 500 associates in the facility.

The north end of the corridor is dominated by the I-29 and Oak Street interchange and the
intersection of Oak and Vivion. The west corners of the N. OQak and Vivion are developed with
community strip retail centers. The strip center at the northwest corner recently underwent
renovation by Price Chopper, the region’s largest grocer. However, the other anchor, K mart,
closed when the chain went bankrupt. The former K mart space is only partially re-leased, to a
Goodwill thrift store.

Much of the commercial activity in the neighborhood is quite small and includes a number of
converted residences. The central portion of the area is probably most noted for a collection of
auto dealers at about the 40th Street alignment. The national branded dealers that initially
developed the properties (Honda, Toyota) have since relocated or closed, and the facilities are
now budget used car lots. A limited number of national franchises are present including
McDonald’s.

NORTH OAK CONSERVATION STUDY PAGE 5
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Some of the area’s businesses are those associated with struggling or declining neighborhoods
including two temporary labor firms (Labor Connections, Labor Ready), Payday Loans, and
Freaks Tattooing & Body Piercing.

Residential development backing up the corridor ranges from poor to excellent, but is dominated
by the lower end of the spectrum. A majority of the homes in the area are 50 years old, or older.
The Briarcliff neighborhood is south and west of N. Oak and Vivion and enjoys some of the
Northland’s highest value homes, particularly west of US 169. On the other hand, the Crestview
neighborhood (north of Russell Road, between Oak and [-29) is one of the poorest in the
Northland. A new retail center is being developed at Briarcliff West, which may siphon retail
activity from the subject corridor.

Area Trend

The area trend is stable. North Oak Trafficway continues to carry a high volume of traffic.
However, much of the area development is at or near the end of its economic life. Without new
development activity, the neighborhood could enter a period of decline.

NORTH OAK CONSERVATION STUDY PAGE 6



PARCEL PHOTOS

DESCRIPTION OF THE PARCELS

Overview

The proposed Redevelopment Area is an expansion of the existing North Oak Redevelopment
Area. The expansion area is a vacant land parcel covering about 32 acres located at the northeast
corner of N. Oak and Vivion. The existing Redevelopment Area covers 54 parcels, as delineated
in the following exhibit from the plan document.

NORTH OAK CONSERVATION STUDY PAGE 7
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The expansion tract is located about 4 blocks north of the existing Redevelopment Area. The
interdicting properties (about 40 parcels fronting Oak) are all residential, with the exception of a
large church at the southeast corner of N. Oak and 1-29, and two small commercial buildings
north of 43rd Street on the west side of N. Oak.

The existing Redevelopment Area is undergoing a planning effort sponsored by the city and the
community. Many improvements are proposed, including transportation (i.e., widening of N.
Oak and removal of traffic conflicts). Unfortunately, no funding presently exists. The subject’s
proposed TIF is a key component for funding. The following is an example of the results of the
community planning efforts (November 2005).

LEGEND
s idorutad [ gl sy Chesirt D revboprm il
Pretad sk (Tt}

- Fevsbanaisl 30gh Ouecty 18 2 warty/ncr

Commprcn
it | S kg ta it
ome

Ot st g e vt
Ut o n  Uemmercial Veighie a4
Sarvices byaca ty Nuba A tme 0

-
€ o

NEIGHBORHOOD SUPPORTIVE ALTERNATIVE 3eary 11 305 -
HE FHADRS PEW LY f03 ST FERAORROI I R HORTELAND - —

NORTH OAK CONSERVATION STUDY PAGE 8



RULE & COMPANY, INC.,

PARCEL PHOTOS

The subject’s 55 parcels are too numerous to describe individually. The Assessor’s property
record card for each parcel can be found in the Addenda. The assessment records contain
physical descriptions including building size and age, as well as photos and valuation data. The
following is a summary of building ages, uses, and valuations.

