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I. INTRODUCTION

This Plan provides for the redevelopment of the Redevelopment Area, which is located at
the southeastern quadrant of Interstate 35 and Highway 92 in Keamey, Missouri. The
Redevelopment Area contains approximately thirty-seven (37) acres. The Redevelopment Area
1s legally described on Exhibit 1.

The Redevelopment Area is a blighted area, and has not been subject to growth or
development through investment by private enterprise. As evidenced by the Blight Study
attached as Exhibit 5, the Redevelopment Area is not developed to its highest and best use. The
redevelopment of the Redevelopment Area will positively impact the City’s economy. The

Redevelopment Project, given its size, location at the City’s gateway, and high quality will also
benefit the City financially, reputationally, and otherwise, beyond its direct financial impacts
within the Redevelopment Area. However, without tax increment financing (“TIF”) to help
defray certain redevelopment costs, including eradication of blight conditions, redevelopment of
the Redevelopment Area is unlikely to occur. (See Blight Study attached as Exhibit 5,
Developer Affidavit attached as Exhibit 9, Project Pro Formas attached as Exhibit 10, and “But
For™ Test Analysis herein at Section I'V).

The Redevelopment Project will consist of land acquisition, engineering,. site preparation,
construction of public infrastructure improvements, and the design and construction of private
improvements, as described on Exhibit 3 and shown on the Preliminary Site Plan on Exhibit 2.

The total cost of the Redevelopment Project (“Total Project Cost™) is estimated to be
approximately Thirty-Nine Million Dollars ($39,000.000). This Plan will make Payments in

Lieu of Taxes and one half (1/2) of Economic Activity Taxes available to reimburse a portion of



the Total Project Costs constituting Reimbursable Project Costs. The general categories and
estimated amounts of Reimbursable Project Costs are listed on Exhibit 3.

Tax parcel 07-804-00-01-013.00 consists of approximately 84.5 acres of land. A portion
of the tax parcel (approximately 37 acres) will be purchased and become the Redevelopment
Area. When this occurs, the county will provide tax identification numbu for the resulting split
of the existing tax parcel. Based on the 2009 assessed valuation of the existing tax parcel
provided By the Clay County Assessor’s Office, the current estimated proportionate assessed
value of the proposed Redevelopment Area is One Hundred and Sixty-One Thousand Five
Hundred and Seventy-Four Dollars ($161,574), which has been designated as the most recent
estimated total equalized assessed value of the property that will become the Redevelopment
Area.

It is estimated that the total equalized assessed value of real estate within the
Redevelopment Area will be approximately Eight Million Six Hundred and Ten Thousand
Dollars ($8,610.000) n the sixth (6™ tull year following the activation of the Redevelopment
Project (as shown on Exhibit 4), which is the first full year following the year in which the
Redevelopment Project is anticipated to be completed.

The total Payments in Lieu of Taxes anticipated to be generated by the Redevelopment
Project during the first 23 years of operation are shown on Exhibit 4, and are estimated to be
approximately Five Million One Hundred and Thirty-Four Thousand Dollars ($5.134,000)
(present value at 7%).

Half of the total Economic Activity Taxes (including the Captured CID Revenue, but
excluding revenue attributable to utility taxes) anticipated to be generated by the Redevelopment

Project during the first 23 vears of operation is shown on Exhibit 4. and 1s estimated (o be



approximately Ten Million Seven Hundred Twenty-Two Thousand Dollars ($10,722,000)
(present value at 7%).

In anticipation of a grocery store locating within the Redevelopment Area (the “New
Grocery Store™), and in light of the approximately Eighteen Million Dollars ($18.000,000) of
taxable sales generated by an existing grocery store within the City but outside the
Redevelopment Area (the “Existing Grocery Store™), the estimate of Economic Activity Taxes in
this Plan, as shown on Exhibit 4, assumes Eighteen Million Dollars ($18,000.000) of “base
sales™ within the Redevelopment Area for purposes of calculating Economic Activity Taxes
generated by a grocery store in the Redevelopment Area (the “Grocery Store Base Sales™). Use
of the Grocery Store Base Sales when calculating Economic Activity Tax revenue means that the
first Eighteen Million Dollars ($18,000,000) of the New Grocery Store’s taxable sales are
assumed to be base sales within the Redevelopment Area in calculating Economic Activity
Taxes, requiring the pavment of the full City and County sales taxes on such sales, and CID sales
tax if a CID is approved. In the event, however, that the Existing Grocery Store continues to
operate after the New Grocery Store opens for business, the Eighteen Million Dollars
($18,000,000) of Grocery Store Base Sales for purposes of calculating Economic Activity Taxes
generated in the Redevelopment Project Area will be reduced by the amount of taxable sales
generated by the Existing Grocery Store.

The property owner within the Redevelopment Area intends to petition the City to
establish a community improvement district with boundaries identical to those of the
Redevelopment Area, except that such boundaries will also include the site of a proposed City-

owned community center (the “CID™). The CID is expected to levy a One Cent (50.01) sales tax

(“CID Sales Tax™). The CID Sales Tax Revenues will fall into two categories:



(h One half (1/2) of such CID Sales Tax Revenue, consisting of (a) the portion of the CID
Sales Tax Revenue captured as Economic Activity Taxes plus (b) one half of the portion
of the CID Sales Tax Revenue that is atuibutable to Grocery Store Base Sales (which is
not deposited in the Special Allocation Fund as Economic Activity Taxes but which will
be treated as allocable with Economic Activity Taxes) (together, the “Captured CID
Revenue™), will be used to finance certain Reimbursable Project Costs, as permitted by
law. The City intends to enter into a cooperative agreement with the CID in which one
half of the CID Sales Tax Revenue attributable to Grocery Store Base Sales, which is
allocable with Economic Activity Taxes and treated as a portion of the Captured CID
Revenue under this Plan, 1s made available to reimburse the Developer for Reimbursable
Project Costs, as permitted by law, subject to annual appropriation by the C1D: and

(2) The remaining one half (1/2) of such CID Sales Tax Revenue, consisting of that portion
of the CID Sales Tax Revenue not considered hereunder as Captured CID Revenue
(“Non-Captured CID Revenue™) will be made available by the CID, as set forth in a
cooperative agreement between the CID and the City, to finance certain costs associated
with the City’s community center project, as permitted by law, subject to annual
appropriation.

The Non-Captured CID Revenue is approximate‘ly Three Million Four Hundred and Seventy-

Three Thousand Dollars (§3.473,000) (present value at 7%), as included in the projections on

Exhibit 4.

Together, TIF and Captured CID Revenues generated during the first twenty-three (23)
years of the Redevelopment Pro_jed are estimated to exceed Fifteen Million Eight Hundred and

Fifty-Six Thousand Dollars ($15.856,000) (present value at 7%).



As stated above. Total Project Costs are estimated at approximately Thirty-Nine Million
Dollars  ($39,000,000), including pre-development professional service costs Developer
anticipates incurring as initial expenses for the Redevelopment Project. As a subset of Total
Project Costs, this Plan uses the term Reimbursable Project Costs to identify those costs that are
reimbursable with TIF Revenues, as shown on Exhibit 3.

This Plan does not allow for reimbursement of the cost of acquiring the land constituting
the Redevelopment Area, or for the cost of building construction, but does allow for
reimbursement of any other project costs to the full extent permitted under the TIF Act (defined
herein as “Reimbursable Project Costs”), as shown on Exhibit 3, subject to a total cap on
reimbursement of projéct costs using TIF and Captured CID Revenues, or proceeds of
Obligations financed with such revenues, of Thirteen Million Eight Hundred and Twenty-Eight
Thousand Five Hundred and Seventy-Two Dollars ($13,828.572), not including Financing Costs
(“Capped Amount of Reimbursable Project Costs™), except as further limited below.

Any category of cost set forth as a Reimbursable Project Cost on Exhibit 3, and any other
Reimbursable Project Costs, will be eligible for reimbursement via TIF and CID proceeds’. The
reimbursable amounts listed on Exhibit 3 do not represent caps on any individual expenditure or
category of expenditures, as reimbursable amounts may be moved from one line item or cost
category to another, and between the TIF reimbursable and CID reimbursable columns, to the
full extent permitted by law, to reflect actual expenditures, subject to the Capped Amount of
Reimbursable Project Costs. Provided, however, that the total reimbursement of Soft Costs may

not exceed one hundred and ten percent (110%) of the total amount of budgeted Soft Costs set

torth on Exhibit 3 without written consent of the City. Any reimbursable amounts associated

The CID Act permits reimbursement of some but not all of the Reimbursable Project Costs. CID Revenues may be
used to reimburse Reimbursable Project Costs to the full extent permitted under the CID Act.



with Soft Costs in the budget set forth on Exhibit 3 can be moved to non-Soft Cost line items and
categories for purposes of reimbursement without obtaining the City’s consent.

Interest charges incurred by Developer as Financing Costs shall not be reimbursable after

=

) year following activation of the Redevelopment Project.

the last day of the twentieth (20"

Because new jobs created by the Redevelopment Project are expected to induce workers
and their families to relocate to the Keamey R-1 School District (“*School District™) and
additional capital costs will be incurred by the School District as a result, the following amount
of annual capital contribution payments will be transferred annually by the City to the School
District during the term of the TIF to offset the School District’s capital costs associated with any

such new students (“School District Payments™):

Year 1 $9.400
Year 2 $10,980
Year 3 $12,550
Year 4 $15,690
Year 5 through TIF termination $18.830
(prorated as necessary for partial final year)

The School District Payments set forth above shall only be required to the extent
sufficient TIF Revenues have been collected during the year to make such payments. The City
will not make the School District Payments set forth above in a particular year in the event
insufficient TIF Revenues are collected in the relevant year. In no event will the Developer have
any obligation to make School District Payments. Over the estimated nineteen (19) year life of
the TIF. School District Payments are expected to total One Hundred and Seventy-One Thousand

Four Hundred and Twenty-Eight Dollars ($171,428) (present value at 7%).




Once reimbursement of all Reimbursable Project Costs has occurred and all
Obligations, 1t any, have been retired, tax increment financing shall be terminated according to
Section XII below. The CID shall not be affected by termination of tax increment financing and
the CID Sales Tax Revenues may continue to be collected and utilized as set forth in the CID
documents.

It is anticipated that TIF and CID Sales Tax Revenues will be collected and used to

5y

reimburse Reimbursable Project Costs on a “pay-as-you-go-basis.” However, the City may
determine in its sole discretion to issue Obligations financed with TIF and CID revenues in lieu
of, or in combination with, pay-as-you-go financing. Assuming pay-as-you-go is exclusively
used to finance the Reimbursable Project Costs, it 1s anticipated that the Reimbursable Project
Costs will be fully reimbursed within approximately nineteen (19} years after the activation of
the Redevelopment Project. as shown in the pay-as-you-go amortization table on Exhibit 6.
After all Obligations, if any. are retired, and reimbursement of the Reimbursable Project Costs is
completed. tax increment financing for the Redevelopment Arca will be terminated and the
Taxing Districts will receive all tax revenues generated by the Redevelopment Projects. leaving
significant economic benefits for the taxing jurisdictions. Revenues generated by the CID sales
tax may continue to be utilized as set forth in the CID documents. It is anticipated that the CID
documents will specity that, after the TIF is terminated, revenues generated by the CID sales tax

o

will be used to maintain the Redevelopment Area and the community center.
With this Plan, the Developer requests reimbursement of Reimbursable Project Costs. up
to the Capped Amount of Reimbursable Project Costs, with all available TIF Revenues (less any

School District Payments) on a pay-as-you-go basis, through proceeds of Obligations, or a

combination of both.



I1. DEFINITIONS

As used in this Plan, the following terms shall mean:

Al Approved Site Plan: The actual site plan as approved by the City for the

applicable Redevelopment Area, as amended from time to time.

