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PLAN REVIEW

The proposed redevelopment area includes approximately 1.19 acres of property. The redevelopment area is
access off Troost Avenue and E 65t Street, has access to public transit, and has pedestrian access around the
block. Abatement for projects within the redevelopment area will not exceed 10 years at 100% abatement and
15 years at 50% abatement.

Area Plan
The Country Club/Waldo Area Plan recommends Mixed Use Community for this location, no development
plans have been submitted staff therefore no staff review has been completed aft this fime.

Blight Analysis
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Professional Staff Recommendation

City Planning and Development staff recommend Approval based on the application, plans, and documents
provided for review prior to the hearing.
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INTRODUCTION

Pursuant to Section 100.400.1(4), Revised Statutes of Missouri, as amended, the Planned
Industrial Expansion Authority (“PIEA”) has prepared or caused to be prepared a plan for
redevelopment of the Planning Area (the “Plan”). The Plan provides information to indicate its
relationship to adopted City policies as to appropriate land uses, enhanced employment, multi-
modal transportation environments, public utilities, recreational and community facilities and
other public improvements and the proposed land uses and building requirements in the
project area. The information set forth in this Plan includes the following specific information
as well as other information concerning the redevelopment of the property described herein:

a)

b)
c)

d)

e)

f)

g)

The boundaries of the project area, with a map showing the existing uses and
condition of the real property therein;

A diagram showing the existing land use;

A future land use plan showing proposed uses of the Planning Area;
Information showing population densities, unemployment within the area and
adjacent areas, land coverage and building intensities in the area after
completion of the Plan;

A statement of the proposed changes, if any, in zoning ordinances or maps,
street layouts, street levels or grades, building codes and ordinances, and

amendments to adopted land use plans;

A statement as to the kind and number of additional public facilities or utilities
which will be required in the area after completion of the Plan; and

A schedule indicating the estimated length of time needed for completion of
each phase of the Plan.



PLANNING AREA BOUNDARIES

Street Boundaries

The 6500 Troost PIEA Planning Area (the “Planning Area”) lies within a portion of the Holmes
Park Neighborhood and includes one (1) property/tax parcel located at the southwest corner of E.
65 Street and Troost Avenue with an address of 6500 Troost Avenue in Kansas City, Jackson County,
Missouri. The Planning Area is depicted in the map included on the following page. The Planning
Area encompasses approximately 1.19 acres, exclusive of public right-of-way.

Land Area

There is one (1) property parcel within the Planning Area. Per information obtained from the
geographic information systems of both the City of Kansas City, Missouri and Jackson County,
Missouri, the Planning Area contains a total of 1.19 acres. The Planning Area does not contain
public right-of-way.

County Tax Parcels

The Planning Area contains one (1) tax parcel as identified by the Jackson County Assessor. A
complete listing of the tax parcel, identification number, abbreviated legal description, property
address and owner are included in Appendix |: Property Ownership.

(Remainder of this page intentionally left blank)
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DESCRIPTION OF PLANNING AREA

General
The Planning Area encompasses approximately 1.19 acres and consists of one (1) property/tax
parcel in Kansas City, Missouri in the Holmes Park Neighborhood.

Access

The Planning Area has very good regional access due to the close proximity of 63™ Street,
located just two blocks north of the Planning Area and accessed via Troost Avenue, which forms
the eastern boundary of the Planning Area. 63 Street is a major five-lane thoroughfare with a
middle turn lane and links suburban communities in Kansas and the Brookside Shops and
Brookside East to the west with U.S. 71, Swope Park (including the Kansas City Zoo, Starlight
Theater, and The Golf Academy), and 1-435 to the east. U.S. 71 is approximately one mile east
of the Planning Area via 63" Street; Swope Park is 1.75 miles east; and Interstate 435 is 4.25
miles east of the Planning Area. Just minutes away to the north is the Country Club Plaza and
University of Missouri-Kansas City. Downtown is easily accessible via U.S. 71 as are destinations
north of the Missouri River and all points south via the regional highway system.

No major streets as identified in the City’s Major Street Plan exist within the Planning Area, but
as noted above one major thoroughfare — Troost Avenue — forms the eastern boundary of the
Planning Area, and other major thoroughfares exist within one-quarter mile of the Planning
Area, including E. 63" Street, E. Meyer Boulevard, and Rockhill Road.

The Planning Area is accessible directly from the north and south by Troost Avenue and from
the east and west by E. 65t Street. E. 65 Street is a two-way, two-lane thoroughfare with a
parking lane on the south side of the street and a posted speed limit of 25 miles per hour.
Troost Avenue is a two-way, five-lane major thoroughfare with a middle turn lane that runs
north-south and as noted above, forms the eastern boundary of the Planning Area, with a
posted speed limit of 35 miles per hour.

The intersection of E. 65" Street and Troost Avenue is not signalized.

The Bike KC Plan, which has been redrafted and is awaiting approval by the City, proposes a
future bike route with major separation between vehicular traffic and bicycle traffic on Troost
Avenue, adjacent to the Planning Area, and one block to the west on Rockhill Road and one
block to the north on Meyer Boulevard. Bike routes currently do not exist adjacent to or in the
vicinity of the Planning Area. The closest trail is the Harry Wiggins Trolley Track Trail located
about 0.92 miles west of the Planning Area. No additional trails are planned for the vicinity of
the Planning Area.

Pedestrian access is good, with sidewalks around that block in the Planning Area bound by E.
65t Street on the north and Troost Avenue on the east. Sidewalks adjacent to the Planning



Area are in fair to good condition. Sidewalks provide good connections to the surrounding
neighborhood to the north, south, east and west.