© 00 N O O s W N -

Ao AW W WW W W W W W WNRNDNDDNDNDDNDDNDNDNDDNDRN2 2 2 22 a2 =2 2 e o -
W N = O © ® N O ;O b WN = O O 0O ~N O O Hh WOWN-= OO 0~ " b WN = O

44

NORTH OAK CONSERVATION STUDY

17-309
17-309
17-309
17-309
17-309
17-309
17-309
17-309
17-309
17-309
17-309
17-310
17-310
17-310
17-310
17-310
17-310
17-310
17-310
17-310
17-310
17-310
17-310
17-310
17-313
17-313
17-314
17-314
17-314
17-314
17-314
17-314
17-314
17-314
17-314
17-314
17-314
17-314
17-314
17-314
17-314
17-314
17-314
17-314

09
09
09
10
10
11
1
11
17
17
17
04
06
06
06
06
06
07
07
07
07
07
07
07
07
07
01
01
01
01
01
01
01
01
01
01
01
01
01
01
01
01
01
01

005.00
005.02
006.00
001.00
015.00
001.00
002.00
017.00
001.00
009.00
010.00
013.00
012 00
015.00
016.00
017.00
018.00
012.00
013.00
014.00
014.01
014.02
014.03
015.00
001.00
001.01
001.00
002.00
003.00
004 00
005.00
007.00
008.00
009.00
010.00
012.00
013.00
014.00
015.00
016.00
016.01
018.00
019.00
020.00

4000
NA

4002
4030
4020
4136
4116
4108
4268
4200
4232
4225
4147
4125
4107
4103
4107
4029
4029
4011
4003
NA

4008
4027
3910
3920
3925
3925
3911
3905
3855
3851
3843
3841
3805
NA

NA

3733
3733
3717
3715
3713
NA

NA

Oak
Oak
Oak
Oak
Oak
Oak
Oak
Oak
Oak
Oak
Oak
Oak
42nd St
Oak
Oak
Oak
Cherrv
Cherry
Oak
Oak
Oak
Oak
Cherrvy
Cherry
Oak
Oak
Oak
Oak
Oak
Oak
Oak
Oak
Oak
Oak
Oak
Oak
Oak
Oak
Oak
Oak
Oak
Oak
Oak
Oak

1985
NA
1990
NA
1972
1984
1958
1948
1986
1986
1970
1960
2003
1978
1925
1927
2001
1930
1956
1970
1965
NA
1962
1970
1985
NA
NA
1989
1920
1962
1966
1962
1962
1974
1966
NA
NA
1978
NA
1986
1967
1978
NA
NA

In A Tub
Chezik
McDonald's

C&M Motors
Bk of America
C&M Motors
Shooter's
Oakcliff Center
Lawson Bank
Briarwood Ctr
Bob's IGA
CVS

KC Auto Spec
Auto Stop. Inc.
Enterporise

Moxie Bar
Cruzin' Motors
Time Warner

Payne's Truck
Chezik

Auto Banc
State Farm
BDS Acta

Amer Fam Ins
UAW

UAW

N. Oak Place
Cascone's
Cascone's
Cascone's
Cascone's

N. Oak Center

Mr. Trans

Restaurant
Parking
Restaurant
Vacant
Auto

Bank
Auto
Bar/Tavern
Office
Bank
Reta

Retail

Reta
Office
Auto

Auto

Retail
Retail
Retail
Restaurant
Auto
Parkina
Retait
Retail

Auto
Parkina
Parkina
Auto
Office
Office
Retail
Office
Office
Office
Retail
Vacant
Vacant
Restaurant
Parkina
Office
Retail
Vacant
Vacant
Vacant

$302.000
$93.300
$580,400
$91.400
$127.300
$512.000
$134.400
$102,600
$678.000
$247.900
$223.700
$906.400
$1.633.600
$317.700
$142.200
$147.900
$221.800
$90.800
$775.900
$354,300
$155.700
$53.100
$72.200
$190.000
$1,188.800
$237,700
$202.200
$246.300
$80.800
$96.100
$48.200
$78.200
$161,400
$246.200
$579.100
$57.100
$37.100
$482.700
$122.600
$1.218.800
$267,100
$137.000
$81.800
$121.500
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45
46
47
48
49
50
51
52
53
54
55

