
BILL NO. 2997-23 ORDINANCE NO. 3196-23 

AN ORDINANCE AUTHORIZING AND DIRECTING THE MAYOR TO APPROVE 
THE REDEVELOPMENT PROJECT FOR THE 110 SMITHVILLE TAX INCREMENT 
FINANCING PLAN AND ACTIVATING THE COLLECTION OF TAX INCREMENT 

FINANCING REVENUES WITHIN THE PROJECT 

WHEREAS, by ordinance, the Board of Aldermen of the City of Smithville, Missouri (the 
"Board'') approved and adopted the 110 Smithville Tax Increment Financing Plan (the 
"Redevelopment Plan''), designated an area generally located at the northeast corner of 
West Main Street and Mill Street, containing approximately 1.59 acres of land as the 
"Redevelopment Area," declared the Redevelopment Area to be a blighted area, 
designated 110 Smithville, LLC as the developer of record for the Redevelopment Plan, 
and authorized other actions related to the Redevelopment Plan; and 

WHEREAS, the Redevelopment Plan identifies a single redevelopment project area 
pursuant to the Real Property Tax Increment Allocation Redevelopment Act, Sections 
99.800 to 99.865 of the Revised Statutes of Missouri (the "Act''), in which the Board of 
Aldermen will adopt and initiate tax increment financing to pay for Reimbursable Project 
Costs; and 

WHEREAS, the Tax Increment Financing Commission of the City of Smithville, Missouri 
concluded the public hearing on the Redevelopment Plan on April 24, 2023 and approved 
Resolution 2023-1, which recommended that the Board approve the Redevelopment 
Project by ordinance; and 

WHEREAS, the Board now desires to approve the Redevelopment Project for the 
Redevelopment Plan and activate the collection of tax increment financing revenues in 
the Redevelopment Project in accordance with the Act. 

NOW, THEREFORE, BE IT ORDAINED BY THE BOARD OF ALDERMEN OF THE 
CITY OF SMITHVILLE, MISSOURI, as follows: 

SECTION 1. The area selected for the Redevelopment Project as described in 
Exhibit A attached hereto is approved and designated as the Redevelopment Project. 
The Redevelopment Project includes only those parcels of real property and 
improvements thereon which will be directly and substantially benefited by the 
redevelopment project improvements as set forth in the Redevelopment Plan. 

SECTION 2. Tax increment allocation financing is hereby adopted for taxable real 
property in the above-described area selected for the Redevelopment Project. After the 
total equalized assessed valuation of the taxable real property in the Redevelopment 
Project exceeds the certified total initial equalized assessed valuation of the taxable real 
property in the Redevelopment Project, the ad valorem taxes, and payment in lieu of 
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taxes, if any, arising from the levies upon the taxable real property in such project by 
taxing districts and tax rates determined in the manner provided in subsection 2 of Section 
99.855 each year after the effective date of the ordinance until redevelopment costs have 
been paid shall be divided as follows: 

A. That portion of taxes, penalties and interest levied upon each taxable 
lot, block, tract, or parcel of real property which is attributable to the initial 
equalized assessed value of each such taxable lot, block, tract, or parcel of real 
property in the area selected for the Redevelopment Project shall be allocated to 
and, when collected, shall be paid by the Clay County Collector and the City 
Finance Director or other designated financial officer of the City to the respective 
affected taxing districts in the manner required by law in the absence of the 
adoption of tax increment allocation financing. 

B. Payments in lieu of taxes attributable to the increase in the current 
equalized assessed valuation of each taxable lot, block, tract, or parcel of real 
property in the area selected for the Redevelopment Project, and any applicable 
penalty and interest over and above the initial equalized assessed value of each 
such unit of property shall be allocated to and, when collected, shall be paid to the 
City Finance Director or other designated financial officer of the City who shall 
deposit such payment in lieu of taxes into a special fund called the "110 Smithville 
Special Allocation Fund" of the City for the purpose of paying Redevelopment 
Project Costs and obligations incurred in the payment thereof. 