The Planning Area is well-served with public transit with three routes accessible within one-
guarter mile. Adjacent to the Planning Area on Troost Avenue is Troost Max, a bus rapid transit
route that operates seven days per week and provides service primarily on Troost Avenue
between 75 Street and 25 Street, and then along Charlotte, Holmes, 11t Street and 12
Street between 25 Street and Downtown, including a stop at the East Village Transit Center at
12t Street and Charlotte. In addition to the major transfer hub at the East Village Transit
Center, ten transfer points providing access to an additional 33 routes exist on the route. The
route also extends south along Troost from 85 Street to Bannister Road, and then east to the
3-Trails Transit Center at Blue Ridge. Thirteen transfer points exist on the route providing
access to 37 different routes, including the other bus rapid transit routes, Main Max and
Prospect Max, and the KC Streetcar.

Also providing service on Troost Avenue is Route 25 (Troost), a bus route that operates seven
days per week and provides service along Troost Avenue between 12t Street (and west to the
East Village Transit Center at 12t Street and Charlotte) and 83™ Street. In addition to the
transfer hub and bike share station at the East Village Transit Center, the route has an
additional nine transfer points and one transfer hub providing access to fourteen additional
routes, including the Troost Max.

Located two blocks north of the Planning Area on 63" Street is Route 63 (63™ Street), a bus
route that operates seven days per week and provides service primarily along 63™ Street
between Wornall and Blue Ridge Boulevard. In addition to a bike share station at 63" Street
and Brookside Boulevard, there are seven transfer points on the route, including with Main
Street Max and Troost Max.

Topography / Drainage

The Planning Area has a falling slope to the north and west. According to the City’s GIS
mapping, the highest point in the Planning Area is located along much of the southern
boundary of the Planning Area at an elevation of approximately 910.00. The lowest point is at
the northwest corner of the Planning Area at an elevation of approximately 880.00.

The northeast corner of the Planning Area nearest the intersection of E. 65" Street and Troost
Avenue has an elevation of approximately 893.00. The southeast corner of the Planning Area
has an elevation of approximately 908.00, and the southwest corner of the Planning Area has
an elevation of approximately 910.00.

According to maps from the Federal Emergency Management Agency (FEMA), the Planning
Area is not located within a 100-year or 500-year flood plain (Map No. 29095C0264G, effective
01/20/2017). The Planning Area is located within the Town Fork Creek watershed.



Existing Development
The Planning Area consists of one property/tax parcel of 1.19 acres.

The Planning Area includes a 3-story concrete and stone veneer exterior office building (6500
Troost Avenue) with a drive-in garage on the 1st floor, constructed in 1954, containing
approximately 35,400 square feet, and a 2-story concrete block exterior garage/warehouse
building (1015 E. 65" Street), constructed in 1954, containing approximately 15,000 square
feet. Additionally, the subject property includes a parking lot/storage yard on the south side of
the subject property.

Current tenants include Spire, who leases the storage yard/parking lot; Superior Woodcraft, a
woodworking shop that occupies a portion of the lower level of 6500 Troost Avenue; and Peter
Kohl Restoration, a wood furniture restoration business, occupies most of the lower level of
1015 E. 65 Street. The remainder of the leasable area, approximately 75%, is vacant. The
length of time the buildings have had a high rate of vacancy is unknown, but believed to be at
least three years. The most recent listing for lease of the property indicated a gross lease rate of
$6.00 per square foot, well below the market lease rate for the area.

6500 Troost Ave — east elevation



6500 Troost Ave — north elevation
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1015 E. 65™ Street — north elevation

1015 E. 65™ Street — west elevation

11



6500 Troost Ave — storage yard/parking lot, south elevation

Public Planning Guidelines

There are two primary documents that govern proposed land uses and development within the
Planning Area. The plans include the Country Club/Waldo Area Plan (2018) and the FOCUS
Kansas City Plan (1997). Neither of the two plans address the Planning Area specifically. Of the
plans, the Country Club/Waldo Area Plan is the plan of record.

Country Club/Waldo Area Plan

The Country Club/Waldo Area Plan (CCWAP) was adopted by Resolution No. 180106 on
February 22, 2018. The CCWAP encompasses an area bounded generally by 55" Street on the
north, the Paseo Boulevard and Troost Avenue on the east, 85t Street on the south, and State
Line Road on the west.

The CCWAP states four goals as the foundation for a vision and framework for the plan’s
organization and implementation strategies: 1) Preserve and Create Desirable Neighborhoods —
Revitalize neighborhoods and provide needed service and amenities; 2) Create a Walkable
Community — Improve connections and transportation options. Reinforce the historic walkable
development pattern and recreate in areas which are automobile oriented; 3) Promote
Placemaking — Create and reinforce a sense of place through quality design in public spaces and
private development; and 4) Create and Support Thriving Business Districts — Support and
invest in the existing commercial areas, while fostering an environment that attracts and
retains quality businesses.