17-314
17-318
17-318
17-318
17-314
17-310
17-310
17-309
17-310
17-309
13-918

01

045.00
001.00
002.00
008 00
006.00
NA
NA
NA
NA
NA
001.00*

3950
3519
3519
3315
3855
NA
NA
NA
NA
NA
5001

Cherrv
Oak
Oak
Oak
Oak
Cherrv
Oak
Oak
Cherry
Oak
Oak

1983
NA
1987
1955
1966
NA
NA
NA
NA
NA
NA

Carsmart
Farmland
Wally's Pastry

Apartment
Vacant
Auto
Office
Restaurant
Strip/aore
Strio/aore
Strio/aore
Strip/qore
Strin/aore

Vacant

PARCEL PHOTOS

$558 000
$3.900
$364.900
$8.439.800
$48,200
$0

$0

$0

$0

$0
$635,744

The valuation data is the Assessor’s appraised values for 2005. The valuation for the seminary
parcel (No. 55) is the consultant’s proration of the overall land value (32 acres out of 194 acres
total with an appraised value of $3,854,200; about $20,000 per acre).

The following are some summary statistics for the proposed Redevelopment Area.

Total land area is about 95 acres

38 parcels are improved with buildings, while 17 are vacant land or parking lots

5 parcels are strips or gores (i.e., small, dysfunctional and worthless tracts; Nos. 50-54)

Total building area is about 600,000 square feet (210,000 in Farmland/Cerner)

Building ages range from 1920 to 2003

Total assessment appraisal is $23,895,844

The following pages contain photographs of the proposed Redevelopment Area.

NORTH OAK CONSERVATION STUDY
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Expansion Tract — Approx. 32 acres at N. Oak and Vivion
Looking West from Near the Southeast Corner of the Tract
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Farmland/Cerner Building
3315 N. Oak - Tract 48
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Former Bob’s IGA
4225 N. Qak — Tract 12

Cascone’s Restaurant
3733 N. Oak — Tract 38
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C&M Motors
4116 N. Oak — Tract 17
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4030 N. Oak
Tract 4

Shooter’s
4108 N. Oak — Tract 8
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Vacant Building
4008 Cherry — Tract 23

Rear Building
4129 N. Oak — Tract 14
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American Family Insurance
3851 N. Oak — Tract 32

KC Auto Specialists
4107 N. Oak — Tract 15
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KC Auto Specialists
4107 N. Oak — Tract 15

Drainage Easements
[mpairing Tracts 14 to 17
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View of N. Oak Frontage
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View of N. Oak Frontage
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CONSERVATION ANALYSIS

Conservation Area Defined

As presented earlier, a Conservation Area is defined as follows:

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

Component 1: Age

The statute stipulates that the Redevelopment Area be improved and that 50% or more of the
improvements within a Redevelopment Area have an age of 35 years or more.

Thirty-eight of the 55 ownership parcels are improved. One of the parcels has two distinct
buildings (No. 14; 4125 and 4127 N. Oak). According to assessment records, 21 of the structures
were built prior to 1971. The oldest building was constructed in 1920 (No. 29; 3911 N. Oak),
while the newest is 2003 (No. 13; 4147 NE 42™ St.). The following chart shows the distribution
of building ages.

1920s 1930s 1940s 1950s 1960s 1970s 1980s 1990s 2000s

The average year of construction of the buildings in the redevelopment area is about 1969, so the
average is approximately 37 years. In total, 21 of the 39 structures or 54% are 35 years old or
older. Thus, the subject meets the age test for a Conservation Area.

NORTH OAK CONSERVATION STUDY PAGE 20
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Component 2: Dilapidation

According to Random House, to dilapidate is: “to bring into a state of disrepair, as by misuse of
neglect”. The 4107 N. Oak property (No. 15; KC Auto Specialists) has been vacant for some
time and is in very poor condition (see photos). The 4030 N. Oak property (No. 4) is improved
with a partial foundation. The building formerly occupying the site (constructed approx. 1956)
was demolished in 2003.