B. Blighted Area: An arca which. by reason of the predominance of defective or
inadequate street layoutl. unsanitary or unsafe conditions, deterioration of site improvements,
improper subdivision or obsolete platting, or the existence of conditions which endanger life or
property by fire and other causes, or any combination of such factors, retards the provision of
housing accommodations or constitutes an economic or social liability or a menace to the public

health. safety, morals, or welfare in its present condition and use.

C. Board of Aldermen: The governing body of Kearney, Missourt.
D. Captured CID Revenues: One half (1/2) of the CID Sales Tax Revenue, consisting

of the portion of the CID Sales Tax Revenue captured as Economic Activity Taxes plus one half
of the portion that is attributable to Grocery Store Base Sales. to be used to finance certain
Reimbursable Project Costs, as permitted by law.

E. Citv: Kearney, Missourt.

F. City_Administrative_Fees and Costs:  The amount of documented City

administrative hard and soft costs and expenses in connection with the preparation, development
and implementation of this Plan and the TIF Redevelopment Agreement (including but not
limited to staff time. sales tax software, CID administration, reporting. professional fees) and
with the City's performance of its obligations under the TIF Redevelopment Agreement that are

not paid or reimbursed by the Developer pursuant to the Funding Agreement. as more

specifically set forth in the TIF Redevelopment Agreement.



G. City Director of Finance: The Chief Financial Officer of Kearney, Missouri.

H. CID: The anticipated CID with boundaries identical to those of the

Redevelopment Area, except that such boundaries will also include the site of a proposed City-
owned community center and potentially the roadways connecting the community center parcel
and the Redevelopment Area, which would make all land within the CID contiguous, for which a
petition by the property owner within the Redevelopment Area is expected to be submitted
during the City’s consideration of the Redevelopment Plan.

. CID Act: The Community Improvement District Act, Sections 67.1401, er seq.,
Revised Statutes of Missourt, as amended.

J. CID Sales Tax Revenues: The revenues derived from the anticipated One Cent

(50.01) sales tax levied by the CID, collected in the Redevelopment Area over a twenty-three

year period.

K. County Assessor: The Assessor of Clay County, Missourt.
L. Countv Collector: The Collector of Clay County, Missourt.
M. Debt Service: The amount required for the payment of interest and principal on

Obligations and/or Private Loans as they come due, for the payment of mandatory or optional
redemption payments, and for payments to reserve tunds required by the terms of Obligations or
Private Loans.

N, Developer: Star Acquisitions, LLC, a Missourt limited liability company, ifs

sors and/or assigns.

(2]
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O. Distribution Date: April 30, July 31, October 31, January 31 of each calendar year

while this Plan remains in effect, or such other dates as may be required in order to repay

Obligations or Private Loans.



P Economic Activity Account: The separate segregated account within the Special

Allocation Fund into which Economic Activity Taxes are to be deposited.

Q. Economic Activity Taxes: Fifty percent (50%) of the total additional revenue

from taxes. penalties and interest which are imposed by the City or other Taxing Districts, and
which are generated by economic activities within the Redevelopment Area, over the amount of
such taxes generated by economic activities within the Redevelopment Area in the calendar year
prior to the adoption of the Redevelopment Project for the Redevelopment Area by Ordinance,
while tax increment financing remains in effect, but excluding personal property taxes, taxes
imposed on sales or charges for sleeping rooms paid by transient guests of hotels and motels,
taxes.levied pursuant to Section 70.500, RSMo, licenses, fees or special assessments other than

Payments In Lieu of Taxes and penalties and interest thereon.

R Financing Costs: Those costs incurred by the Developer, the TIF Commission, or
the City as a result of 1ssuing one or more series of Obligations or Private Loan(s) to pay all or
any portion of Reimbursable Project Costs incurred or estimated to be incurred, including but not
limited to interest, loan origination fees not to exceed two percent (2%) of the principal amount
of the loan and interest payable to banks or similar financing institutions that are in the business
of loaning money. capitalized interest, financial advisor fees, legal fees (including the City
Attorney, special TIF counsel, bond counsel, and Developer’s counsel), broker fees or discounts,

OT1¢ and other costs rela

gt
=

inal purchaser’s discount, printing
shall be Reimbursable Project Costs, but shall not be subject to the Capped Amount of

Remmbursable Project Costs.

S. Non-Captured CID Revenue: One half (1/2) of the CID Sales Tax Revenue,

consisting of that portion of the CID Sales Tax Revenue not considered hereunder as Captured



CID Revenue, which is anticipated to be made available to finance certain costs associated with
the City’s community center project. as permitted by law.

T. Obligations: Bonds, loans, debentures, notes, special certificates, or other
evidences of indebtedness issued by the TIF Commission or the City to pay or reimburse all or
any portion of Reimbursable Project Costs mcurred or estimated to be incurred, to finance the
cost of issuing such Obligations, to establish reserves to refund or secure such Obligations, t©
finance the interest costs associated with such Obligations or to refund, redeem or defease
outstanding Obligations.

U. Ordinance: An ordinance enacted by the Board of Aldermen.

\ Jayments in Lieu of Taxes: Revenues from real property taxes in the

Redevelopment Area selected for the Redevelopment Project which are to be used to reimburse
the Reimbursable Project Costs, which Taxing Districts would have received had the City not
adopted TIF financing, and which result from levies made after the time of the adoption of TIF

¢ within the Redevelopment Area, and during the time the current equalized value of real

el

financin
property in the Redevelopment Area exceeds the Total Initial Equalized Assessed Value of real
property in the Redevelopment Area, until the designation is terminated pursuant to this Plan
which shall not be later than twenty-three (23) vears after the Redevelopment Project for the
Redevelopment Area is approved. excluding, however, the blind pension fund tax levied under

the authority of Article 111, Section 38(b) of the Missouri Constitution, and the merchant’s and
_ 38(bY ¢ Co , merchant’s

LJ

manufacturer’s inventory replacement tax levied under the authority of Article X, Section 6(2) ot

the Missouri Constitution.

W. PILOT Account: The separate segregated account within the Special Allocation

Fund mto which Payments in Lieu of Taxes are to be deposited.



X. Plan: This Tax Increment Financing Plan.

Y. Preliminary_Site Plan: The preliminary site plan for the Redevelopment Area

attached as Exhibit 2.
Z. Private Loans: Loans made to or for the benefit of the Developer, the proceeds of
which are used to finance or refinance Reimbursable Project Costs.

AA. Redevelopment Area: The real property legally described on Exhibit 1.

BB.  Redevelopment Project: The project described in this Plan for redevelopment of

the Redevelopment Area. The retail, specialty retail, restaurant and/or other commercial
facilities and related infrastructure which may include, but is not required to include, a grocery
store, bank, gas station, pharmacy, hotel, sit-down and fast food restaurants, and small and large
tenant retail, all as generally depicted on Exhibit 2, to be constructed in the Redevelopment Arca
in accordance with this Plan and the Approved Site Plan. as amended from time to ume. for the
Redevelopment Area. In addition to or in place of those shown on Exhibit 2. the Redevelopment
Project may include other tvpes of users and additional or different buildings that are consistent
with shopping center developments, including financial institutions, professional offices, and

other commercial uses.

CC.  Reimbursable Project Costs: The sum total of all reasonable or necessary costs
mcurred or estimated to be incurred. and any such costs incidental to this Plan or the

Redevelopment Project, as applicable, to the full extent permitted under the TIF Act, but
excluding the cost of acquiring the land constituting the Redevelopment Area and the costs of

building construction. Reimbursable Project Costs include, but are not limited to, the following:

I Costs of studies. surveys, plans and specifications:



2. Professional service costs, including. but not limited to, architectural,
engineering, legal, marketing, financial, planning or special services (except for
reasonable administrative costs of the Commission, such costs shall be allowed only as an
initial expense, and are included in the costs set forth in this Plan for the Redevelopment
Project);

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

4. Costs of public and private site work and infrastructure, parking lots,
landscaping, and lighting;

Initial costs for an economic development area (as defined in the TIF Act);

S.
6. Costs of construction of public works or improvements;
7. Financing Costs, including, but not limited to, all necessary and incidental

expenses related to the issuance of Obligations, and which may include payment of
interest on any Obligations 1ssued hereunder accruing during the estimated period of
construction of the Redevelopment Project for which such Obligations are issued and for

not more than eighteen months thereafier. and including reasonable reserves related

thereto;

R All or a

.

portion of a Taxing District’s capital costs resulting from the
g g

Redevelopment Project necessarily incurred or to be incurred in furtherance of the

objectives of this Plan and such Redevelopment Project, to the extent the City by written

agreement accepts and approves such costs:



9. Relocation costs to the extent that the Citv determines that relocation costs
shall be paid or are required to be paid by federal or state law: and
10. Payments in lieu of taxes.

DD. Soft Costs: The total combined line items and associated expenditures listed on
Exhibit 3 in the “Soft Costs” categories under “Public Infrastructure/Grading™ and “Private Site
Improvements.” as well as any other similar type expenditures not listed on Exhibit 3 that are
reimbursable under the TIF and/or CID Acts.

EE.  Special Allocation Fund: The fund that contains two separate segregated

accounts, maintained by the City Director of Finance, into which, as required by the TIF Act, all
Payments in Lieu of Taxes and Economic Activity Taxes are to be deposited.

FF.  Taxing District: Any political subdivision of the State of Missourt located wholly

or partially within the Redevelopment Area having the power to levy taxes.
GG.  TIF Act: The Real Property Tax Increment Allocation Redevelopment Act,
Section 99.800, ef seq.. Revised Statutes of Missourt, as amended.

HH. TIF Commission: The Tax Increment Financing Commission of Kearney.

Missouri.
I1. TIF Revenues: Payments in Lieu of Taxes and Economic Activity Taxes.
1. Total Initial Equalized Assessed Value: That amount certified by the County

Assessor which equals the most recently ascertained equalized assessed value of each taxable lot,
block. tract, or parcel of real property within the Redevelopment Area immediately after tax
increment financing for the Redevelopment Area has been approved by the Board of Aldermen

by an Ordinance.

A



KK. Total Project Cost: The total cost incurred in furtherance of the Plan and the

acquisition, planning, construction and financing of the Redevelopment Project.

II. TAX INCREMENT FINANCING

This Plan is adopted pursuant to the TIF Act. The TIF Act enables municipalities to

generated from Payments in Lieu of

&

finance the Reimbursable Project Costs with the revenue
Taxes resulting from increased assessed valuation on new development and. subject to annual
appropriations, from Economic Activity Taxes resulting from increased economic activities in
the Redevelopment Area. While it is presently anticipated that the Reimbursable Project Costs
will be financed on a pay-as-you-go basis, the TIF Commission or the City may issue
Obligations to finance Reimbursable Project Costs in their sole discretion at any time in lieu of
or in conjunction with pay-as-you-go financing.

Immediately after the Board of Aldermen approves the Redevelopment Project and
adopts tax increment financing for the Redevelopment Area, the County Assessor shall certify
the Total Initial Equalized Assessed Value of the particular Redevelopment Area. Real estate
taxes (including penalties and mterest thereorr) resulting from: (1) all taxes levied on the Total

Initial Equalized Assessed Value for the Redevelopment Area: (2) the blind pension fund tax

levied under the authority of Article 111, Section 38(b) of the Missouri Constitution, and (3) the
merchant’s and manufacturer’s inventory replacement tax levied under the authority of Article
X. Section 6(2) of the Missouri Constitution, will be pavable to Taxing Districts as 1f tax
increment financing were not adopted. Payments in Lieu of Taxes (including applicable
penalties and interest) collected from owners of property within the Redevelopment Area will be
paid by the County Collector to the City Director of Finance and deposited in the PILOT
Account within the Special Allocation Fund. In addition, following annual appropriation by the

appropriate Taxing Districts, the Economic Activity Taxes generated within the particular



Redevelopment Area shall be paid by the collecting Taxing Districts to the City Director of

Finance who shall deposit such funds in the Economic Activity Account within the Special

Allocation Fund.