SECTION 3. In addition to the payments in lieu of taxes described in Section 2 
above, fifty percent (50%) of the total additional revenue from taxes, penalties and 
interest which are imposed by the City or taxing districts, and which are generated by 
economic activities within the area selected for the Redevelopment Project over the 
amount of such taxes generated by economic activities within such area in the calendar 
year prior to the adoption of this ordinance, while tax increment financing remains in 
effect, but excluding personal property taxes, taxes imposed on sales of charges for 
sleeping rooms paid by transient guests of hotels and motels, taxes levied pursuant to 
Section 70.500 RSMo, taxes levied for the purpose of public transportation pursuant to 
Section 94.660, RSMo, and licenses, fees or special assessments, other than payments in 
lieu of taxes, and penalties and interest thereon shall be allocated to, and paid by the 
local political subdivision collecting officer to the City Finance Director or other designated 
financial officer of the City, who shall deposit such funds in a separate segregated account 
within the 110 Smithville Special Allocation Fund. 

SECTION 4. City staff, the City's special legal counsel, and other appropriate City 
officials are each hereby authorized to take any and all actions as may be deemed 
necessary or convenient to carry out and comply with the intent of this ordinance, to 
create those funds and accounts required by the Act to implement the Redevelopment 
Plan, and to execute and deliver for and on behalf of the City all certificates, instruments, 
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and agreements or other documents as may be necessary, desirable, convenient, or 
proper to perform all matters authorized herein. 

SECTION 5. It is hereby declared to be the intention of the Board of Aldermen 
that each part of this Ordinance shall be separate and severable from each and every 
other part. In the event that any part of this Ordinance shall be determined to be unlawful 
or unconstitutional, the remaining parts shall remain in full force and effect. 

SECTION 6. This ordinance shall be in full force and effect from and after the 
date of its passage and approval. 

PASSED by the Board of Aldermen of the City of Smithville, Missouri, this 1st day of 
August, 2023. 

ATIEST: 

First Reading: 06/20/2024 

Second Reading: 08/01/2023 
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EXHIBIT A 

LEGAL DESCRIPTION OF REDEVELOPMENT PROJECT 

Smithville Original Town Unrecorded Plat Lots S, 6, 7 & 8 Block 3. 

Smithville Original Tow11 Unrecorded Plat Lot 9 Block 3. 

Smithville Original Town Unrecorded Plat WlO' Lot 2 & All Lots 3 & 4 Block 3. 

Smithville Original Town Unrecorded Plat Wll2 Lot 4 & Lot 5 Bock 2 

Smith\lille Original Town Unrecorded Plat Lot 6 Block 2 
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I. SUMMARY 

This 110 Smithville Tax Increment Financing Plan ("Redevelopment Plan," "TIF Plan," or 
"Plan") provides for the development of the Redevelopment Area, which consists of approximately 
1.59 acres located generally at the northeast corner of West Main Street and Mill Street 
("Redevelopment Area") in the City of Smithville, Missouri (the "City"). The Redevelopment Area 
is located generally within a commercial area immediately north/northwest of Smithville City Hall 
as part of the downtown area of the City. 

The Redevelopment Area is comprised of the follow Clay County tax parcels: 

05617000300400 
05617000300500 
05617000300200 
05617000201100 
05617000201000 

A depiction and legal description of the Redevelopment Area are attached here on Exhibit 
A-1 and Exhibit A-2. The Developer, and a principal of the Developer, Eric Craig, is the owner 
of part of the Redevelopment Area, and the City is the owner of the other part of the Redevelopment 
Area. 

Parcel number 05617000300400 is owned by the Developer and has been, and continues 
to be, a vacant, abandoned, unused, and unusable hospital building. Parcel number 
05617000300500 is a vacant house owned by Eric Craig, a principal of Developer. Parcel numbers 
05617000300200, 05617000201100, and 05617000201000 are owned by the City and currently 
serve as parking for the downtown area. 