Two of the parcels exhibit dilapidation and impart a modest degree of dilapidation to the overall
Redevelopment Area.

Component 3: Obsolescence

Obsolescence speaks to the functionality of the improvements. The consultant’s inspection
revealed the following functional deficiencies in the improvements.

e A majority of the buildings are very close to the street right-of-way. These buildings
tend to have inadequate and unsafe parking arrangements.

e Three properties are converted residences (Nos. 15, 16, 29).
e Two properties are converted service stations (Nos. 5, 7).

e One property has been converted from a multi-bay self service carwash to a used car
lot (No. 47).

e Parcel No. 19 is a triangular land tract that causes the building to have a very
inefficient floor plan.

e The area is topographically challenged with an overall slope down from west to east.
Many of the buildings on the west have basements. The basement space is poorly
occupied and garners low rents.

The properties that have been converted from other uses are makeshift and exhibit a high degree
of obsolescence. Only the CVS, the two banks, and McDonald’s can be said to be truly
functional and modern structures.

Obsolescence is prevalent in the redevelopment area, to a potentially blighting degree.

Component 4: Deterioration

Deterioration speaks to the level of the maintenance of the improvements. The consultant’s
inspection revealed the following maintenance deficiencies.

e Assessment records indicate that Parcel No. 42 (Mr. Transmission; 3713 N. Oak) has
a “severe foundation problem”.
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e The five very small buildings at 3851, 3855, 3905, and 3911 N. Oak (Nos. 29-32, 49)
are in fair condition and show a high degree of wear and tear. They were constructed
in the 1920s and 1960s, and being of fair quality, are nearing the end of their
economic lives.

o The former Bob’s IGA property (No. 12) has been boarded up and vacant for several
years. The paving is deteriorating noticeably.

e In A Tub (No. 1), Shooter’s (No. 8), and KC Auto Specialists (No. 15) have a number
of maintenance issues including general housekeeping, spalling/cracked parking,
peeling paint, and excessive wear and tear.

On balance, the buildings in the Redevelopment Area exhibit a moderate degree of deterioration.

Component 5: lllegal Use Of Structures

The bulk of the proposed Redevelopment Area is zoned C-2, Local Retail Business which is a
fairly permissive light commercial designation. The uses in the proposed Redevelopment Area
appear to be permissible under district C-2.

Nevertheless, several of the subject buildings are unlikely to conform to the yard, setback, or
parking requirements of the current zoning district. Parking requirements are 1 space per 75
square feet of building area for bars and restaurants, and 1 space per 400 square feet for retail
uses. Several of the buildings were constructed prior to annexation and have been subjected to
successive widenings of North Oak Trafficway.

Building uses in the proposed Redevelopment Area are not illegal, although several zoning non-
conformities are likely present.

Component 6: Code Violations

Some of the buildings may have code violations but their deficiencies are not readily apparent.
The consultant is not aware of any citations for code violations in the proposed Redevelopment
Area.

Component 7: Abandonment

As discussed under dilapidation, two of the properties appear to have been abandoned.

Component 8: Excessive Vacancies

Four of the subject parcels are 100% vacant (Nos. 8, 12, 15, 23). The consultant estimates the
overall vacancy in the Redevelopment Area’s buildings to be 15% (88,500 sq.ft. vs. 600,000
sq.ft.). Excluding the Cerner building (210,000 sq.ft.; owner occupied), the vacancy rate for the
remaining properties is about 25%. The overall retail vacancy rate in Kansas City is near 10%.
Excluding the strips and gores, about 12 of the Redevelopment Area’s 51 parcels are vacant land.

Excessive vacancy exists in the Redevelopment Area.
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Component 9: Overcrowding of Structures

Overcrowding does not appear to be present in the proposed Redevelopment Area.

Component 10: Lack of Ventilation, Light or Sanitary Facilities
All of the buildings have generally adequate ventilation, light and sanitary facilities.