12



Recommendations contained within the CCWAP generally apply to other geographic areas or to
the Country Club/Waldo Area as a whole, and when appropriate, have been incorporated into
this Plan, such as incorporation of the Development Form Guidelines. Redevelopment within
the Planning Area does address a few of the guiding principles, goals, and recommendations:

Troost Corridor Strategies
Potential Corridor Niche (south of Meyer Blvd).
e Transition existing corridor to pedestrian-oriented mixed-use, including dense
multi-family, office and commercial (shift away from heavy commercial or auto-
oriented uses). (p. 91)

Target Development Initiatives
Proactively target resources to encourage development.
e |dentify areas with the greatest potential for long term, sustained success and
areas where there have been significant public and private investments. (p. 88)

The Planning Area is in the Troost Corridor and is adjacent to the Troost-Rockhill PIEA
and in close proximity to the 63 Street Corridor PIEA. Both PIEA plans have sparked
tremendous public and private investment

Within the Planning Area, the CCWAP recommends a land use classification of “Mixed-Use
Community”, which, as stated within the CCWAP:

“Primarily intended to accommodate and promote a variety of community-serving retail sales
or service uses generally of a higher intensity and larger scale than is allowed in Mixed-Use
Neighborhood areas. This category should include a mix of business and residential uses. This
land use classification corresponds with the “B2” zoning category.” (p. 39)

FOCUS Kansas City Plan

The FOCUS Kansas City Plan was created with the input of thousands of area residents and was
approved by the City Council in 1997. FOCUS recommendations for the urban core in the
vicinity of the Planning Area include the following:

° The Urban Core Plan, a component plan of The FOCUS Kansas City Plan, includes
strategies for central city neighborhoods, downtown, and the Central Business
Corridor, as well as plans for economic development, jobs, capital
improvements, public transportation and neighborhood livability. The following
recommendations taken from the Urban Core Plan apply to the Planning Area,
which is a part of the 63™/Meyer Corridor:

0 Reinforce nodal commercial development with Mixed-use Centers with a
critical density of businesses and availability of parking

13



0 The 63"9/Meyer Corridor is a candidate for a prototypical Community
Mixed-use Center

0 Owners and tenants of the Mixed-use Centers should work with adjacent
neighborhoods to support both the neighborhoods and to develop
businesses needed by their residents

0 Target incentives to Mixed-use Centers

° Investing in the “Great Street” network is a key element in all of the FOCUS
Kansas City component plans, and is most specifically described in the Urban
Core Plan. A “Great Street” network promotes the concentration of new
development and/or the rehabilitation of activity along specific corridors linking
key activity centers across the community.

0 Within the FOCUS Urban Core Plan, Troost Avenue is categorized as a
Mixed-Use Great Street

° A policy of FOCUS Kansas City is to encourage development in mixed-use and
transit centers along “Corridors”, physical and cultural pathways that connect
people, neighborhoods, and culture.

o The Planning Area is located within the Southwest Corridor Urbanized Zone, one
of nine development priority zones outlined in FOCUS.

. As a development priority zone, the City should proactively guide development
in these areas. This would include the targeted use of incentives, zoning and
regulatory approaches designed to foster infill development and creative design
solutions, maintenance and renovation of capital investment, and targeted
capital improvement programming.

Development Designations
The Planning Area does not qualify for other development designations, such as Enhanced
Enterprise Zone, New Markets Tax Credits and Opportunity Zone.

The Planning Area is located within a Non-Distressed census tract as currently defined by the
City of Kansas City, Missouri and its Economic Development and Incentives policy (AdvanceKC).

Zoning — Existing

The existing zoning in the Planning Area is B4-2 (Heavy Business/Commercial (dash 2)). Below is
a map indicating the zoning district within the Planning Area and a chart summarizing the
purpose of the zoning classification:

14



6500 Troost PIEA P/annmg Area Zon/ng Map 7

B4-2 Heavy Business/Commercial 4
(dash 2)

*Kansas City Zoning & Development Code

B4, Heavy Business/Commercial

The primary purpose of the B4, Heavy
Business/Commercial  district is to
accommodate  “heavier”  commercial
activities and a limited range of industrial
uses with operating characteristics that
make them generally incompatible with
mixed-use or neighborhood-oriented
environments.

15



As part of the redevelopment of the Planning Area, rezoning to UR will be required for all
redevelopment seeking PIEA abatement or other PIEA incentives, pursuant to this Plan, unless
the developer follows the Department of the Interior Standards or rezoning is waived by the
City Planning Director. Such rezoning may only be waived when the proposed redevelopment
does not result in the following:

1) Increase of building coverage by more than 10%;

2) Increase of the total floor area by more than 10% or 5,000 square feet, whichever is
less;

3) Increase of building height by more than 10% or 6 feet, whichever is less;

4) Increase of the total impervious surface coverage by more than 10% or 2,000 square
feet, whichever is less;

5) Extensive site modification involving location of buildings, razing, and reconstruction of
approved uses;

6) Increase of the number of dwelling units by more than 10%; or

7) Any other change that the city planning and development director determines will have
impacts that warrant full review of the application in accordance with the development
plan review procedures.

It is anticipated that redevelopment projects may be phased within the Planning Area as market
conditions warrant. As these phases occur the UR will be presented to include the appropriate
project information for that particular phase or project.

Blight

The most common blighting factors observed in the Planning Area included the following:

= Deteriorating Site Improvements. Due to the age, deferred maintenance and
neglect of improvements within the Planning Area, building and site
improvement deterioration has occurred. The most common examples of
deterioration found in the Planning Area involved the deterioration of roofs,
walls, windows, doors, fascia and soffits, pavement, and the failure of finishes.

= |nsanitary or Unsafe Conditions. Due to the presence of environmental liabilities
(contaminated groundwater, asbestos-containing materials, and mold), water
intrusion, lack of accessibility, obsolete and non-functioning building systems,
tripping hazards, trash and debris, and noncompliance with codes within the
Planning Area, insanitary and unsafe conditions exist throughout the Planning
Area. Minor instances of overgrown vegetation, graffiti and non-functioning
fixtures also exist within the Planning Area.