V. EXISTING CONDITIONS IN THE REDEVELOPMENT AREA —

“BUT FOR™ TEST ANALYSIS

Blight
A study of the existing conditions in the Redevelopment Area was conducted prior to the
adoption of this Plan — the resulting Blight Study 1s attached as Exhibit 5. The Blight Study and
the evidence presented at the public hearing on the Plan support the Board of Aldermen’s finding
that the Redevelopment Area on the whole is a Blighted Areca within the meaning of the TIF Act.
But For
Without Tax Increment Financing, revitalization of the Redevelopment Area will not
oceur due to its blighted condition and other challenges to redevelopment. The Project Pro
Formas, attached as Exhibit 10, detail the Project’s cconomic performance both with and without
public incentives and demonstrate the Project’s financial infeasibility (i.e., a negative Internal
Rate of Return) absent public incentives. Also attached as Exhibit 9 is the Developer’s Atfidavit
attesting to the Project’s inability to proceed but for Tax Increment Financing. While the
Project’s viability depends on Tax Increment Financing, the Developer intends to create a CID to

minimize the length of time that Tax Increment Financing will be necessary.
2 & 3

The Total Project Costs are approximately Thirty-Nine Million Dollars ($39,000,000).

The Developer will require reimbursement of Reimbursable Project Costs in an amount of

Thirteen Million Eight Hundred and Twenty-Eight Thousand Five Hundred and Seventy-Two

Dollars ($13.828.572) (not including Financing Costs) via reimbursement on a pay-as-you-go

(d



basis. issuance of Obligations, or a combination of both, to bridge the gap between what the
Developer 15 willing to invest in private funds and the total dollars necessary to complete the
Redevelopment Project. Reimbursement of Developer in the amount stated above is estimated to
provide the Developer with a 14-15% Internal Rate of Rewrn. By contrast, absent any
reimbursement of Developer’s Reimbursable Project Costs, Developer’s Internal Rate of Return
would be negative, demonstrating that without Tax Increment Financing the Project is far from
financially feasible.

When the Blight Study on Exhibit 5 is read in conjunction with the Project’s preliminary
site plan on Exhibit 2 and categories and estimates of Reimbursable Project Costs on Exhibit 3
these Exhibits demonstrate that the TIF and Captured CID Revenues (or, in the event Obligations
are 1ssued, proceeds from the Obligations) will be critical to the elimination of blight in, and the
redevelopment of, the Redevelopment Area.

Given the rigks involved in making the substantial investment necessary to remove the
Redevelopment Area’s blight and to develop and deliver a high quality commercial center to the
City. the Developer would not pursue the Redevelopment Project but for the availability of tunds
from the TIF (See Developer’s Affidavit on Exhibit 9). The same factors suggest that no othe
developer would bring a commercial project of similar quality to the site without substantial
public incentives. Without approximately Thirteen Million Eight Hundred and Twenty-Eight
Thousand Five Hundred and Seventy-Two Dollars ($13,828.572) (not including Financing

Costs) in TIF and Captured CID Revenues, the Redevelopment Project is not economically

viable.



V. REDEVELOPMENT PLAN OBJECTIVES

The objectives of this Plan are outlined below.

A. General Plan Objectives. The general objectives of this Plan are:
l. To enhance the tax base of the City and other Taxing Districts by

development of the Redevelopment Area to its highest and best use and encouraging
private investment in the Redevelopment Area and the surrounding areas.
2. To discourage commerce, industry and manufacturing from moving

operations to another state.

3. To increase the housing stock and employment in the City.
4. To eliminate the blighted condition of the Redevelopment Area.
5. To provide for improved public infrastructure in and around the

Redevelopment Area.

6. To enhance the aesthetics of the Redevelopment Area.
B. Specific Plan Objectives. Specific objectives of this Plan are:
1. To cause the Redevelopment Area to be redeveloped through the design

and construction of approximately One Hundred and Seventy Thousand (170,000) square
feet of restaurant, retail, specialty retail, hotel, and other commercial space in the
Redevelopment Area. together with parking, landscaping and other amenities. In
addition to or in place of those shown on Exhibit 2. the Redevelopment Project may
ix}clecle other types of users and additional or different buildings that are consistent with
shopping center developments, including financial institutions, professional offices. and

other commercial uses.
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3. To expand the tax base of the City by encouraging private investment in

the Redevelopment Area.

-+ To increase the employment opportunities for the City’s residents.
5. To increase the shopping options for the City's residents and improve

retail sales leakage.
VI, DEVELOPER

A. Develaper Selection. Following a Request for Proposals (“RFP”) submitted to the

public under the rules and procedures normally utilized by the City for RFPs, the City has
selected the Developer to implement this Plan and the Redevelopment Project discussed herein.

VII.  PLANIMPLEMENTATION

Al Site Acquisition. Developer has the Redevelopment Area under contract.
B. General Land Use. The Redevelopment Area generally consists of vacant land.

The general land uses planned in the Redevelopment Area pursuant to this Plan érc dopiétcd on
Exhibit 2.

The Redevelopment Project shall be subject to the applicable provisions of Ordinances as
well as other applicable codes. All l'equiremems'for landscaping, storm water detention, parking,
lichting and off-site traffic improvements, which are imposed pursuant to the zoning process,
shall be enforced by the City in a manner that is consistent with the Plan Objectives in Section V.
ity or any other governmental authority
shall comply with City or other appropriate governmental street and road construction standards.
The Developer shall cause to be provided to the City and any other governmental authority or
utility provider all temporary construction easements and other utility easements at no charge or

cost as may be necessary for the construction of public improvements and/or the relocation and



installation of utilities required for the redevelopment of the Redevelopment Area. In the event
that the Developer 1s unable to acquire for fair market value, as determined by an independent
appraiser, any property right necessary for access or utility service, including, but not Iimited to,
sanitary sewer, storm water, or other utility services, the City shall utilize its powers of eminent
d‘omain to obtain such property right.

C. Conformance with Comprehensive Plan. The City’s comprehensive plan shows

that the Redevelopment Area 1s planned for Commercial Development. This Plan 15 in
conformity with the City’s Comprechensive Plan.

D. Schedule of Development. The anticipated commencement date for construction

ol the Redevelopment Project is 2010, with a completion target of five (5) years later,
The exact commencement and completion date ot the Redevelopment Project will be
dependent on many factors, including market conditions, weather, availability of materials and

other events bevond the control of the Developer, and may be earlier or later than anticipated.

E. Private Development. Subject to execution of a Redevelopment Agrecmem with
the Cityv. the Developer will design and construct the Redevelopment Project substantially in
accordance with the applicable Approved Site Plan, as amended from time to time. It s
anticipated that the Redevelopment Project will consist of approximately 170.000 square feet of
retail, specialty retail, restaurant, hotel, and other commercial uses. In addition to or in place of

those shown on Exhibit 2, the Redevelopment Project may include other types of users and

additional or different buildings that are consistent with shopping center developments, including
financial institutions, professional offices, and other commercial uses. This Plan and the

Redevelopment Project envision a high quality commercial development that will attract
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consumers traveling on the adjacent Interstate 35 and Highway 92, as well as residents from
around the City.

Prior to the commencement of construction of the Redevelopment Project. the Developer
shall obtain approval by the City of an Approved Site Plan for the Redevelopment Area.

F. Traffic. The City shall investigate traffic issues on Regency Drive from 19"
Street to 92 Highway and, if necessary. recommend traffic calming measures along and on
Regency Drive that will be provided by the Developer.

VIIL.  FINANCING PLAN

Al Projected Total Project Costs. The Total Project Cost for the Redevelopment

Project (exclusive of Financing Costs) is estimated to exceed Thirty-Nine Million Dollars
(%39,000,000). The estimated amount of Reimbursable Project Costs (exclusive of Financing
Costs) payable from TIF and Captured CID Revenues is Thirteen Million Eight Hundred and
Twentyv-Eight Thousand Five Hundred and Seventy-Two Dollars ($13.828.572) or about thirty-
five percent (35%;) of the Total Project Cost. And without the Captured CID Revenue, the TIF
Revenues constitute approximately Eleven Million Dollars (511,000,000) or twenty-eight
percent (28%) of the Total Project Cost. Financing for the Total Project Cost is as follows:

B. Source of Funds. It is anticipated that the amounts necessary to pay the Total

Project Cost may be derived through TIF Revenues and Captured CID Revenues (or Obligations

financed ther P\xln‘h\ and a combination of ml\_J 2 loans and nH\/’HC (f_l!m\/ Some or all of the

Reimbursable Project Costs may be paid by TIF and Captured CID Revenues, proceeds of

Obligations, or both. Any of the Reimbursable Project Costs not paid directly from TIF and
Captured CID Revenues and/or proceeds of Obligations will be paid by Developer. who shall

thereafter be reimbursed by TiF and Captured CID Revenues and/or proceeds of Obligations.



Where Developer pays for Reimbursable Project Costs using funds obtained through Private
Loans, Developer shall be entitled to interest on such funds in an amount representing the actual
interest costs incurred by Developer. Provided in no event shall the interest costs on Private

Loans exceed ten percent (10.0%) per annum. Developer shall best commercially reasonable

efforts to obtain annual interest rates on the Private Loans which are less than or equal to the’

UMB prime rate plus one percent (1.0%). Where Developer uses non-borrowed funds to pay for
Reimbursable Project Costs. Developer shall be entitled to interest on such funds calculated
using a rate of interest equal to the UMB prime rate of interest plus one percent (1.0%). but in no
event shall such rate of interest exceed ten percent (10.0%).

If the City chooses, in its sole discretion, to issue Obligations, the City will pledge the
TIF Revenues (less any School District Payments) and Captured CID Revenues as security for

the repayment of the Obligations.

C. Repavment Schedule. It is anticipated that TIF and Captured CID Revenues
generated by the completed Redevelopment Project will be sufficient to reimburse Thirteen
Million Eight Hundred and Twenty—Eighl Thousand Five Hundred and Seventy-Two Dollars
($13,828.572) of Reimbursable Project Costs, plus any Financing Costs. The projected pay-as-
vou-go amortization schedule is attached as Exhibit 6. The amortization schedule projects that
the Capped Amount of Reimbursable Project Costs, plus all Financing Costs. will be reimbursed
within approximately the nineteenth (19") vear afier commencement of the Redevelopment
Project.

D. Evidence of Commitments to Finance. Evidence of commitment to finance the

Total Project Cost is attached as Exhibit 7.
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E. Issuance. Nature. and Term of Obligations. I{ Obligations are issued in the sole
discretion of the City. the Obligations are expected to be payable solely from TIF and Captured
CID Revenues derived from the Redevelopment Project. The proceeds of such Obligations may
also be used to fund capitalized interest accounts. debt service reserve funds, and Financing

Costs, as may be required to issue such Obligations.

cations may be sold in one or more series in order (0

o

[n the City’s sole discretion, Obli
implement this Plan. Each Obligation issued. pursuant to the TIF Act, must be retired not later
than twenty-three (23) years after the adoption of tax increment financing for the Redevelopment
Project.

F. Projected TIF Revenues. The total amount of Payments in Lieu of Taxes

projected to be generated by the Redevelopment Project is approximately Five Million One
Hundred and Thirty-Four Thousand Dollars ($5.134.000) (present value at 7%) over the first
twenty-three (23) vears of operation.  Half of the total Economic Activity Taxes (including the
Captured CID Revenue, but excluding revenue attributable to utility taxes) anticipated to be
aenerated by the Redevelopment Project during the first 23 vears of operation is estimated to be
approximately Ten Million Seven Hundred and Twenty-Two Thousand Dollars ($10.722,000)
(present value at 7%). These projections and the specific assumptions used in such projections

are set forth in the TIF Revenue Projections attached as Exhibit 4.