Component 11: Inadequate Utilities

The subject parcels are adequately supplied with water and sewer, electricity and natural gas,
even though the overhead service lines can be unsightly.

Parcels 14 through 17 are significantly impacted by a high number of drainage and sewer
easements (approx. 12). Generally, the easements run north and south following the topography.
Most of the easements are 20 to 40 feet wide and are from 0 to 120 feet east of Oak Street. In
addition, a drainage easement supports a large detention basin on Parcel 15 and parts of Parcels
14 and 16. The detention easement encumbers perhaps 40% of Parcel 15 and leaves only about
70 to 90 feet of developable depth along the Oak Street frontage.

The easements on Parcels 14 through 17 probably serve the overall area well, but they have a
major adverse impact on the individual parcels. Inadequate utilities are an adverse condition for
the proposed Redevelopment Area.

Component 12: Excessive Land Coverage

Excessive land coverage is not an adverse condition in the project area. While some properties
have poor setbacks and small lots sizes (as discussed below), the overall floor area ratio is about
0.15: 1 (600,000 sq.ft. bldgs. vs. 4,100,000 sq.ft. land).

Component 13: Deleterious Land Use or Layout

Many, perhaps a majority, of the parcels are redeveloped residential properties, reclaimed from
old, small-lot plats. Several lots have 30 and 40 foot fronts, while many are less than 100 feet.
Lot depths are 200 feet. With some exceptions, the proposed Redevelopment Area does not enjoy
the large tract size that typically supports well-planned commercial development.

Deleterious land use or layout is a negative feature of the proposed Redevelopment Area.

Component 14: Depreciation of Physical Maintenance

The physical maintenance of the buildings was analyzed under the discussion of Component 4.
On balance, the buildings in the Redevelopment Area exhibit a moderate degree of depreciation
of physical maintenance.
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Component 15: Lack of Community Planning

North Oak Trafficway is a major commercial arterial and offers the proposed redevelopment area
good access. However, N. Oak Trafficway is inadequately constructed in that sidewalks, curbs
and gutters are not present.

Furthermore, fourteen of the parcels have poor setbacks and/or parking configurations that give
rise to unsafe conditions (Nos. 5, 7, 9, 14-16, 19, 21, 28-32, 49). Some of the front parking lots
seriously conflict with traffic on N. Oak. Cars entering the parking lots must perform essentially
all of their deceleration in the busy lanes of Oak Street. Cars leaving the parking lots must back
into N. Oak traffic in order to leave their head-in parking stalls.

The intersection of N. Oak with Cherry and 41st Street is poorly configured and is dysfunctional
during peak traffic hours.

A definite lack of community planning is in evidence in the proposed Redevelopment Area.

Conclusion

In addition to the age qualification, the foregoing analysis indicates that three or more of the
components of the TIF Conservation definition are present in the 55 parcels comprising the
proposed Amended North Oak Redevelopment Area. The consultant believes at least nine of the
potential blighting factors (plus age) are evident. The main potential blighting factors are as
follows:

e A lack of community planning is present as the area commenced development prior to
annexation into the City. Among other items, the poor planning results in unsafe
traffic conditions.

e Deleterious land use or layout results from the fact that many, perhaps a majority, of
the parcels are redeveloped residential properties, reclaimed from old, small-lot plats.

e Obsolescence is prevalent as only a handful of the buildings can be said to be truly
functional and modern structures.

e Excessive vacancy exists in that the buildings are 15% or more empty, on average,
plus several vacant lots are present.

The proposed Redevelopment Area studied in this report encompasses all of The North Oak Tax
Increment Financing Plan that was adopted in 2005. The existing plan states that: “The
Redevelopment Area qualifies as a Blighted Area, [having]... deteriorating improvements,
economic underutilization, and other blighting conditions... .