16



= Existence of conditions which endanger life or property by fire and other causes.
Due to the presence of environmental liabilities throughout the Planning Area,
life or property is endangered.

The blighting factors stated above have led to the following:

= Economic Liability & Social Liability. Due to the age and deterioration of the site
and building improvements, low assessed values and taxes, the presence of
insanitary and unsafe conditions, and the long-term vacancy, the 6500 Troost
Planning Area represents an economic and social liability to itself and the
surrounding areas.

17



STATISTICAL PROFILE

Standards of Population Densities

Population

The following provides population and income trends within a one-half, one-, and two-mile

radius of the proximate center of the Planning Area at 6500 Troost Avenue.

6500 Troost Ave Population
. Historic Forecast
Radius
2010 2020 2022 2027
One-Half Mile 2,714 2,792 2,878 3,040
chg. (1/2 mile) +2.9% +3.1% +5.6%
chg. from ’10 (1/2 mile) +2.9% +6.0% +12.0%
One Mile 13,497 13,946 13,940 14,248
chg. (1 mile) +3.3% -0.0% +2.2%
chg. from ’10 (1 mile) +3.3% +3.3% +5.6%
Two Mile 54,851 55,943 55,510 55,502
chg. (2 mile) +2.0% -0.8% -0.0%
chg. from ’10 (2 mile) +2.0% +1.2% +1.2%
Source: ESRI; Sterrett Urban, LLC
Median Household Income
6500 Troost Ave Forecast
Radius 2022 2027

One-Half Mile 53,863 60,648

One Mile 73,132 87,395

Two Mile 69,433 82,076

Source: ESRI

The population figures indicate slow population growth in the Holmes Park Neighborhood and
vicinity between 2010 and 2020, and then modest growth forecasted between 2022 and 2027

nearest the Planning Area and modest decline within a few miles. Meanwhile, Kansas City
experienced growth of 10.5% between 2010 and 2020, compared to growth rates of 2.0% to
3.3% for that area within two miles of the Planning Area.
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The forecasted median household income varies greatly for all of that area within two miles of
the Planning Area, with the lowest median household incomes closest to the Planning Area. The
median household income within one-half mile of the Planning Area in 2022 is estimated to be
slightly lower — approximately 4% lower — than the median household income for the city of
Kansas City, Missouri in 2020 ($56,179), the latest number available. The difference is greater
when comparing the median household income of the same area to that of the Kansas City KS-
MO metropolitan area, in which the median household income was $69,240 in 2020 —
approximately 22%.

Population Densities

The one-half-mile radius around E. 65 Street and Troost Avenue consists of 0.785 square
miles; the one-mile radius consists of 3.14 square miles; and the two-mile radius consists of
12.57 square miles. The population density (persons per square mile) of the Planning Area and
adjoining area is shown below:

Population Densities

6500 Troost Ave Historic Forecast
Radius 2010 2020 2022 2027
One-Half Mile 3,457 3,557 3,666 3,873
chg. (1/2 mile) +2.9% +3.1% +5.6%
chg. from ’10 (1/4 mile) +2.9% +6.0% +12.0%
One Mile 4,298 4,441 4,439 4,538
chg. (1 mile) +3.3% -0.0% +2.2%
chg. from ’10 (1 mile) +3.3% +3.3% +5.6%
Two Mile 4,364 4,451 4,416 4,415
chg. (2 mile) +2.0% -0.8% -0.0%
chg. from ’10 (2 mile) +2.0% +1.2% +1.2%

Source: ESRI; Sterrett Urban, LLC

The population densities within two miles of the Planning Area mirrors the historic and
forecasted growth of population within the same radii, with the greatest growth rates occurring
nearest the Planning Area, but the greatest densities occurring farthest away from the Planning
Area. Despite lower densities nearest and within the Planning Area, the population density is
urban and is more than twice the level of the City of Kansas City (1,644 persons/square mile).
The density in and around the Planning Area is more than fourteen times that for the Kansas
City metropolitan area as a whole (260 persons/square mile), but is not considered
overcrowded.

19



Unemployment

The most recent unemployment data for the Planning Area is for the City of Kansas City, Missouri as a
whole. The following data was provided by the Missouri Economic Research and Information Center
(MERIC):

Civilian Labor Force — Kansas City, Missouri
August 2022 (not seasonally adjusted)

Labor Force Labor Force Labor Force Percentage
Employed Unemployed Unemployed
260,742 251,869 8,873 3.4%

Source: Missouri Economic Research and Information Center

According to the Bureau of Labor Statistics, the preliminary unemployment rate for the Kansas City,
KS/MO metropolitan area in July 2022 was 3.2%.

According to the Federal Reserve, an unemployment rate of 5.0% - 5.2% can generally be considered
“full employment.”



LAND USE PLAN

Existing Land Use
Existing land use within the Planning Area can be organized into one (1) general land use code
as outlined below:

Land Use Acres Percent (%)
Commercial - Warehouse/Storage 1.19 100%
TOTAL 1.19 100%

Land Use Provisions & Building Requirements

Statement of Uses to be Permitted

Proposed land uses within the Planning Area are authorized by Section 100-310(9) RSMo., as
amended, and shall further be in conformance with the uses designated in the Proposed Land
Use section contained in this Plan to be eligible for tax abatement. No property containing an
outdoor advertising sign or property that is leased or owned by a short-term lender shall be
eligible for any PIEA benefits under this Plan.

Regulations and Controls

All municipal ordinances, codes and regulations related to the buildings, properties and
development, as such may be amended by variance or otherwise, shall apply within the
Planning Area.