The Developer's specific plan for the Redevelopment Area will be anchored by an 85-unit, 
4 story apartment/residential complex totaling approximately 57,650 rentable square feet, with 
7,800 of commercial/retail rentable square feet on the first floor and parking to be located 
immediately north of the apartment/residential complex (the "Redevelopment Project"). The plan 
involves a substantial build-out of the Redevelopment Area, including installing access points, 
performing any required environmental remediation, designing and construction of additional site 
amenities and installing utilities and other infrastructure improvements. 

Proposed Use Square Footage 
Residential 57,650 
Commercial/Retail 7,800 
Parking parking sufficient to me 

code requirements 

1 



A concept plan is attached hereto as Exhibit A-3. 

The Developer submits that the proposed development will have substantial positive effects 
on the surrounding area and the City's economy by redeveloping a currently unused, blighted site 
for a high-end residential, commercial, and retail project in the downtown area of the City. The 
proposed development itself will consist of the demolition of unusable improvements, construction 
of a new residential/commercial/retail building, installation of infrastructure and site amenities, 
and architecture and engineering ( and other soft costs) of such improvements. 

Reimbursable Project Costs and other Redevelopment Project Costs, which are also 
anticipated, will be funded on an as-collected or pay-as-you-go basis. 

The balance of the Redevelopment Plan will provide more specific detail on the proposed 
redevelopment and all items required under the TIF Act and the City's TIF Application. 

APPENDICES 

EXHIBIT A-1 The Redevelopment Area 

EXHIBIT A-2 Legal Description of the Redevelopment Area 

EXHIBIT A-3 Proposed Site Plan 

EXHIBIT B - Blight Study 

EXHIBIT C - Development Schedule 

EXHIBIT D - Estimated Redevelopment Reimbursable Project Costs 

EXHIBIT E - Assessed Value, PILOTs, and EATs over the life of the project 

EXHIBIT F - Evidence of Commitment to Finance 

EXHIBIT G - Cost Benefit Analysis with Economic Impact and Fiscal Impact Analysis 

EXHIBIT H - Developer's Affidavit 

EXHIBIT I - Proformas Comparing the Project With and Without Incentives 

EXHIBIT J - Development Team Summary 

EXHIBIT K - Current Occupants/Tenants 
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EXHIBIT L - Relocation Plan 

II. DEFINITIONS 

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

A. Blight Area: An area which, by reason of the predominance of insanitary or unsafe 
conditions, deterioration of site improvements, 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, or welfare, in 
its present condition and use. 

B. City: City of Smithville, Missouri 

C. City Board of Aldermen: The governing body of the City 

D. County Assessor: The assessor of Clay County, Missouri 

E. County Collector: The collector of Clay County, Missouri 

F. County Treasurer: The treasurer of Clay County, Missouri 

G. Developer: The developer selected by the City to implement the TIF Plan pursuant 
to a Development Agreement. The proposed Developer under this TIF Plan is 110 
Smithville, LLC, or its successors of assigns. 

H. Development Agreement: The agreement to be executed by the City and the 
Developer setting forth the rights and obligations of the Developer relating to the 
redevelopment of the Redevelopment Area, the construction of the Redevelopment 
Project and the payment and/or reimbursement of Reimbursable Project Costs and 
other Redevelopment Project Costs. 

I. Economic Activity Account: The separate segregated account within the Special 
Allocation Fund into which Economic Activity Taxes are to be deposited. 