The presence of at least nine potentially blighting factors (plus age) indicates that the subject
parcels, taken as a whole, are detrimental to the public health, safety, morals, or welfare and may
become a blighted area. Therefore, the consultant has determined that the proposed Amended
North Oak Redevelopment Area, as of January 29, 2006, is a Conservation Area as defined by
the Missouri Tax Increment Financing Statute, Section 99.805(2) R.S. Mo.
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CERTIFICATE

As of February 13, 2006, I certify that, to the best of our knowledge and belief...
1) The statements of fact contained in this report are true and correct.

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

3) We have no present nor prospective future interest in the property that is the subject of this
report, and we have no personal interest or bias with respect to the parties involved.

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

5) Engagement of the appraisal assignment was not contingent upon a requested minimum
valuation, a specific valuation, nor approval of a loan.

6) Our analyses, opinions, and conclusions were developed, and this report has been prepared,
in conformity with the requirements of the Uniform Standards of Professional Appraisal
Practice.

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

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

9) No one provided significant provided significant professional assistance to the persons
igning this report.

Brock Did Inspect Did Not Inspect
Missouri State Certified General Real Estate Appraiser (Certificate No. RA 001130)
Kansas Certified General Real Property Appraiser (Certificate No. G-1008)
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GENERAL ASSUMPTIONS & LIMITING CONDITIONS

This appraisal is subject to the following 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. All existing liens, mortgages or other
encumbrances have been disregarded and the property is appraised as though free and clear,
under responsible management and competent marketing unless otherwise stated.

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

4) The information in this report has been obtained from reliable sources. The appraiser cannot,
however, guarantee or be responsible for the accuracy of information furnished by others.

5) The comparable market data relied upon in this appraisal is believed to be from reliable
sources; however, it was not possible to rely on information furnished by others. Therefore,
the value conclusions are subject to the correctness and verification of said data.

6) This opinion of value applies to land and improvements only. The value of trade fixtures,
furnishings and other equipment has not been included with the value of the real estate,
unless specifically stated otherwise.

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

8) The appraiser is not required to give testimony or attendance in court by reason of this
appraisal, unless prior agreements have been made in writing.

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

10) The land, and particularly the soil, of the area under appraisement appears firm and solid.
Subsidence in the area is unknown or uncommon, but the appraiser does not warrant against
this condition or occurrence.

11) The appraiser very carefully inspected the building involved in this appraisal report 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.

12) The appraiser has inspected, as far as possible, by observation, the land and the
improvements thereon. However, it was not 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.
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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.

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

14) Neither all nor any part of the contents of this report, especially any conclusions as to value,
the identity of the appraiser or the firm with which he is connected, or any reference to the
Appraisal Institute or to the MAI designation shall be disseminated to the public through
advertising media, public relations media, news media, sales media or any other public
means of communication without the prior written consent and approval of the undersigned.

15) Disclosure of the contents of this appraisal report is governed by the By-Laws and
Regulations of the Appraisal Institute.

16) Unless otherwise stated in this report, the existence of hazardous conditions, which may or
may not be present on the property, was not observed by the appraiser. The appraiser has no
knowledge of the existence of such conditions on or in the property. The appraiser, however,
is not qualified to detect such circumstances. The presence of such conditions including
without limitation, asbestos, polychlorinated biphenyls, leaking petrochemicals, urea-
formaldehyde foam insulation, electromagnetic fields or other potentially hazardous items
may affect the value of the property. The value estimate is predicated on the assumption that
there is no such material on or in the property which would cause a loss in value. No
responsibility is assumed for any such conditions, or for any expertise or engineering
knowledge to discover them. The client is urged to retain an expert in this field, if desired.

17) The owner of the subject property may be subject to additional financial expenditures in
accordance with the American’s With Disabilities Act (ADA), a federal law codified at 42
USC Section 12101 ET SEQ. While numerous requirements of the ADA would affect the
subject property, Title Il of ADA requires owners and tenants of “public accommodations”
to remove barriers to access by disabled persons and provide auxiliary aids and services for
hearing, vision or speech impair persons by January 26, 1992. The regulations under Title III
of ADA are codified at 28 CFR Part 36. The appraiser is not a qualified expert as to the
subject’s compliance or noncompliance under ADA. In recognition of the law’s recent
enactment, some of