Proposed Land Use

The proposed land uses and building requirements contained herein are designated with the
general purpose of accomplishing, in conformance with this general development plan, a
coordinated, adjusted and harmonious development of the city and its environs which, in
accordance with the present and future needs, will promote health, safety, morals, order,
convenience, prosperity and the general welfare, as well as efficiency and economy in the
process of development; including, among other things, adequate provisions for traffic,
vehicular parking, the promotion of safety from fire, panic and other dangers, adequate
provisions for light and air, the promotion of the healthful and convenient distribution of
population, employment opportunities, the provision of adequate transportation, water,
sewage and other requirements, the promotion of sound design and arrangement, the
prevention of the occurrence of insanitary areas, conditions of blight or deterioration of
undeveloped industrial or commercial uses.
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All uses within the Planning Area shall conform to City Code requirements. Land uses within
the Planning Area are identified within the Country Club/Waldo Area Plan as “Mixed Use
Community”.

It is anticipated that proposed land uses within this Plan will conform to designated land uses as
outlined by the City. If a project requires a different land use designation, the plan applicant
will be required to change the City’s official land use designation to conform to the proposed
land use.

Land Coverage & Building Densities

The Planning Area encompasses a land area that is developed. The anticipated land coverage
and building density of the future uses within the Planning Area will not vary from its current
land coverage and density since the development strategy for the Planning Area anticipates
rehabilitation of the two existing buildings (the only buildings included within the Planning
Area). Any material change in land coverage or building density that does occur will be in
conformance with the provisions of the City’s applicable development code, as such may be
amended pursuant to variances or otherwise. All uses within the Planning Area shall not exceed
the maximum floor area ratios as required within the development code of the City Code of
Ordinances.

22



Country Club/Waldo Area Land Use Plan
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Land Use Plan - Northeast Quadrant
From “Country Club/Waldo Area Plan,” adopted February 22, 2018 by Resolution No. 180106



PROJECT PROPOSALS

Development Strategy

It is expected that assistance available under this Plan, alone or in conjunction with other public
investment and/or assistance programs, will leverage private investment within the Planning
Area. Development strategies include, but are not exclusive of, the redevelopment of existing
facilities and infrastructure within the Planning Area, and leveraging other public assistance
sources where applicable.

Potential redevelopment projects include the following:

e The redevelopment of two buildings for commercial use, including the possibility of
office, service retail, and/or restaurant, with total investment of approximately $4
million to S5 million.

All development proposals submitted to the PIEA for consideration of assistance must satisfy
the requirements of the Economic Development and Incentive policy of the City of Kansas City
currently in force at the time of application, and any other applicable program application and
policy requirements. In addition, any development proposal must address remediation of the
blighting conditions found in the separate Qualifications Analysis.
The overall redevelopment strategy for the Planning Area will emphasize the following:

e Sustainable development and redevelopment incorporating innovative green practices

that will protect the environment, conserve natural resources, and promote public

health, safety and welfare;

e Development proposals must be consistent with the policies established within the
FOCUS Kansas City Plan;

e Integrate development to be consistent with the existing character of the surrounding
natural environment and neighborhoods;

e Develop and revitalize vacant and underutilized property;

e Increase safety in the area through the use of improved lighting, fencing, and general
maintenance;

e Provide safe, convenient surface and/or structured parking;

e Beautify the area by improving streetscapes, cleaning up the Planning Area, and
generally removing the existing blighting elements;
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e Improve basic infrastructure within the Planning Area; and

e Require development within the Planning Area to conform with the current updates of
plans and planning guidelines, as such may be amended:

=  FOCUS, Kansas City,

=  Country Club/Waldo Area Plan,

= Major Street Plan,

= Parks, Recreation, Boulevards and Greenways Plan,
= Trails KC Plan, and

= All other adopted City Plans.

Additional Features

Within the Planning Area, in exchange for tax abatement or any other assistance from PIEA, if
any tract contains one or more legally established freestanding outdoor advertising signs, the
developer agrees to remove any such freestanding outdoor advertising signs upon the
expiration of any lease which existed at the time this Plan was approved, or remove within five
(5) years from the time this Plan was approved, whichever is less, and no new freestanding
outdoor advertising signs will be allowed.

Method of Financing

It is anticipated that any land acquisition, demolition, relocation and redevelopment within the
Planning Area will be privately financed through developer financing and/or conventional
financing. Any financing terms and/or methods are to be specified by the project developer to
the PIEA.

Land Acquisition Costs
Land acquisition is not anticipated within the Planning Area, but any land acquired will be
completed in compliance with the requirements of Chapter 523, RSMo.

Tax Abatement

In the event any redevelopment corporation as defined in Chapter 353, R.S.Mo., shall, with the
approval of the PIEA, acquire in fee simple, any real property for redevelopment and redevelop
such real property in accordance with the plan for redevelopment adopted by the PIEA, then
such real property shall be subject to the ad valorem tax abatement provisions contained in
Section 353.110, R.S.Mo., as amended, as authorized by Section 100.570, R.S.Mo., provided
that the PIEA will require said redevelopment corporation, its successors and assigns, to pay to
the City and the County for the benefit of the taxing entities for which the County collects ad
valorem taxes, with respect to each such real property, in addition to the ad valorem taxes
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computed under Section 353.110, RSMo., an amount annually equal to the amounts by which
the actual tax on such land computed pursuant thereto is less than the tax which would have
resulted in the calendar year in which the redevelopment corporation acquired title to the
property. Abatement for projects within the redevelopment area will not exceed 10 years at
100% abatement and 15 years at 50% abatement unless otherwise merited by the nature of a
particular project.