H. Pavments in Lieu of Taxes. Calculation of anticipated Payments in Lieu of Taxes

are based on current and projected future real property assessed valuations and the best available
information concerning future property tax levy rates. both of which are subject to change due to

many factors, including statewide reassessment. the effects of real property classification for real
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property tax purposes, and the rollback in tax levies resulting from reassessment or
eclassification.

l. Equalized Assessed Valuations. According to records of the County

Assessor regarding 2009 assessed valuations, the Total Initial Equalized Assessed Value
of the Redevelopment Area for which tax increment financing is to be adopted

approximately One Hundred and Sixty-One Thousand Five Hundred and Seventy-Four

Dollars ($161.574). The current ad valorem tax levy rates available for the purposes of

computing Payments in Lieu of Taxes are set forth in Exhibit 4.

2. Anticipated Assessed Valuation. In the sixth (6th) year following

activation of the Redevelopment Project, which is the first full year following the year in

which the Redevelopment Project is anticipated to be completed, the assessed value of

the Redevelopment Area is anticipated to be approximately Eight Million Six Hundred
and Ten Thousand Dollars ($8.610,000). In that vyear, it is estimated that the
Redevelopment Area will annually yield in excess of Five Hundred and Forty-Seven
Thousand Dollars ($547,000) in Payments in Lieu of Taxes.

L. Economic Activity Taxes. Economic Activity Taxes to be generated in the

C‘

Redevelopment Area consist of sales taxes and utility franchise taxes incidental to construction
of the Redevelopment Project and operation of the restaurant, retail, specialty retail, hotel, and
other commercial facilities. The current local sales tax rate for the Taxing District is 2.875%
(2.0% City and .875% County). There were no sales subject to sales taxes in the Redevelqpmem

Area in 2008, the year prior to the year in which this Plan was adopted. Economic Activity

Taxes attributable to utility taxes generated in the Redevelopment Area have not been projected,
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although such Economic Activity Taxes will be collected under this Plan and used to pay
Remmbursable Project Costs.

J. Special Allocation Fund.  The City Director of Finance shall establish and

maintain the Special Allocation Fund, which shall contain two separate segregated accounts.
Payments in Lieu of Taxes shall be deposited into the PILOT Account within the Special
Allocation Fund and Economic Activity Taxes shall be deposited into the Economic Activity
Account within the Special Allocation Fund. TIF Revenues so deposited and any interest earned
on such deposits will be used for and are pledged for the payment of Reimbursable Project Costs
and for the distribution to the Taxing Districts, in the manner set forth in Article IX of this Plan.

IX. DISBURSEMENTS FROM SPECIAL ALLOCATION FUND

All disbursements from the Special Allocation Fund will be made by the City Director of
Finance out of the two separate segregated accounts maintained within the Special Allocation
Fund for Payments in Licu of Taxes and Economic Activity Taxes in proportion to their
respective balances at the time of making a disbursement. On each Distribution Date, after
deducting the City Administrative Fees and Costs, it is anticipated that the City Director of
Finance will make disbursements from the Special Allocation Fund in the following manner and
order of preference:

First, to make any School District Payments required by this Plan;

Second, to pay Debt Service on Obligations;

Third. to prepay Obligations, to the extent permitted by the terms of such Obligations;
Fourth, to pay Debt Service on Private Loans:

Fifth, to prepay Private Loans. to the extent permitted by the terms of such Private Loans:
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Sixth, to pay Reimbursable Project Costs that were not financed by Obligations and/or

Private LLoans:

Seventh, following the completion of the Redevelopment Project and the payment of all
Debt Service, all Reimbursable Project Costs, and any Financing Costs, funds remaining
in the Special Allocation Fund shall be disbursed by the City Director of Finance to the

appropriate Taxing Districts in accordance with the TIF Act.

This list of disbursement priorities may be changed or modified in the TIF Contract or in the
agreements executed in connection with the issuance of Obligations, and such changes or

modifications shall not be deemed an amendment of this Plan.

X, PROVISIONS FOR AMENDING THE TAX INCREMENT PLAN

This Plan may be amended only pursuant to the provisions of the Act. In addition, no
increase of the Capped Amount of Reimbursable Project Costs may be approved by the Board of
Alderman without first complying with the procedures provided in Section 99.825 of the Act
pertaining to the initial approval of a redevelopment plan.

XL TERMINATION OF TAX INCREMENT FINANCING

Tax increment financing for the Redevelopment Area shall remain in effect untl all
Reimbursable Project Costs have been reimbursed and any Obligations have been reured (or
sooner by agreement). except that tax increment financing shall be terminated no later than
twenty-three (23) vears after the adoption of tax increment financing for the Redevelopment
Area by Ordinance. At that time, tax increment financing shall be terminated by the adoption of
an Ordinance of the Board of Aldeﬁnen that terminates the designation of the Redevelopment

Area under the Act or by any other method authorized by the Act. It is anticipated that the



Capped Amount of Reimbursable Project Costs, and any Obligations issued by the City in its
sole discretion. will be repaid and that a City Ordinance will terminate the designation of the
Redevelopment Areas. The CID shall not be affected by termination of tax increment financing
and the CID Sales Tax Revenues may continue to be utilized as set forth in the CID documents.

XII.  REQUIRED STATUTORY FINDINGS

With the approval of this Plan, the TIF Commission and the Board of Aldermen have, as
required by the Act, made the findings set forth below, based upon the record of the public
hearing on the Plan, including but not limited to the Blight Study attached as Exhibit 3. the

atfidavit of the Developer attached as Exhibit 9, and the Project Pro Formas attached as Exhibit

10.
A. Blighted Area. The Redevelopment Area on the whole is a Blighted Arca.
B. Expectations for Development —~ *But For Test”. The Redevelopment Area on the

whole 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 due to the substantial cost to ameliorate the blighted condition of the Redevelopment
Area.

C. Conforms to Comprehensive Plan of City.  The City’s comprehensive plan

indicates that the Redevelopment Area is planned for Commercial Development. This Plan 1s in
conformity with the City’s Comprehensive Plan.

D. Date to Adopt Redevelopment Project. The Ordinance approving the only

Redevelopment Project to be approved will not be adopted later than ten years from the adoption

of this Plan.
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E. Date _to Complete Redevelopment.  The estimated date to complete the

Redevelopment Project has been stated and such date is not more than twenty-three (23) years
from the adoption of the Ordinance approving the Redevelopment Project.

F. Date to Retire Obligations. In the event the City determines in its sole discretion

to issue Obligations to finance the Reimbursable Project Costs, it is anticipated that such
Obligations will be retired in less than Twenty-Three (23) vears from the adoption of the
Ordinance approving the Redevelopment Project.

G. Relocation Assistance. A Relocation Plan meeting the requirements of Section

523.2035, RSMo is attached to this Plan as Exhibit 8, and is being adopted contemporaneously

with the approval of this Plan.

H. Gambling Establishment. This Plan does not include the initial development or

redevelopment of any gambling establishment as defined in the Act.

I Reporting Requirements. The Commission shall report to the Director of the

Department of Economic Development for the State of Missouri by the last day of February of

each vear the name, address, phone number and primary line of business of any business which

relocates to the Redevelopment Area. Pursuant to the Act. the Director for the Department of

Economic Development is required to compile and report the same to the governor. the speaker
of the house and the president pro tempore of the Senate on the last day of April of each year.

I Redevelonment Area. The Redevelonment Area selected for the Redevelonment
i I

Project includes only those parcels of real property and improvements directly and substantially
benefited by the proposed Redevelopment Project. Construction activity may take place and

improvements may be constructed on land adjacent to, but not included within, the
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Redevelopment Arca which benelits the Redevelopment Area, and the costs associated therewith

will be Retmbursable Project Costs if otherwise reimbursable hereunder.

X1, REPORTING ECONOMIC ACTIVITY TAXES

Any person or entity which generates economic activity taxes within the Redevelopment
Area may be asked to submit to the City, no less frequently than quarterly and no more
frequently than monthly, evidence of payment of Economic Activity Taxes. Each such person or
cntity which generates sales taxes within the Redevelopment Area may be asked to provide an
authorization allowing the Missouri Department of Revenue to release to the City the aggregate

sales tax figures for all of such persons™ or entities” businesses within the Redevelopment Area.

7
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EXHIBIT 1

LEGAL DESCRIPTION OF REDEVELOPMENT AREA

A tract of land in the Northwest Quarter and the Northeast Quarter, both in Section 34, Township
53 North, Range 31 West of the 5th Principal Meridian, in Kearney, Clay County, Missourt,
being bounded and described as follows: Commencing at the Northwest corner of the Northeast
Quarter of said Section 34; thence South 00°15'49" East, along the West line of said Northeast
Quarter, 74.98 feet to a point on the Southerly right-of-way line of Missouri Highway 92, as now
established, said point being the Point of Beginning of the tract of land to be herein described:
thence North 89°29'34" East, along said right-of-way line, 426.12 feet; thence South 00°30"26"
Fast. continuing along said right-of-way line, 15.00 feet; thence North 89°29'34" East,
continuing along said right-of-way line, 47.21 feet to a point on the Westerly line of Somerset
Plaza. a subdivision of land in said Clay County; thence South 26°54'48" East. along said
Westerly line, 39.75 feet: thence South 27°03'20" East, continuing along said Westerly line,
38.61 feet: thence South 01°50'44" East, continuing along said Westerly line, 14210 feet; thence

South 06°53'12" West, continuing along said Westerly line, 69.66 feet to the Northwest corner of

ALl

Lot 1. Shadowbrook — First Plat. a subdivision in said Clay County; thence South 01°59'3¢
West, along the Westerly line of said Shadowbrook — First Plat, 198.43 feet; thence South
16°0828" East, continuing along said Westerly line, 340.00 feet; thence South 03°0828" East,
continuing along said Westerly line, 138.00 feet; thence South 00°08'28" East, 300.00 feet;
thence South 89°51'32" West. continuing along said Westerly line and its Westerly
pronlongation, 1,636.37 feet to a point on the Easterly right-of-way line of Interstate 35, as now
established: thence North 22°34'34" East. along said right-of-way line, 614.06 feet: thence North
34°49'31" East, continuing along said right-of-way line. 777.70 feet: thence North 64°58'55"
East, continuing along said right-of-way line, 162.91 feet to a point on the Southerly right-of way
line of said Missouri Highway 92, thence North 89°29'34" East, along said right-of-way line,

193.88 feet to the Point of Beginning. Containing 1,598,887 square feet or 36.71 acres, more or

less.

Prepared by: Lutjen (No. 08182)
Date: April 15,2009
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EXHIBIT3

CATEGORIES AND ESTIMATED AMOUNTS

OF REIMBURSABLE PROJECT COSTS

See Attached.
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Kearney - SE Corner i-35 and 92 Highway

Preliminary Engineers Construction Cost Estimate

TIFICID Cost Projections

Lutjen, Inc.,
Civit Engineers--Land Surveyors
Landscape Architects

Project Name:

Kearney Commercial Proposal

SE Cor 1-35 and 92 Highway
Available Bid Area {SF):
Availabie Site Area (Ac):
Available Site Area (SF):

Date:
Rev:
169,025
36.71
1,599,088

September §, 2008
Seplember 11, 2009

~ Engineer’'s estimate includes only public and private infrastructure and soff costs (except leasing/marketing).
Building consiruction cosls as estimaled by Clay County Assessor's Office using Marshall & Swift data.

All other costs estimated by Developer.