J. 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 TIF for the 
Redevelopment Area by Ordinance, but excluding personal property taxes, taxes 
imposed on sales or charges for sleeping rooms paid by transient guests of hotels 
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and motels, taxes levied pursuant to Section 70.500, RSMo, license, fees, or special 
assessments other than Payments In Lieu of Taxes and penalties and interest 
thereon. If a retail establishment relocates to the Redevelopment Area within one 
(1) year from a facility within the same county and. the governing body of the City 
passes an ordinance finding that the relocation is a direct beneficiary of tax 
increment financing, then for purposes of this definition the Economic Activity 
Taxes generated by the retail establishment shall equal the total additional revenues 
from economic activity taxes which are imposed by the City and other Taxing 
Districts over the amount of economic activity taxes generated by the retail 
establishment in the calendar year prior to its relocation to the Redevelopment Area. 

K. Financing Costs: All cost reasonably incurred by the Developer, the City or other 
issuers authorized by the City in furtherance of the issuance of Private Loans, 
including but not limited to interest, loan fees and points not exceeding one percent 
(1 %) of the principal amount of the loan, 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, plus 
reasonable fees and expenses of the Developer's or City's attorneys (including City 
Attorney, special TIF counsel, and bond counsel), the Developer's or City's 
administrative fees and expenses (including planning and/or financial consultants), 
underwriters' discounts and fees. Any cost related to the financing on non
Reimbursable Project Costs shall not be a Financing Cost of a Reimbursable Project 
Cost. 

L. Ordinance: An ordinance enacted by the City Board of Alderman. 

M. Payments in Lieu of Taxes of"PILOTS": 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 tax increment allocation financing, and which 
result from levies made after the time of the adoption of tax increment allocation 
financing within the Redevelopment Area, and during the time the current equalized 
value ofreal property in the Redevelopment Project Area exceeds the Total Initial 
Equalized Assessed Value of real property in the Redevelopment Project Area, until 
the designation is terminated pursuant to this TIF Plan which shall not be later than 
Twenty (20) years after the Redevelopment Project for the applicable 
Redevelopment Area is approved, excluding however, (i) the blind pension fund 
tax levied under the authority of Article 111, Section 3 8(b) of the Missouri 
Constitution, (ii) the merchant's and manufacturer's inventory replacement tax 
levied under the authority or Article X, Section6(2) of the Missouri Constitution; 
and (iii) the Clay County Special Services tax levied pursuant to the RSMO § 
205.971. 
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N. 

0. 

P. 

Q. 

R. 

s. 

T. 

Payments in Lieu of Taxes Account: The separate segregated account within the 
Special Allocation Fund into which Payments in Lieu of Taxes are to be deposited. 

Private Loans: Private loans obtained by the Developer, or its successors, assigns 
or transferees, from third party private lending institutions to fund Reimbursable 
Project Costs. 

Redevelopment Area: The real property legally described on Exhibit A-2 for which 
the City has made a finding that there exist conditions which cause the area to be 
classified as a Blighted Area, a Conservation Area, or a combination thereof. 

Redevelopment Plan: The 110 Smithville Tax Increment Financing Plan, which 
represents a comprehensive program of the City for redevelopment intended by the 
payment of certain specified redevelopment costs to reduce or eliminate those 
conditions, the existence of which qualified the Redevelopment Area as a 
Conservation Area or Blighted Area, or a combination thereof, and to thereby 
enhance the tax basis of the taxing districts which extend into the Redevelopment 
Area. 

Redevelopment Project: The development of the 85-unit, 4 story 
apartment/residential complex totaling approximately 57,650 rentable square feet, 
with 7,800 of commercial/retail rentable square feet on the first floor and parking 
to be located immediately north of the apartment/residential complex within the 
Redevelopment Project Area and any required public right-of-way, as set forth in 
this TIF Plan and in the Development Agreement. 

Redevelopment Project Area: The area selected for the Redevelopment Project. 

Redevelopment Project Costs: The sum total of all reasonable or necessary costs 
incurred or estimated to be incurred, and any such costs incidental to this 
Redevelopment Plan or the Redevelopment Project, as applicable. Such costs 
include, but are not limited to, the follow: 

1. 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 TIF Commission, such 
costs shall be allowed only as an initial expense, and are included in the 
costs set forth in the TIF Plan for the Redevelopment Project); 
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3. Property assembly costs, including, but not limited to, acquisition of land 
and other property, real or personal, or rights or interests therein, demolition 
of buildings, and the clearing and grading of land. 