The provisions of Section 100.570 RSMo. concerning the ad valorem tax exemption
benefits contained in Chapter 353, RSMo., and more specifically set forth in Sections
353.110 and 353.150(4) RSMo. shall be available to a redevelopment corporation
designated by the PIEA if the designated redevelopment corporation acquires fee
simple interest in any real estate for the redevelopment and redevelops and uses such
real estate in accordance with this Plan and if the PIEA approves such acquisition.
Such tax exemption benefits shall be available to any successor, assign, purchaser or
transferee if the designated redevelopment corporation provided that such successor,
assign, purchaser or transferee continues to use, operate and maintain such real
estate in accordance with this Plan. The PIEA will require the designated
redevelopment corporation, its successors, assigns, purchasers or transferees, to make
payments in lieu of real property taxes to the PIEA for the appropriate political
subdivisions in the amount set forth in the preceding paragraph. Distribution of such
payments shall be pursuant to Section 353.110 (4), RSMo.

All applicants requesting tax abatement must submit to the PIEA for approval a redevelopment
proposal which includes the justification for the requested tax abatement.

Staff shall make the recommendation to continue, terminate, extend or otherwise
provide tax abatement for any parcel/parcels within the planned boundaries that has
previously received tax abatement under a previously approved abatement tool, at the
time of the Preliminary Project Proposal Review, under the requirement of the City of
Kansas City’s economic development policy. The recommendation shall be made on

a case-by-case basis and shall depend on the individual circumstances of each case,
including any compelling reasons to continue, terminate, extend or otherwise provide
tax abatement, and shall be subject to legal review.

Any award of real property tax abatement shall be based on both the completion of
the proposed development as well as the fulfillment of agreed upon performance
measures to include, where and when appropriate, removal and prevention of blight,
creation of jobs and maintenance of market value of the completed development or
redevelopment property with specific terms and conditions to be established at the
time of the development project consideration and made part of the Redevelopment
Agreement.

Notwithstanding anything herein to the contrary, this General Development Plan shall
be subject to the provisions of Second Committee Substitute for Ordinance No.
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160383, As Amended, and as may be further amended from time to time, which was adopted
by the City Council on or about October 6, 2016. The real estate shall not receive greater than a
seventy-five percent (75%) abatement of real property taxes for the first ten years and thirty-
seven and one-half percent (37.5%) abatement for the following fifteen years, and the real
property taxes shall, for the entire term, be measured by the assessed valuation, inclusive of
any improvements, as assessed by the applicable county assessor. In the event this provision is
deemed unenforceable by reason that it conflicts with a provision of state law providing for a
differing level of abatement for all or any portion of the term of the public incentives, or
providing that the assessed valuation be determined by some other measure than is set forth
herein, then the PIEA and the developer shall, by contract or amendment to contract, require
payments in lieu of taxes structured to achieve the objectives of this provision, such payments
to be distributed pro rata to the affected taxing jurisdictions.

In the event that the developer believes it should be granted an abatement in excess of that
provided for herein with respect to any project, the developer may require that the PIEA
request the City Council waive the limitations of this provision if the City Council shall not have
otherwise acted to do so. The City Council retains final discretion to authorize the abatement,
in whole or in part, of ad valorem real property taxes to the full extent authorized by any
provision of law. The City Council shall give particular consideration to the following exceptions
in determining whether to authorize any abatement, or approve any development plan
providing for incentives to be conveyed on a project-specific basis, at any level other than what
has been provided for herein:

A. Projects qualifying for Jobs-Based or Site-Based “High Impact” designation as
determined by the AdvanceKC Scorecard, derived from the City Council’s
Economic Development and Incentive Policy.

B. Develops or involves the renovation or rehabilitation of housing projects which
have been awarded federal or state Low Income Housing Tax Credits (LIHTCs)
from the Missouri Housing Development Commission (MHDC) and/or
participates in any Housing Voucher Program through the Department of
Housing and Urban Development (HUD).

C. Contributes to, develops, or renovates structures which provide housing options
which exceed those standards stipulated in Ordinance 220700 as “Affordable
Housing”.

Ordinance 220700, Section 1 (a)

“Affordable housing means housing that a household having an income at or
below sixty percent (60%) of the HUD MFI (“60% MEFI”) for all households within
the Kansas City metropolitan area would be able to afford if they were to expend
not more than thirty percent (30%) of such income for the mortgage or rent,
including utilities.”
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Provided the Developer renovates the improvements within the boundaries of the Planning
Area and complies with HUD and MHDC requirements relating to Low Income Housing Tax
Credits as illustrated in the above exceptions, the project will be eligible for incentives above
the restrictions of the Second Committee Substitute for Ordinance No. 160383. Approval of this
General Development Plan authorizes the PIEA to provide a higher level of incentive.

Developer’s Obligations

Any company or developer which proposes to construct, lease or sublease facilities, or to
purchase land or redevelop within the area which is the subject of this Plan, if not the owner of
the subject property or properties, shall mail a courtesy notice to said owner or owners, as
determined by the ownership records of Jackson County at the time of mailing, concurrently
with plan submittal and prior to starting a project; and no building permit shall be issued
without the prior approval of all agencies. The developer will also be obligated to maintain
adequate and direct access either through or around constructed areas.