PROPERTY ACQUISITION
ITEM TOTAL COST TIF Reimbursable CID Reimbursable
Shanks Property $ 3,500.000.00 | & - 3 -
TOTAL - Property Acquisition 5 3,900,000 | $ - $ -
PUBLIC INFRASTRUCTURE/GRADING
ITEM TOTAL COST TIF Reimbursable CID Reimbursable
Roadway/Highway Improvements
Mo Route 92 Hwy/1-35 Off Ramp {Acei/Decel and Turn Lanes} 3 505,600 | % 505,500 | § -
Piatle-Clay Way/Regency Drive (82 Hwy to South PL) 5 2,226,650 | $ 2,226,650 | § 2,226,650
Public Road - Rin/Rout from 92 Hwy (92 Hwy to Traffic Circle) 5 183,100 { 3 183,100 | § 183,100
TOTAL $ 2,915,250 | § 2,915,250 | § 2,409,750
Mass Grading Operations
Mass Grading (Public) $ 453,700 | & 453,700 | § 453,700
Mass Grading (Private) 3 745300 | § 745,300 | $ -
Buitging and Parking Demo 3 250000 | § 250,000 | & 250,000
TOTAL $ 1,449,000 | 8 1,449,600 | § 703,700
Utllity Relocations
Utility Relocations % 302,000 | § 302,000 | $ 302,000
TOTAL $ 302,000 | § 302,000 | & 302,000
Sanitary Sewer
Sanitary Sewer - Off site relocations/upgrades 3 69,500 | 8 69,500 | & -
Sanitary Sewer Main Exiension $ 295000 | & 295,000 | § 295,000
TOTAL s 364,500 | § 364,500 | & 295,000
Water
Water Main Upgrades - Tower Feed Relocation 3 67,500 | % 87,500 { & 67.500
Water Main Exiension - Looped Connection 3 220,500 | § 220,500 1% 220,500
TOTAL $ 288,000 | § 288,000 | % 288,000
Storm Sewer
Concrete Box Culvert Extension g 1012500 | § 1,012,500 | § 1,012,500
Storm Sewer Exiension - Onsite {Bi-Swale/Treatment) & 150000 | § 150,000 | & 150,000
TOTAL S 1,162,500 | § 1,162,500 { § 1,162,500
Detention Allowance
Detention Basin - Onsite 5 384,750 | % 384,730 | % 384,750
Channei Remediation - Offsile $ 195,000 | & 195,000 | -
TOTAL $ 579,750 | § 579,750 | § 384,750
Landsape/Hardscape/Signage
Landsape/tHardscape § 330,000 1 % 330,000 | % 330,000
Signage $ 300,000 1 8 300,000 | % 300,000
TOTAL $ 630,000 | § 630,000 | § 630,000
Contingency
Public Improvement Hard Cost - Subtotal $ 7,691,000 | $ 7.691,000 [ & 6,175,700
Public improvement Hard Cos! - Contingency & 769,100 | $ 769,100 | & 617,570
TOTAL $ 769,100 | § 769,100 | § 617,570
Soft Costs
Legal/Zoning/Entittments $ 423,005 % 423,005 NE
Engineering/Survey $ 592,207 | % 582,207 NE
Misc Professional Services (Env/Geo/Appr/ElC) % 423,005 | § 423,005 NE
R/W/Easement Acquisitions % 168,202 | & 169,202 NE
Soft Cost Contingency $ 423,005 | % - NE
TOTAL S 2,030424 | & 1,607,418 NE
TOTAL - Public Infrastructure/Grading $ 10,490,524 | $ 10,067,519 | § 6,175,700
*NE = Not Estimated (some amount may be reimburseable under the CID Act, but no estimate is provided)




PRIVATE SITE IMPROVEMENTS
ITEM TOTAL COST TiF Reimbursable CID Reimbursable
Hard Costs

Building Pad Stabilization $ 254,550 [ § 254,550 | § -
Fing Grade § 585,000 | § 595,000 | $ -
Agphatt Paving % 2,185,000 | & 2185000 | % -
Concrete Paving $ 75000 % 75,000 | % -
Curb and Gutter % 467,500 | § 467,500 | § -
Site Lighting $ 305,000 | $ 305000 % -
Private Utilities-Main Lines (Storm/Water/San} & 465,000 | $ 465,000 | § -
Private Service Line (Water/San/Elec/Gas/Commy) $ 147,500 | $ 147,500 | $ -
Landscaping $ 220,000 | § 220,000 | § -
Bonds and Permits 3 377164 1 % 377,164 | § -

TOTAL $ 5001714 | § 5,091,714

Contingency
Private Improvement Hard Cost - Contingency $ 509,171 1§ 508,171
TOTAL 5 509,171 | % 508,171
Soft Costs

Legal/l.easing/Marketing 5 970,440 | § 970,440

Engineering/Architecture $ 5081711 % 509,171

Soff Costs Contingency $ 254,586 | % -

TOTAL $ 1,734187 | § 1,479,611
TOTAL - Private Site improvements $ 7,335,083 | § 7,080,497 | § -

BUILDING CONSTRUCTION
ITEM TOTAL COST™ TIF Reimbursable | CID Reimbursable

Building A (Pharmacy) $ 962,000 | & - % -
Building B (Gas Station} $ 701,250 | § - % -
Buiiding C (Restaurant} 5 617,500 | $ - 5 -
Building D (Retait) 5 700,000 | $ - 5 -
Building E {Restaurant) 5 875,000 | $ - 5 -
Building G {Restaurant) % 1,080,000 | $ - 8 -
Buitding F {Hotet) 3 5,400,000 | § - % -
Building J (Retail) $ 833,000 | § - 8 -
Building H (Restaurant) $ 1,080,000 | § - % -
Building L (Retail} 5 756,000 | § - % -
Building K (Gracery} s 4,810,000 | § - 8 -
TOTAL - Building Construction $ 17,814,750 | § - ] $ -

AS LIMITED BY CAPPED AMOUNT OF
REIMBURSABLE PROJECT COSTS
. OF $13,828,572

[excluding Financing Costs]:

*This Plan does not allow for reimbursement of the cost of acquiring the land constituting the Redevelopment Area, or for the cost of building construction.
However, this Plan anthorizes reimbursement of any other project costs 10 the full extent permitted under the TIF Act (defined in the Plan
as "Retmbursabie Project Costs™), except as limited below,

As explained in the Plan, the reimbursable amounts listed in this budget do uot represent caps un any individual expenditure or category of expenditures, as reimbursable
umounts may be moved from ene reimbursable fine item or category to another, and between the TIF reimbursable and CID reimbursable columns, to the full extent permitted
by lasw, to refiect actual expenditures, subject to the Capped Amount of Reimbursable Project Costs of $13,828,572, which does not include Financing Costs, Provided,
however, that the total reimbursement of Soft Costs may not exceed one hundred and ten percent (110%) of the total 2mount of budgeted Soft Costs set forth above without
written consent of the City. Any reimbursable amounts associated with Soft Costs in the budypet set forth above can be moved to noa-Soft Cost line

iterms and categories for purposes of reimbursement without obtaining the City’s consent.

~For new development, the County Assessor's Office uses cost data from Marshall & Swift (www.narshallswift.com) to estimate building costs and private site
improvement costs, and then estimates the market value of building and private site improvements at 100% of such costs. Because the propesed buildings are not
designed yet, the Developer has ad 1 the same methodolopy as the Connty Assessor's Office to estimate building costs.

n
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(Approximate Values Only)

Total TIF Reimbursement (without captured CID) $ 10,700,000
Total Captured CID Reimbursement (1/2 of CID 1% Sales Tax) $ 3,100,000
Total TIF/CID Reimbursement* $ 13,800,000

* TIF/CID revenues estimated to be used for reimbursement are net of Non-Captured CID Revenues, which are dedicated to community center,

and certain annual payments to school district using PILOTs.

Total Project Cost $ 39,540,357
TIF {(w/out captured CID) as % of Total Project Cost 27.1%
TIF/CID as % of Total Project Cost 34.9%
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EXHIBIT 4

PROJECTED TIF AND CIBD SALES TAX REVENUE

See Attached.
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EXHIBITS

BLIGHT STUDY

See Attached.
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October 14, 2009

Mr. John Davis

Star Acquisitions, LLC

c/o Mr. Curt Peterson
Polsinelli Shughart, PC

700 W. 47" Street. Suite 1000
Kansas City, MO 64112

VIA EMAIL

Re:  Review ol the blight study prepared on the property located in the SEQ of 1-35 and Highway 92 in
Kearney, Missouri

Gentlemen:

Thank you for vour inquiry (through Mr. Curt Peterson) on behall of Star Development, LLC regarding the
review of the blight study prepared by Polsinelli Shughart, PC dated August 2009 on the above referenced

property.

snment includes a blight study review o determine whether the document

The nature of the proposed ass
meets the eriteria for the Missouri statutes and definitions regarding blight. It is our understanding that the
study will be used in conjunction with a request for ax inerement financing (TIF) designation for the
subject. Qur work mects all requirements of the Uniform Standards of Professional Appraisal Practice
(USPAP) as well as the Code of Ethics of the Appraisal Institute.

This letter will serve as our review of the above identified blight study. In order to complete aur review,
we have inspected the subject site, read through the original blight siudy. and examined online documents

regarding the site.

In order 10 meet the delinition of “blight” Missouri Statute Section 99.805 (1), a series of tests are
periormed on the subject area under study. The tests include:

e Defective or inadequate street layvout

s Unsanitary or unsale conditions

¢ Dewerioration of site improvements

e Improper subdivision or obsolete platting

¢ Existence of conditions that endanger life or property by fire and other causes

¢«  Economic or social hability

access 1o the undeveloped area in the southern, eastern, and western portions. There is presently only one
point of access from Highway 92 to the subject, which given its large size, is not adequate to allow large

scale development of the subject area. The original blight study adequately addresses this test, and the
conclusion is found to be correct.

Unsanitary or unsafe conditions: At the time of the mast recent mspection (October, 2009). there were
parts of the Study Area that were littered with debris, mostly along the creek bed and the purking lot
fronting Highway 92, The Study Area is relanvely flat, which can cause drainage issues and environmental

concerns as adequately addressed in the original blight study. Overall, the original blight study adequately
addresses this test, and the conclusion is found to be correct,

riand
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Kearney Blight Study Review
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Yeterioration of site improvements:  The northern portion of the Study Area along Highway 92 1s
improved with a partially paved parking lot, which shows signs of deterioration and does not
adequately blend in with the surrounding developments. Furthermore, the parking ot lacks curbs.
gutters, and lights. The original blight study adequately addresses this test, and the conclusion is found to

be correct.

Improper subdivision or obsolete platting: The Study Area consists of 36.71 acres of a larger 86+/- nere
parcel. The large nature of this parcel could be a hindrance to development for a single developer due 1o
the required financial outlay to develop a tract of land of this size. 1f the Study Area were platted into
smaller sized parcels, this would entice individual developers and possibly businesses o purchase a parcel
that would accommodate their need. Therefore, improper subdivision or obsolete platting is considered to
be an indication of blight. The original blight study adequately addresses this test, and the conclusion is

found 1o be correct.

The Study Arca only

Existence of conditions that endanger life or property by fire and other causes:

has one access point that is not signaled and is in close proximity o the Interstate 35 interchange. 1f

additional development were o lake place, the luck of o turning lane or signaled intersection could be 4
condition that endangers life or property.  Furthermore, the northern portion of the Study Area is
overgrown with brush, trees. and debris. which could be a fire hazard lo nearby homes and business.
Therelore, conditions that endanger life or property by fire and other causes is considered to be an
indication of blight. The original blight study adequately addresses this test. and the conclusion is found to

be correct.

Eeonomic or soctal Hability: We have not had the opportunity 10 review the redevelopment plan for the
Study Area, nor the have we reviewed the cost-benefit analysis or tax increment financing (TIF) revenue
study. The subject area is clearly under improved land that is mostly being used for agriculiure purposes.
The current assessed value of the Study Area is undoubtedly lower than it would be i new commercial
improvements where developed to the maximum allowable density. The original blight study adequately

addresses this test, and the conclusion is found to be correct.