4. Costs of rehabilitation, reconstructions, or repair or remodeling of existing 
buildings and fixtures and appurtenant facilities such as parking lots, 
landscaping, and lighting; 

5. Costs of construction of public works or improvements; 

6. Financing Costs; 

7. All or a portion of a Taxing District's capital costs resulting from the 
Redevelopment Project necessarily incurred or to be incurred in furtherance 
of the objectives of this TIF Plan and such Redevelopment Project, to the 
extent the City by written agreement accepts and approves such costs; 

8. Payments in lieu of taxes; and 

9. Relocation costs. 

U. Reimbursable Project Costs: The portion of the Redevelopment Project Costs set 
forth on Exhibit D as Reimbursable Project Costs and which are incurred by the 
Developer pursuant to a mutually agreeable Development Agreement between the 
City and the Developer and all Redevelopment Project Costs which are incurred by 
the City and/or the TIF Commission. 

V. Special Allocation Fund: The fund that contains at least two separate segregated 
accounts, maintained by the City Finance Director, into which, as required by the 
Act, all PILOTS and Economic Activity Taxes are to be deposited. 

W. Taxing District: Any political subdivision of the State of Missouri located wholly 
or partially within the Redevelopment Area having the power to levy taxes. 

X. TIF Act: The Real Property Tax Increment Redevelopment Act, Missouri Revised 
Statutes, Section 99.800 through 99.865, as amended. 

Y. TIF Commission: The Tax Increment Financing Commission of Smithville, 
Missouri. 

Z. Total Initial Equalized Assessed Value: The amount certified by the County 
Assessor which equals the most recently ascertained equalized assessed value of 
each taxable lot, block, tracts, or parcel or real property within the Redevelopment 

6 



Project Area immediately after-tax increment financing for the Redevelopment 
Project Area has been approved by the City Board of Alderman by an Ordinance. 

III. TAX INCREMENT FINANCING 

This Redevelopment Plan is adopted pursuant to the TIF Act. The TIF act enables 
municipalities to finance certain Redevelopment Project Costs with the revenue generated ( a) from 
PILOTs resulting from increased assessed valuation on new development and (b) from Economic 
Activity Taxes resulting from increased economic activities in the Redevelopment Project Area. It 
is anticipated that the Developer will be reimbursed on a "pay-as-you-go" basis as TIF revenues 
are collected annually. 

Immediately after the City Board of Aldermen approves a Redevelopment Project and 
adopts tax increment financing for the Redevelopment Project Area, the County assessor shall 
certify the Total Initial Equalized Assessed Value of the Redevelopment Project Area. Real estate 
taxes (including penalties and interest thereon) resulting from: (1) all taxes levied on the Total 
Initial Equalized Assessed Value for the Redevelopment Project 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, Section6(2) of the Missouri Constitution, will be payable to Taxing Districts as if tax increment 
financing were not adopted. PILOTs (including applicable penalties and interest) collected from 
owners of property within the Redevelopment Project Area will be paid by the County Collector 
to the City Finance Director and deposited in the PILOT Account within the Special Allocation 
Fund. In addition, the Economic Activity Taxes generated within the particular Redevelopment 
Project Area shall be paid by the collecting Taxing Districts to the City Finance Director, who shall 
deposit such funds in the Economic Activity Account within the Special Allocation Fund. 

IV. REDEVELOPMENT PLAN AND REDEVELOPMENT AREA 

The Tax Increment Financing Commission of Smithville, Missouri (the "TIF 
Commission") proposes to undertake the redevelopment of the Redevelopment Area as described 
on Exhibits A-1, A-2 and A-3 in accordance with the terms of this Redevelopment Plan. For the 
purpose of redeveloping the Redevelopment Area, the Redevelopment Plan has been prepared and 
may be recommended to the City Board of Aldermen. Developer will implement the 
Redevelopment Plan and complete the Redevelopment Project pursuant to a mutually agreeable 
Development Agreement between the City and the Developer, and the terms herein shall not be 
binding until the Development agreement has been executed by the parties. 