In addition, any company or developer submitting a redevelopment project proposal to the
PIEA for construction or redevelopment with the Planning Area shall send a courtesy notice to
the owner or owners of property adjacent to the site of the proposed project and also to area
neighborhood and/or community groups known and registered with the City. For guidance in
obtaining the applicable neighborhood and/or civic organizations developers are encouraged to
contact the City’s Neighborhood Services Division, and the identity of each neighborhood
and/or civic organization identified by the City and provided to the developer shall be
dispositive as to the parties to which or whom the developer must provide its notice. The notice
shall contain a summary of the content of the proposal and provide the name, address, and
phone number of a person or persons representing the company or developer that can be
contacted for information regarding the proposed redevelopment project.

Design Guidelines

Projects seeking real property tax abatement from the PIEA shall meet design guidelines for
redevelopment within the Planning Area and shall materially conform to the most updated
version of the adopted design guidelines in the Plan of Record, and if at any time design
guidelines are absent from the Plan of Record, design guidelines for redevelopment shall follow
the design guidelines as set forth in Appendix Il to this Plan.

PIEA Rights of Review

Each individual development proposal seeking PIEA incentives will be submitted to the PIEA
Board of Commissioners for determination that the specific requirements of the Plan have been
satisfied, to determine the appropriate level and term of abatement, and if the developer’s
proposal is in keeping with the appropriate Design Guidelines set forth in Appendix Il — Design
Guidelines. As part of its review, the PIEA will require developers to submit, among other
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things, evidence in their proposals that their projects are in compliance with this Plan and that
the developer has the legal and financial qualifications to undertake and complete the
proposed development.

Relocation

It is anticipated that relocation may be necessary to implement future projects within the
Planning Area. If relocation is required, all relocation costs will be the responsibility of the
developer. The PIEA will cooperate, as much as possible, in assisting project developers and
property owners in planning for necessary relocation. All relocation shall abide by the
requirements of Chapter 523, RSMo.
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PROPOSED CHANGES

Proposed Zoning Changes

Rezoning to District UR (Urban Redevelopment) will be required for all redevelopment seeking
PIEA property tax abatement or other PIEA incentives, unless the developer follows the
Department of the Interior Standards or rezoning is waived by the City Planning Department
Director. Such rezoning may only be waived when the proposed redevelopment does not
result in the following:

1) Increase of building coverage by more than 10%;

2) Increase of the total floor area by more than 10% or 5,000 square feet, whichever is
less;

3) Increase of building height by more than 10% or 6 feet, whichever is less;

4) Increase of the total impervious surface coverage by more than 10% or 2,000 square
feet, whichever is less;

5) Extensive site modification involving location of buildings, razing, and reconstruction of
approved uses;

6) Increase of the number of dwelling units by more than 10%; or

7) Any other change that the city planning and development director determines will have
impacts that warrant full review of the application in accordance with the development
plan review procedures.

Rezoning to UR or granting of a waiver must be complete prior to the effective date of any PIEA
incentives under this Plan.

Proposed Land Use Changes

No change in land use classification is anticipated within the Planning Area. However, the
proposed land use classification needs to correspond to the land use specified and approved by
the City of Kansas City, Missouri. Therefore, land use provisions within the Planning Area shall
be updated to reflect the proposed land uses within this Plan.

Proposed Street Changes

No street changes or street grade changes are anticipated for the Planning Area. Any street
changes or street grade changes that might be considered in the future will be coordinated with
Kansas City, Missouri Public Works and City Planning and Development Departments. Prior to
the approval of any project plan, PIEA staff will consult with City Planning and Development
staff for the inclusion of improvements of any alleyway, streetscaping, sidewalks and storm
water intake improvements to the plan. Such identified projects shall be subject to approval by
the City of Kansas City, Missouri through its stated planning and permitting process.
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Construction and/or reconstruction of curb, gutter and sidewalks along all street frontages and
streetscape landscaping will be made as required by the City as a condition of receiving PIEA
abatement or other PIEA incentives.

If redevelopment within the Planning Area occurs and fall under the jurisdiction of the City’s
Parks and Recreation Department (i.e. Boulevard property), any such redevelopment shall be
reviewed and approved by the Parks and Recreation Department.

Proposed Building Code or Ordinance Changes

There may be variances and code modification requests that could be submitted as part of any
redevelopment project within the Planning Area. Currently there are no proposed changes to
the existing building codes or to city ordinances within the Planning Area. At the time a specific
project plan is developed and a developer is selected, if any code or ordinance changes are
necessary, such changes will be subject to approval by the City through its stated planning and
permitting process.

Proposed Changes in Public Utilities

It may be required that as part of a specific project plan, and to remedy blighting conditions,
certain utilities will be installed, extended, relocated, repaired, replaced, or buried. Any
changes, if required, will be coordinated with the City of Kansas City, Missouri and expenses
related to the same will be incurred and financed by the affected parties other than the City or
the PIEA. Upon the request of the PIEA, the City’s Director of Public Works shall send a notice
to the affected utility of any required relocation and shall work with the utility and the
developer to accomplish the relocation in a timely manner.

Proposed Changes in Public Facilities

At this time no changes are planned to public facilities located within the Planning Area;
however, public facilities may need to be updated as necessary to accommodate specific
projects approved for redevelopment and to ensure blighting conditions are remedied. At the
time a specific project plan is developed and a developer is selected, if any changes to public
facilities are required, they will be subject to approval by the City through the stated planning
and permitting process and the developer will make the necessary changes. The developer may
seek public assistance for these improvements.
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RELATIONSHIP TO LOCAL OBJECTIVES

General
The proposed land use is consistent with local objectives to stabilize and redevelop the core
areas of the center city. Local objectives pertinent to the Planning Area include those stated in
the FOCUS Kansas City Plan:

e To enhance the city’s quality of life;

e To serve as a source of community and neighborhood identity;

e To encourage a more compact, interconnected development pattern structured around
existing development and defined centers;

e To create and expand the tax base and provide additional employment; and
e To encourage additional public and private sector investment.