Based on the review and analysis completed, it is our opinion that the original blight study prepared by
Polsinelli Shughart, PC adequately addresses the conditions that create a “blighied area™ as defined by the
Section 99.805(1) of the Missouri Revised Statutes. Further, it is concluded that the subject redevelopment
area is blighted. based on the statutory definition, and thus the conclusion presented in the original blight
study is reasonable and supportable.

Thank vou for this assignment. Please feel free to call our office with any questions.

Sincerely,

Laird Goldsborough, MAI Daniel kann

President Real Estate Analvst
K8 Cert 3en Real Property Appriiser £Ci-R34
MO Cern, Gen, Real Estave Appraiser FRANG2IESS
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Tax ID ¥ 07-804-00-01-13.00
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Shoppes at Kearney Redevelopment Area

City of Kearney, MO

DRAFT REPORT
August 2009

Prepared by:

Polsinelli Shughart PC,
Development Analysis Department

Polsinelli

| m——

7 Shughart.
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I. Introduction

A. Purpose
The purpose of this analysis is to determine if the proposed Shoppes at Kearney Redevelopment
Area (the “Study Area™) evidences blight according to Missouri’s Tax Increment Allocation

Redevelopment Act.

B. Location
The Study Area consists of the northern 36.71 + acres of a 84.5 = acre parcel located at the
southeast quadrant of Interstate 35 and State Highway 92 in the City of Kearney, Clay County.

Missourt.

Polsinelli Shughart PC
Page 2
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(. Blight Defined

&S

Section 99.805(1) of the Missouri Revised Statutes defines a “Blighted Area™ as “an area which,
by reason of the predominance of defective or inadequate street layout, unsanitary or unsafe
conditions, deterioration of site improvements, improper subdivision or obsolete platting. or the
existence of conditions which endanger life or property by fire and other causes, or any
combination of such factors, retards the provision of housing accommodations or constitutes an
economic or social liability or a menace to the public health, safety, morals, or welfare in its

present condition and use.”

Polsinelli Shughart PC
Page 3
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If. Regional Growth Factors

Kearney is part of the Kansas City Metropolitan Statistical Area (MSA), which is growing faster
than both Missouri and the Nation as a whole.

A. Population

According to the 2005 census estimate, the City of Kearney's population was 7,399, an increasc
of" 1,927 people (about 35.2%,) from the 2000 census. In comparison, between 2000 and 2007,
the State of Missouri and the United States grew by only 5.0% and 7.2%. respectively. (Source:
U.S. Census).  Since 1960, Kearney’s population has averaged 14.0% population growth per
vear. (Source: Kearney Area Development Council).

Polsinelli Shughart PC
Page 4



Figure Z: Population Growth Sinee the Year 2000
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Source: U.S. Census.

B, fricome

As of 2005, Kearney’s median income of $63,744 placed it in the top 20.0% of all cities in the
Kansas City MSA, leading all Clay County cities with more than 200 residents. (Source:
Keamney Area Devdopmuﬂ Council). According to Census data, Keamey's average household
income grew by more than 5.0% annually between 1990 and 2000.

C. Housing

Along with Kearney's strong population growth and household income data, the City’s housing
values have topped average values regionally and nationally. In 2005, the median value of an
owner-occupied home in Kearney was $139,338. the second highest in Clay County and within
the top 30.0% of all cities in the MSA. (Souxr : Kearmney Area Development Council). By
wmmmcm median owner-occupied home values in 2007 were:  Missouri ($89,000); Clay
County ($104,900); and USA (§119.600). (U.S. Census).

Polsinelli Shughare PC
Page 5§
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Table 1: Median Owner-Occupied Home Values (2007)~

United States $119,600
Missouri $89,000
Clay County 5104,900
Kearney $139,338

*Kearney data is from 2005.

Source: U.S. Census; Kearney Area Development Council.

D, Education

In 2000, approximately 92% of people over the age ot 25 in the City of Kearney had attained a
high school degree (or the equivalent). Over half of the City’s residents had attended at least

some college classes and 24.2% had a bachelor’s degree or higher. These statistics demonstrate
the high level of education of Kearney’s residents as compared to regional and national statistics.

Table 2: Percentage of Population with High School and Post-Secondary Degrees (2007)*

% w/ H.S. Degree % w/ Bachelor’s or Higher
United States 80.4% 24.4%
viissouri 8§1.3% 21.6%
Clay County 88.7% 24.9%
Kearney 01.4% 24.2%

*Kearney data 1s from 2000.

Source: U.S. Census data.

Polsinelli Shughart PC
Page 6
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IIL. Property Data

A. Land Area

According to the Clay County Assessor’s Office and the project’s site plan prepared by Lutjen,
the Study area is comprised of the northern 36.71 + acres of an 84.5 + acre parcel.

Figure 3: Study Area and Entire Parcel

Study
Area

Entire
Parcel

B. Legal Description

A tract of land in the Northwest Quarter and the Northeast Quarter. both in Section 34, Township
53 North, Range 31 West of the 5th Principal Meridian, in Kearney, Clay County, Missourt,
being bounded and described as follows: Commencing at the Northwest corner of the Northeast
Quarter of said Section 34; thence South 00°15'49" East, along the West line of said Northeast
Quarter, 74.98 feet to a point on the Southerly right-of-way line of Missourt Highway 92, as now
established, said point being the Point of Beginning of the tract of land to be herein described;
thence North 89°29'34" East, along said right-of-way line, 426.12 feet; thence South 00°30'26"
East, continuing along said right-of-way line, 15.00 feet; thence North §9°29'34" East.
continuing along said right-of-way line, 47.21 feet to a point on the Westerly line of Somerset
Plaza, a subdivision of land in said Clay County; thence South 26°54'48" East, along said
Westerly line, 59.75 feet; thence South 27°0320" East, continuing along said Westerly line,
38.61 feet; thence South 01°50'44" East, continuing along said Westerly line, 142.10 feet; thence

Polsinelli Shughart PC
Page 7
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South (016°53'12" West, continuing along said Westerly line, 69.66 feet to the Northwest corner of
Lot 1, Shadowbrook — First Plat, a subdivision in said Clay County: thence South 01°59'38"
West, along the Westerly line of said Shadowbrook — First Plat. 198.43 feet; thence South
16°08'28" East, continuing along said Westerly line. 340.00 feet; thence South 05°0828" East,
continuing along said Westerly line. 138.00 feet; thence South 00°08728" East, 300.00 feet:
thence South 89951'32" West, continuing along said Westerly line and its Westerly
pronlongation, 1,636.37 feet to a point on the Easterly right-of-way line of Interstate 35, as now
established; thence North 22°34'34" East, along said right-of-way line, 614.06 feet; thence North
34°49'31" East, continuing along said right-of-way line, 777.70 feet; thence North 64°58'55"
East, continuing along said right-of-way line, 162.91 feet to a point on the Southerly right-of way
line of said Missouri Highway 92, thence North 89°29'34" East, along said right-of-way line,
193.88 feet to the Point of Beginning. Containing 1,598,887 square feet or 36.71 acres, more or

less.

C. Ownership
According to the records at the Clay County Assessor’s Office, the land comprising the Study
Area is owned by:

Table 3: Parcel Ownership

Tax ID #
07-804-00-01-013.00 Gary W. Shanks

Additionally. there are two large billboards along the western boundary of the Study Area
adjacent to Interstate 35 that are subject to long-term leases to a third party. (See Figure 4
below)

Polsinelli Shughart PC

D s R
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Figure 4: Photos of Billboards in Study Area

Polsinelli Shughart PC
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D. Zoning and Master Plan

The Study Area is currently zoned commercial and is identified on the Future Land Use Map of

the City as commercial. as shown below.

Figure 5: Portion of Kearney Future Land Use Map

FUTURE LAND USE MAP

CITY OF KEARNEY, MISSOUR!

e _ LEGENT
— = e — —  CITY LIATS FROP. aRTTRAAL
g RIGHTE-OF sy PROE, GOLLECTDR

= FROP, TRAIL 8VETES

EXIST, IMTERATRTE il

mEEEE § § OEEE PROF. INTERSTAYE BUFFER

_______ OXIBT. AHTERAL FUTURE Byrupasg

10D YR FLOGOFLAIR BHOY. g 3 PROP, {RYEUCHARDE

E. Access

CHFRGLE FRMULY (10,160 AGHRES, MEXED UBE {311 AGKRER)

BULTH-FAMILY 1,424 ACKES) INSTITUTIUSAL (283 AZREK)

UHLAL EBTATE [2,B58 LCAEE) IRDUNTRIAL {718 BCREOR)

CMEMERCIAL {1,011 LEAES] T FARKLARD (N17 ALRES|

{ UFPICE {450 KORDE] | "OPER GRESN SFACE

TOPLER ORECN BRACE ACHERGE IMOLUDED
tH HEEPTLTIVE PROMOSED LAND UBES.

The Study Area currently has only one access point, which provides access from Highway 92

near the muddle of the Study Area’s northern property line.

The access point connects to a

deteriorating parking lot, half of which is paved and half of which is gravel, rented to persons
selling vehicles and other equipment. such as RVs, lawn mowers, boats, motorcycles. and cars.
The rest of the property is cut off from the sole access point, as no paved roads exist on the rest

of the Study Area.

Polsinelli Shughart PC
Page 10
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Any future development of the Study Area would require design and construction of internal
roads and sufficient access to the Study Arca. Because of the relatively close proximity of the
current access point to the Interstate 35 / Highway 92 interchange, the current access point would
not likely be a candidate for signalization, and would likely be limited to right / right out access.
Thus, a development of any significant size would most likely require an additional access point
sufficient to accommodate the development’s visitors.

Because Regency Drive intersects Highway 92 just to the east of the northeast corner of the
Study Area and is controlled by a traffic signal, it would likely be the only other potential
controlled access point for a major development within the Study Area. However, Regency
Drive can not be connected to the Study Area without removing one or more commercial
buildings or homes adjacent to the Study Area’s eastern boundary. This could pose an expensive
and formidable obstacle for commercial development of the Study Area. Moreover, increased
traffic volumes generated by development of the Study Area may necessitate widening of
Regency Drive just south of Highway 92, requiring additional potentially costly right-of-way
acquisition from the gas station and/or car wash on either side of Regency Drive.

Figure 6: Study Area Access Point & Adjacent Intersection

Existing i | Regency

~ , ., 1 Access 1 Dr. & 92
[-35 & ‘ Point :
92 Hwy

R

F. Soils

A professional soil analysis has not been conducted for the Study Area. Thus, while it does not
appear that there is a preponderance of rock on the site, this cannot be known with certainty at
this time.

G. Topography

The Study Area is relatively flat with a gradual slope toward the creek that runs across the

Polsinelli Shughart PC
Page 11



northern part of the Study Area and through the adjacent residential development. Any
development will have to consider and address runoff created by the constructed impervious
surfaces and its effect on erosion in the stream where the waterway turns south in the adjacent
residential development. Any development may also have to comply with any U.S. Army Corps
of Engineers’ requirements, incur related development expenses, and face associated restrictions
relating to the creek and any other jurisdictional waters of the United States.

Figure 7: Topographical Map of Study Area

]

20

Source: U.S. Geological Survey (available at www.terraserver-usa.com)

Polsinelli Shughart PC
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H. Infrastructure

The Study Area does not have any utilities at the present time. However, sanitary sewer, water,
and electrical services are available for extension. The combined cost of addressing stormwater
management issues and extending all necessary utilities could impose a formidable financial
hurdle for any potential developer of the Study Area. For example, the Redevelopment Plan for
the Study Area estimates that all such costs could exceed $2,500.000. as shown below.