Redevelopment Plan Objectives 

The general objectives of this TIF Plan are: 
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1. To reduce or eliminate the blighted conditions of the Redevelopment Area and 
prevent the blight from spreading. 

2. 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 surrounding areas. 

3. To create a high-end project that will serve the City and provide additional housing 
and commercial/retail development. 

4. To enhance the aesthetics of the Redevelopment Area. 
5. To serve as a catalyst for further high-quality development and redevelopment in 

the City. 

V. EXISTING CONDITIONS IN THE REDEVELOPMENT AREA 

A study of the Redevelopment Area has been conducted documenting the existing blight 
conditions and is attached as Exhibit B. As detailed in the attached Blight Study Report, the 
Redevelopment Area's significant blight is a result of the predominance or combination of factors, 
including deteriorating site improvements, unsanitary and unsafe conditions, and conditions which 
endanger life and property. As a result of the predominance of these factors, the Redevelopment 
Area has become an economic and social liability and a menace to the public health, safety, and 
welfare in its present condition and use. 

Alternative financing that the Developer has explored and considered include traditional 
debt financing and various joint venture/partnership capital contributions structures. The 
Developer has also considered other avenues of public contribution, such as tax abatement through 
Chapter 100 bonds. After exploring these options, it is clear that without TIP, the private benefits 
from the rehabilitation efforts do not justify the costs incurred to undertake the redevelopment of 
the Redevelopment Area. The attached proforma cost-benefit analysis labeled as Exhibit I contains 
a detailed financial analysis of the Redevelopment Project. Estimated financial data provided 
therein demonstrates that, utilizing a 10-year operating proforma, the return to the Developer 
without the use of incentives generates a return to the Developer of only 7.28%. Considering the 
amount of risk in the project, this return is unacceptably low to justify any investment in the project. 
The return to the Developer including the use of incentives as contemplated herein is 10.85%, 
which is considered reasonable return on investment for a typical real estate development project. 

VI.REDEVELOPMENT PROGRAM 

A. Redevelopment Activities 

1. Acquisition. Developer and a principal of Developer, Eric Craig, are the 
owners of the following parcels of the Redevelopment Area. 

I 05611000300400 
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I 05611000300500 

The City owns tax parcels 05617000300200, 05617000201100, 
05617000201000 within the Redevelopment Area. The Developer will 
purchase these lots from the City, pursuant to a separate agreement. 

2. Developer Responsibilities: To achieve the objectives of this TIP Plan, the 
Developer will perform or cause to be performed the design, demolition, 
rehabilitation and construction of the Redevelopment Project in accordance 
with this TIP Plan and the Development Agreement. 

3. Relocation Assistance. Given the nature of the site, no businesses or other 
occupants shall be displaced as part of this Redevelopment Plan or the 
Redevelopment Project. While it is not anticipated that there will be a need 
for any relocation assistance, a Relocation Plan has been attached hereto as 
Exhibit L, as required by the TIP Act. 

B. General Land use and Comprehensive Plan 

After completion of the Redevelopment Project, the Redevelopment Area will function as 
a mix of residential, commercial, and retail uses as more particularly describe herein. Further, the 
Redevelopment Plan is generally consistent with the Comprehensive Plan of the City. The 
Redevelopment Area is currently zoned B-4, Central Business District. During and after 
construction of the Redevelopment Project, it shall be subject to the applicable provisions of the 
City's zoning ordinance as well as other codes and ordinances as may be amended from time to 
time. The Developer will cooperate in good faith with the City to the extent rezoning of the 
Redevelopment Area is deemed necessary, or variances to City ordinances and/or codes are 
deemed necessary, to facilitate the Redevelopment Project. 