In addition, the Zoning and Development Code of Kansas City, Missouri lists the following
objectives for Urban Redevelopment Districts (Urban Redevelopment District — UR):

e Encouragement of a more efficient and effective relationship among land use activities;

e Preservation and enhancement of natural, cultural and architectural resources and
features;

e Enhancement of redevelopment areas to accommodate effective redevelopment; and

e Compatible integration of redevelopment projects into the development patterns that
exist or that are planned to exist within the subject area.

Appropriate Land Use/Proposed Land Use

In keeping with the aspirations set forth in the FOCUS Kansas City Plan and the various Area
Plans approved by the city that affect the Planning Area, land uses within the Planning Area will
correspond to the land uses identified and recommended by the appropriate planning
document.
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Foster Employment

It is anticipated that redevelopment of the Planning Area and the improved utilization of the
property within the Planning Area will foster both temporary (construction and redevelopment)
and permanent employment within the City of Kansas City, Missouri.

Public Transportation

The Planning Area is presently served by public transportation under the Kansas City Area
Transportation Authority (“KCATA”). No changes in the public transportation system are
proposed at the present time. At the time a specific project plan is developed, any changes will
be subject to approval by the City of Kansas City, Missouri and coordinated with the KCATA
through the stated planning and permitting process.

Recreational and Community Facilities

Currently no changes to recreational and community facilities are anticipated. Atthetime a
specific project plan is developed, any changes, modifications and/or improvements will be
subject to approval of the City of Kansas City, Missouri through the stated planning and
permitting process.

Public Improvements

It is the objective of this Plan to require any developer or developers to make all necessary
public improvements to streets, utilities, curbs, gutters and other infrastructure, if and to the
extent required by the City of Kansas City, Missouri, in as much as said redevelopment
project(s) in the area create a need for improved public facilities. All improvements will be
coordinated with the City of Kansas City, Missouri.

Building Requirements in the Planning Area

The objective of this Plan is to have all current building requirements and codes presently in
effect, as such may be amended by variance or otherwise, apply to any development within the
Planning Area.

Any specific development proposal approved by the PIEA for the Planning Area will contain,
among other things, adequate provision for traffic, vehicular parking, safety from fire, adequate
provision for light and air, sound design and arrangement, and improved employment
opportunities. The Plan may have an impact on adjacent traffic patterns and any necessary
changes and/or improvements will be coordinated with the City of Kansas City, Missouri. The
KCATA currently serves the area and no service changes attributed to this Plan are anticipated.
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PROCEDURES FOR CHANGE

This Plan or the approved plans for any project in the Planning Area may be modified at any
time by the PIEA, provided that, if modified after the lease or sale of real estate property in the
Planning Area, the modification must be consented to by the lessee or purchaser of the real
property or to successor, or successors in the interest, affected by the proposed modification.
Where the proposed modification will substantially change the plan or plans as previously
approved by the City Plan Commission and/or the City Council, the modification must similarly
be approved by those same entities. Any amendment to the requirement for the completion of
rezoning to UR or granting of a waiver prior to the commencement of any PIEA incentives under
this Plan will be considered a major amendment requiring the approval of the City Plan
Commission and City Council.
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EMINENT DOMAIN

The PIEA has the statutory right to exercise the power of eminent domain to acquire any real
property it deems necessary for a project or for its purposes under this law upon the adoption
by the PIEA of a resolution declaring that the acquisition of the real property described therein
is necessary for such purposes.

The PIEA does not anticipate exercising the power of eminent domain within the Planning Area,
except possibly to clear title, and will limit the use of eminent domain. Should eminent domain
be necessary to acquire real property in the future, the Plan shall be amended and such
amendment shall be considered and approved by the PIEA and the City Council. The PIEA shall
observe its approved standard procedures for consideration of such amendments, including
notices to owner(s) and developer(s).

Any use of eminent domain shall satisfy the requirements of Chapter 523, RSMo.
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ESTIMATED COMPLETION TIME

The Plan will be materially completed within ten (10) years from the passage of the ordinance
approving the Plan by the City Council.
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6500 Troost PIEA Planning Area Appendix |
General Development Plan Property Ownership

No. Site Address Parcel ID No. Owner

1 6500 TROOST AVE 47-240-28-01-00-0-00-000 6500 TROOST LLC

Abbreviated Legal Description

All that part of the Southeast 1/4 of the Southeast 1/4 of
Section 5, Township 48, Range 33, in Kansas City, Jackson
County, Missouri, described as follows: Beginning at a
point 40.0 feet West and 25.0 feet South of the Northeast
corner of the Southeast 1/4 of the Southeast 1/4 of said
Section 5, said point being also the point of intersection
of the West line of Troost Avenue and the South line of
65th Street, as said streets are now established; thence
North 89°04'30" West along the South line of said 65th
Street a distance of 170.00 feet; thence due South
parallel to the East line of said Southeast 1/4 of the
Southeast 1/4 a distance of 305.00 feet; thence South
89°04'30" East parallel to the North line of said Southeast
1/4 of the Southeast 1/4 a distance of 170.00 feet to the
West line of Troost Avenue; thence due North along said
West line a distance of 305.00 feet to the Point of
Beginning, except that part in streets, roads and/or public
rights of way.

Sterrett Urban LLC 1
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