Table 4: Estimated Cost of Utility Work in Study Area

Utility relocations (92 Highway & 1-33) $302,000.00
Sanitary Sewers $250,000.00
Water $274.500.00
Storm Sewer $1.170,500.00
Detention Allowance $629,750.00
TOTAL: $2,626,750.00

I. Real Estate Taxes

The values and the real estate taxes generated by the Study Area in 2008 are summarized below:

Table 5: 2008 Real Estate Taxes for Study Area

2008 Assessed 2009 Assessed 2008 Real Estate
Tax ID# Value* Vaiue™ Taxes™
07-804-00-01-013.00
(partial) $300,942 $161,574 $25,515

*The Study Area comprises the northern 36.71 acres of the 84.5 tax parcel. The 2008
assessed value and taxes are estimated based on the Study Area’s proportionate share of
the assessed value and taxes for the tax parcel. Specifically, it is assumed that the Study
Area’s portion of the tax parcel’s assessed value for 2008 (§302,530) includes all of the
commercial assessment (5.9 acres/$300,032) plus 36.46% (30.81 acres / 78.6 acres) of

the agricultural assessment ($2,496) or $910.

**The Study Area’s estimated 2009 assessed value 1s calculated in the same way as the
2008 assessed value using the tax parcel’s 2009 assessed value (§164,370, consisting of
$159,970 for commercial land and $4,400 for agricultural land).

It 1s reasonable to assume that, if the Study Area were developed to its highest and best use,
significantly higher tax revenues would be generated.

Poisinelli Shughart PC
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J. Adjacent Development

Table 6: Development Adjacent to Study Area

| South Vacant.
West Interstate 35.
North Highway 92. (On the other side of the highway is a commercial development

including a gas station and McDonald’s.)

Northeast

Commercial development, including a gas station and convenience store, car
wash. and office building.

Fast

Single-family residential development.

See Figures § and 9 below.

Polsinelli Shughart PC

Page 14

&1



Figure 8: Commercial Development North of Study Area
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Figure 9: Commercial Development Northeast of Study Area
Residential Development East of Study Area

and

Polsinelli Shughart PC
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K. Site Plan for Proposed Development
The site plan included with the Redevelopment Plan filed with the City for the Study Area

includes a total of eleven commercial buildings, including a grocery store, pharmacy, gas station,
and multiple restaurants and retail establishments, as shown below.

Figure 10; Site Plan Submitted with Redevelopment Plan

Polsinelli Shughart PC
Page 17
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IV. Blight Analvsis

Section 99.805(1) of the Missouri Revised Statutes defines a “Blighted Area™ as “an area which,
by reason of the predominance of defective or inadequate street layout, unsanitary or unsafe
conditions, deterioration of site improvements, improper subdivision or obsolete platting, or the
existence of conditions which endanger life or property by fire and other causes, or any
combination of such factors, retards the provision of housing accommodations or constitutes an
economic or social liability or a menace to the public health, safety, morals, or welfare in its
present condition and use.” :

Component A: Defective or Inadequate Street Layout

The Study Area suffers from an inadequate street layout, both in terms of providing access to the
Study Area and movement within the site.

As discussed above. the entire 36.71-acre Study Area is devoid of a single paved road.
Moreover. the only access point is located off Highway 92 too close to the Interstate 35
interchange for a traffic signal. For that reason, any development of the Study Area would likely

necessitate limiting the existing access to right in / right out to avoid congestion and dangerous
traffic patterns on Highway 92.

Commercial development of the Study Area would therefore require an additional access point
that could safely and efficiently accommodate higher numbers of visitors to the site. Because
Highway 92 and Regency Drive already form a signalized intersection just to the east of the
northeastern corner of the Study Area, an additional access point would most likely have to
utilize Regency Drive. With commercial and residential buildings currently lining the eastern
boundary of the Study Area, an additional access point to the Study Area would require the
removal of one or more of the current commercial buildings or single-family homes. This could
add significant development costs, both in terms of additional property acquisition and the cost
of constructing a roadway from the Study Area to Regency Drive. Property acquisition could be
especially costly and time consuming if eminent domain is required.

Moreover. increased traffic volumes generated by development of the Study Area may
necessitate widening oi’ Regency Drive just south of Highway 92, requiring additional potentially
costly right of way acq smon from the gas 5t ition and/or car wash on either side of Regency

<~
| YN Safe Likelv reauire

LTIVE. od !\,r Area \‘.711] "IQ\“ HESY requ

i d

e

construction of acuduatmn and deceleration
entry and exit to the Study Area.

anes on Highway 92 to ensure safe and efficient

Overall, due to the lack of on-site road infrastructure, the necessity of a costly second access
point, and the need to improve Highway 92 to make the Study Area’s current access point safe,
the Study Area demonsirates a defective and inadequate street layout and supports a finding of
blight.

Polsinelli Shughart PC
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Component B: Unsanitary or Unsafe Conditions

The Study Area is plagued with drainage and environmental challenges. trash and debris, and
dangerous access issues that logether create unsanitary and unsafe conditions. Because of the
relatively flat topography of the site, as discussed above, the Study Area suffers from drainage
problems in certain areas that leave pools of standing water. This could lead to safety concerns
for the neighboring residential development, as described by the U.S. Environmental Protection
Agency in the attached Appendix.

Any development of the Study Area could generate increased runoff into the creek crossing the
northern portion of the Study Area, leading to bank erosion as the creek turns south in the
residential neighborhood adjacent to the Study Area’s eastern boundary. Such conditions could
create unsafe conditions for humans and property in the residential development. Moreover, the
development plan for the Study Area must address these water management concerns for the
creek and any other “waters of the United States™ to the satisfaction of any U.S. Army Corps of
Engineers requirements.

Trash and debris litter the creek bed and banks, the parking lot area, and other parts of the Study
Area.

As for the existing access to the Study Area from Highway 92, any development of the Study
Area would require the addition of deceleration and acceleration lanes to avoid time consuming

congestion and dangerous traffic patterns.

Together, the Study Area’s drainage problems, the storm water management 1ssues that any
development plan would have to tackle — including costly bank protection and Corps
requirements for jurisdictional waters — and the dangerous nature of the site’s current access

under increased user demand pose unsanitary and unsafe conditions and support a finding of

blight.

See Figures 11 — 14 below.

Polsinelli Shughart PC
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Component C: Deterioration of Site Improvements
The Study Area exhibits deterioration of site improvements.
As vehicles exit Interstate 35 and pass by the Study Area on Highway 92, or when vehicles pass

by the Study Area on Highway 92 from the east, the only vantage point of the Study Area is a
deteriorated and irregularly shaped partly paved, partly gravel parking lot. The parking lot lacks

curbs and gutters and the gravel portion has irregular boundaries defined by mud and patches of

grass and weeds. Space in the lot is rented to persons wishing to sell vehicles and other
equipment, including RVs, boats, lawn mowers, motorcycles, trucks. and other vehicles. At
some points, the parked vehicles are as close as twenty feet from Highway 92 traffic.

As one of the Study Area’s only improvements (in addition to the billboards along the western
property line and the single family home used for commercial purposes located near the current
access point), this deteriorated and disorderly lot does not act as an attractive gateway to the City
of Kearney. ‘

Due to the minimal site improvements and the deteriorated nature of the most visible improved
portion of the Study Area, the Study Area suffers from deterioration of site improvements and
supports a finding of blight.

Figure 15: View of Study Area Improvement at Highway 92 Access Point

Polsinelli Shughart PC
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Component D: Improper Subdivision or Obsolete Platting
The Study Area is burdened by improper subdivision.

Because commercial development of the Study Area would require an access point from
Regency Drive, as discussed above, the current commercial and residential development along
the entire eastern boundary of the Study Area poses a significant barrier to development. Any
commercial development of the Study Area would likely be forced to acquire and remove one or
more residential or commercial buildings between Regency Drive and the Study Area in order to
provide the Study Area with necessary access. The additional cost to any developer, let alone the
additional time and resources needed if eminent domain was required, could be formidable and
even prohibitive.

The lack of open land between the Study Area and Regency Drive represents improper
subdivision of property interests and supports a finding of blight.

Component E: Euxistence of Conditions which Endanger Life or
Property by Fire and Other Causes | |

The Study Area suffers from conditions that endanger life and property.

As discussed above, the potential creek bank erosion caused by development of the Study Area,
in the absence of improvements to the creek, could endanger adjacent property over time. In
addition, significant amounts of hay have been strewn across parts of the Study Area, as shown
below. Hay covering areas with trees and fallen limbs and leaves could pose significant fire
hazards to the Study Area and the adjacent businesses and homes. Finally, the inadequacy of the
existing access point on Highway 92, including its lack of acceleration and deceleration lanes,
could pose life endangerment risks in the event of a higher visitor count following development
of the Study Area. Together, these factors evidence the existence of conditions that endanger life
and property and support a finding of blight.

See Figure 16 below.

Polsinelli Shughart PC
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Figure 16: Fire Hazard — Bales of Hay Strewn Amidst Fallen Limbs, Brush, and Trees

Conclusion

The above analysis indicates that all five of the defined conditions of blight — a clear
predominance — are present in the Study Area. These components include:

e conditions
¢ Deterioration of site improvements
e Improper subdivision or obsolete platting

e Existence of conditions which endanger life or property by fire or other causes

i
i

As a result of a preponderance of the factors above, the Study Area constitutes an economic and
social liability and a menace to the public health, safety, morals, or welfare in its present
condition and use.

“The concept of urban redevelopment has gone far beyond ‘slum clearance’ and the concept of
economic underutilization is a valid one.” Tierney v. Planned Industrial Expansion Authority of

Polsinelli Shughart PC
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Kansas Ciry, 742 S.W.2d 146, 151 (Mo. banc 1987). If vacant land “no longer meets the
economic and social needs of modern city life and progress,” the land can be considered
blighted. State ex. Rel Atkinson v. Planned Industrial Expansion Authoriry, 517 S.W.2d 36 at 46
(Mo. banc 1975). Blight may also be found if the redevelopment of an area “could promote a
higher level of economic activity, increased employment, and greater services to the public.”
Tierney, 742 S.W.2d at 151.

Currently, the Study Area only pays around $25,000 in real estate taxes. If the Redevelopment
Plan submitted to the City was fully implemented, real estate taxes in the year following
completion of the project could exceed an estimated $546,000. In addition, the Study Area could
produce local sales tax revenues of more than $1,300,000 per year.

The disparity between the current taxes and the estimated future taxes clearly exhibits the
underutilization of the Study Area. Because one-half of economic activity taxes in Missouri are
collected by the taxing jurisdictions. those jurisdictions will receive an immediate benefit. It is
evident from these figures that the Study Area “could promote a higher level of economic
activity, increased emplovment, and greater services to the public” and thus would fall under the
definition of a blighted area.

To achieve the Study Area’s highest, best, and most productive use, and to transform the Study
Area into an attractive and appealing gateway to the City, significant financial investment by a
developer to remove the Study Area’s blight will be required.

Due to the factors detailed in this report, as of April 2009, the Study Area is a “blighted area”
according to the definition provided in Section 99.805(1) of the Missouri Revised Statutes.

Polsinelli Shughart PC
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Appendix

See Attached.
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EXHIBIT 6

DEBT SERVICE SCHEDULE / PAY-AS-YOU-GO AMORTIZATION TABLE

See Attached.
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Shoppes at Kearney
Tax Increment Financing Plan

Pay-As-You-Go Amortization Schedule

~ ASSUMING PROJECTED REVENUE AT 100%
DEVELOPER BALANCE PAYMENT YEAR END
YEAR | REIMBURSABLE BEFORE FROM TIF and BALANCE SURPLUS
COSTINCURRED | PAYMENT | CID REVENUE*
iE 13,003,186 | $ 13,913,409 112,397|$ 13,801,011 | $ -
AR 825,387 15,592,469 730,752 14,861,716 -
3 15,902,036 884,300 15,017,736 -
4 16,068,978 1,061,250 15,007,727 -
5 16,058,268 1,319,487 14,738,781 -
6 15,770,496 1,514,006 14,256,490 -
7 15,254 444 1,541,769 13,712,676 -
8 14,672,563 1,575,453 13,097,110 -
9 14,013,908 1,604,279 12,409,629 -
10 13,278,303 1,639,155 11,639,149 -
11 12,453,889 1,669,086 10,784,803 -
12 11,539,740 1,705,198 9,834,541 -
13 10,522,959 1,736,278 8,786,681 -
14 9,401,748 1,773,674 7,628,074 -
15 8,162,039 1,805,948 6,356,001 -
16 6,801,018 1,844 676 4,956,342 -
17 5,303,286 1,878,190 3,425,096 -
18 3,664,853 1,918,299 1,746,553 -
19 1,868,812 1,953,104 (84,292) 84,292
20 - 2,013,477 (2,013,477) 2,013,477
21 - 2,049,622 (2,049,622) 2,049,622
22 - 2,092,653 (2,092,653) 2,092,653
23 - 2,130,191 (2,130,191) 2,130,191
TOTAL: § 13,828,572
INTERESTRATE B 7.0%1

*ASSUMES DEDICATION OF FOLLOWING % OF NON-CAPTURED CID

TO COMMUNITY CENTER 100.0%
*ASSUMES ANNUAL PAYMENTS TO SCHOOL DISTRICT SPECIFIED IN TIF PLAN




EXHIBITY

EVIDENCE OF COMMITMENT TO FINANCE

See attached.
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Jf{éfégfa?y WMain Office « 16 West Franklin » Liberty, Missouri 64068 < 816.781.4822 « banklibertykc.com

THE POWER OF FRECDGA

15 Octaber 2009

Mu, Curtis J Petersen

l’o)s’inclli Shughart PC

700" West 47" Street, Suite 1000
l\zmszlst ity, Missouri 64112

Dear Mr. Petersen:

Star Development Corporation has a longstanding relationship with BankLiberty and this
Loan Officer, which has included financing for numerous substantial projects spanning

roughly the past ten years.

We are familiar with Tax Increment Financing and Community  Improvement  District
(inancing. and have provided loans o projects relying on such financing before. We are also
familizr with the general site plan and budget requirements for the project to be located at the
SE corner of Interstate 35 und Missourt State Highway 92.

The Buank would be willing 1o Tnanee this project. subject to the usual caveats. undensriting.
Should there be any questions or need for additional

Loan Committee and Board
mformation, please do not hesitate to contact me at 816-447-3471.

Respectiully.

Robert Parks
Muarket President



EXHIBITE

RELOCATION PLARN

The City Council of the City of Kearney, Missouri adopts this Relocation Plan as an incident to

the Shoppes at Kearney Tax Increment Financing Plan (the “Plan™) as required under Section

523.205 of the Revised Statutes of Missouri. Capitalized terms not otherwise defined in this

Relocation Plan shall have the meaning set forth in the Plan.

I

Definitions.

The tollowing terms shall have the meanings set forth below for purposes of this Relocation

Plan.

AL

D!

D.

Business. Any lawful activity that is conducted: (a) primarily for the purchase,
sale or use of personal or real property or for the manufacture, processing or
marketing of products or commodities; or (b) primarily for the sale of services to
the public.

Citv. The City of Kearney, Missourt.

Decent, Safe and Sanitary Dwelling. A dwelling which meets applicable

housing and accupancy codes. The dwelling shall:

I Be structurally sound, weathertight and m good repair;

2. Contain a safe electrical wiring system;

3. Contain an adequate heating system;

4. Be adequate in size with respect to the number of rooms needed to
accommodate the Displaced Person; and

3. For a Handicapped Displaced Person, be free of any barriers which would

nreclude reasonable inoress. euress or use of the dwelling,
] 2 g g

Bisplaced Person. Any Person that moves from real property which is within the
Redevelopment Area or moves such Person’s personal property [from real
property which is within the Redevelopment Area permanently and voluntarily as
a direct result of acquisition, rehabilitation or demolition of, or the written notice

of intent to acquire, such real property, in whole or in part, for a public purpose.

Q2



E. Eligible Displaced Person.  Any Displaced Person who occupied the real

property to be acquired for not less than ninety (90) days prior to the Initiation of

Negotiations and who 1s required to vacate such real property.

F. Handicapped Displaced Person. Any Displaced Person who is deaf. legally
blind or orthopedically disabled to the extent that acquisition of another residence
presents a greater burden than other persons would encounter or to the extent that
modifications to the replacement residence would be necessary.

G. Initiation of Negotiations. The delivery of the initial written offer of just
compensation by the acquiring entity, to the owner of the real property, to
purchase such real property for a Redevelopment Project, or the notice to the
Person that he will be displaced by rehabilitation or demolition.

H. Person. Any individual, family, partnership. corporation or association.

I Referral Site Notice. The written notice of referral sites to be provided to
Displaced Persons by the Developer pursuant to Section 4 of this Relocation Plan.

J. Reloeation Payvment. The payment to be made by the Developer to an Eligible
Displaced Person pursuant to Section 5 of this Relocation Plan.

I Eligibility.

Any Displaced Person shall have the right to receive relocation assistance in accordance with the
terms of this Relocation Plan. In no event shall relocation assistance be provided to any Person
who purposely resides or Jocates such Person’s Business in the Redevelopment Area solely for
the purpose of obtaining relocation benefits

HIL Notice.

The Developer shall give to every Displaced Person a ninety (90) day written notice to vacate,
prior to the date such Displaced Person is required to vacate its premises.

IV, Referralg.

The Developer shall provide residential Displaced Persons with three (3) Decent, Safe and
Sanitary Dwelling referrals and shall pmﬁ'ide each displaced Business with three (3) suitable
referral sites. The Developer shall provide to each Handicapped Displaced Person ninety (90)
days prior written notice of referral sites and shall provide to each other Displaced Person sixty
(60) days prior written notice of referral sites, determined with reference to the date such

Displaced Person is required to vacate its respective premises. The Developer shall make

%3



arrangements for transportation to inspect referral sites for Displaced Persons upon a written

request for transportation made to the Developer in care of Polsinelli Shughart PC, 700 W. 47"

St. Suite 1000, Kansas City. Missouri 64113, Attn: Curt Petersen, Esq. Contemporaneous with

the provision of a Referral Site Notice, the Developer shall notity such Displaced Person in

writing of the availability of Relocation Payments and assistance under this Relocation Plan.

V. Relocation Payments.

Each Eligible Displaced Person shall be entitled to the following Relocation Payment from the

Developer:

A Residential Displaced Persons. Each residential Eligible Displaced Person shall
be provided with, at the option of such Eligible Displaced Person, either: (a) a
Five Hundred Dollar ($500) fixed payment; or (b) actual reasonable costs of
relocation, including actual moving costs, utility deposits, key deposits, storage of
personal property up to one (1) month, utility transfer and connection fees and
other initial rehousing deposits, including first and last month’s rent and security
deposit.
B. Displaced Businesses. Each Eligible Displaced Person operating a Business

located in the Redevelopment Area shall be provided with, at the option of the
Eligible Displaced Person, either: (a) a One Thousand Five Hundred Dollar
($1.500) fixed payment; or (b) actual costs of moving, including costs for
packing, crating, disconnection, dismantling, reassembling and installing all
personal equipment and costs for relettering similar signs and similar replacement
stationery.

V19 Special Needs.

Any Displaced Person who believes that such Displaced Person has any special needs as the

result of such Displaced Person’s income, a

suitable replacement facilities and vacancy rates of atfordable facilities may advise the
Developer of such needs and such needs shall be given specific consideration with respect to the
relocation benefits offered to such Displaced Person. To notify the Developer of such special
needs, the Displaced Person having such needs must deliver written notice to the Developer in

care of Polsinelli Shughart PC at 700 West 47" Street, Suite 1000, Kansas City, Missouri 64112,

Attention: Curt Petersen. Such notice shall identify the special needs and the basis of the special

ge. size of family, nature of business, availahility of
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need. The Developer reserves the right to require from any Displaced Person claiming special
needs. reasonable evidence of the alleged facts upon which a claim for special needs is based (by
way of example, copies of income tax returns if income is an issue).

VII.  Deadline for Claims and Payments.

All claims for Relocation Payments shall be filed with the Developer within six (6) months after:
(a) for tenants, the date of displacement; or (b) for owners, the date of displacement or the final
payment for the acquisition of the real property, whichever is later. Payment for a satisfactory
claim for Relocation Pavments shall be made by the Developer within thirty (30) days following
the Developer’s receipt of sufficient documentation to support the claim.

VI  Advance Payment.

If an Eligible Displaced Person demonstrates the need for an advance payment of the Relocation
Pavment in order to avoid or reduce a hardship, the Developer shall issue the Relocation
Pavment subject to such safeguards as the Developer may reasonably establish and are
appropriate to ensure that the objective of the Relocation Payment is accomplished.

X Waiver of Payment.

An Ehgible Displaced Person, who is also the owner of the applicable premises, may waive
Relocation Payments as part of the negotiations for acquisition of the interest held by such
Eligible Displaced Person. Such waiver shall be in writing, shall disclose the Eligible Displaced
Persoh’s knowledge of the provisions of this Relocation Plan and Section 523.205 of the Revised
Statutes of Missouri and knowledge of entitlement to Relocation Payments under this Relocation
Plan, and shall be filed with the City.

X. Amendment.

In the event that a court of competent jurisdiction determines that this Relocation Plan does not

satisfy the minimum requirements of Scction 523.205 of the Revised Statutes of Missouri, then

e

tomatically and retroactively amended o the minimum extent

1581 ol : il Y o il 1

necessary to bring this Relocation Plan in conformity with the minimum requirements of Section

323.205 of the Revised Statutes of Missourl.

&



EXHIBITY

DEVELOPER AFFIDAVIT

See Attached.
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AFFIDAVIT

COMES NOW . Tow Haria and beme frst duly sworn, an bis cath states:

Pam over the age of crghieen (1) and competent towestfv o the followimg matters of my

own knowledge and beliol and am duly authorized o wsuly on behali of St Acquisitions,
PO Sissoun Tinnted abihity company
;

cont fore and o Manager ofl Star Acquisitions, LLC, and am providing this Athdasn

an behall of Star Acquisinons, LLC,

Star Acquisitions, LLC s the proposed developer for the redevelopment project described in
the Shoppes at Kearmnev Tax lnr'rcn‘xcm Financing Plan (THF Plan™) relating w the
udnmmm ol approximately = 3715 acres at the southeast comer of Interstate 35 and

hveay U2 Keamey, N

issourl. The condivons, whiel evidence the Redevelopment Area

(il }L":_Ez{];!;-.‘ deserthed mthe T Plan) as a I :'1 ted area. are dewiled i the TIHF Plan.

nomy Ledevelopment Area on a whole 15 g “bhighted area”™ as that term is

delined Plin. and has not been subject 1o

peaie enterpeise oo way that alows the Redevelopmoent Arca 1o achicve s

¢anticipated w be sufficienty redeveloped

ax incrament mmnur.: d to the substantial cost wo amchiorate the
tmake the Redeselopment Area o nhgm::(i arca.
willh nov and could not reasonably be cxpected o develop the

-

ithout the adoption of

the propased TH Plan.

Toomy knowledue the THE Plan mects the regquirements of Section QU810 of the Real
Property Tax Increment Atlocaton Redevelopment Act Revised Statutes of Missouri.

o further text on this page

erowth and development throueh

<



STAR ACQUISITIONS, LLC

IS:‘»’: : N > "::$ T

Mame: Tim Harris

Tide: Manager

BORHE DEAR
ormry Putlic - Notary Seel
Btmis of Mmsour
Comwmiselansd for Clay Dovrly
L Carastion Fxpaes: Ooiehe 16, AR

Comrngion Hoaer D731251]

Stenature Page

Developer’s AfTidavi

td



EXHIBIT 10

PROJECT PRO FORMAS (WITH & WITHOUT PUBLIC INCENTIVES)

See Attached.
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