C. Project Schedule 

The proposed development schedule is set forth on Exhibit C, which is incorporated 
into this subsection as though set out in full. 

VII. FINANCING PLAN 

A. Special Allocation Fund 

The City's Finance Director shall establish and maintain the Special Allocation Fund, 
which shall contain two separate segregated accounts. PILOTs shall be deposited in 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. PILOTs and Economic 
Activity Taxes so deposited and any interest earned on such deposits will be used and pledged for 
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the payment of Reimbursable Project Costs, and for the possible distribution to the Taxing 
Districts, in the manner set forth in Articles IX of the Redevelopment Plan. 

B. Estimated Project Costs 

Redevelopment Project Costs mean and include the sum total of all reasonable and 
necessary costs incurred or estimated to be incurred, and any such costs incidental to a 
redevelopment plan or redevelopment project, as applicable, in implementing the Redevelopment 
Plan and the Redevelopment Project. 

Reimbursable Project Costs mean and include all reasonable and necessary costs allowed 
by the TIF Act, incurred by the City and/or the TIF Commission and those specified Reimbursable 
Project Costs incurred by the Developer pursuant to a mutually agreeable Development Agreement 
between the City and the Developer. Currently, total Redevelopment Project Costs are estimated 
at $15,833,628. 

Neither the City nor the TIF Commission shall have any obligation to reimburse any 
Reimbursable Project Costs unless and until funds are available in the Special Allocation Fund to 
pay such reimbursement. Further, notwithstanding anything to the contrary contained in this TIF 
Plan, all Developer's rights under this TIF Plan are subject to Developer's compliance with all of 
the obligations of this TIF Plan and the Development Agreement, including but not limited to, the 
completion (as such term is defined in the Development Agreement) of the Redevelopment Project 
pursuant to the terms and conditions of this TIF Plan and the Development Agreement. 

All Reimbursable Project Costs approved and certified by the City will bear an interest rate 
equal to the actual rate of interest paid on amounts used to fund Reimbursable Project Costs from 
the time such Reimbursable Project Costs are incurred to the time they are reimbursed as 
Reimbursable Projects Costs, subject to a maximum rate that may be permitted by the 
Development Agreement. This interest shall be classified as Reimbursable Project Costs and shall 
be reimbursed according to the reimbursement process provided in the Development Agreement. 
Estimated Redevelopment Project Costs and Reimbursable Project Costs are set out on Exhibit D. 

C. Source of Funds 

PILOTs and Economic Activity Taxes shall be available for reimbursement of 
Reimbursable Project Costs on an as-collected basis, the proceeds of which will be used to defray 
Reimbursable Project Costs. Total Project Costs are set forth on Exhibit D and far exceed the 
expected PILOTs and Economic Activity Taxes available for the Redevelopment Project. 
Assuming a supplemental financing issuance at 8% discount rate with 125% coverage and 10% 
costs of issuance, it is estimated that (i) PILOTs will pay for approximately $900,348 of 
Reimbursable Project Costs; and (ii) Economic Activity Taxes will pay for approximately 
$173,955 of Reimbursable Project Costs. Total Reimbursable Project Costs are estimated to be 
$1,115,031. The Developer will obtain a private construction loan in the amount of approximately 
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$8,708,495 based on current market conditions. By captudng a portion of PILOT's and EA Ts, the 
Developer anticipates the ability to finance an additional $1,074,303 supplemental loan from a 
TIP-specific lender or from the first mortgage construction lender. The remainder of funds for 
development of the project will be provided by the Developer's equity contribution. It is not the 
intention of the City or the Developer to issue obligations related to the Redevelopment Project. 

Upon completion of construction, the Developer anticipates placing permanent financing 
on the project that will payoff the construction loan and possibly the TIP loan depending on capital 
market conditions at the time of completion of construction. 

The Developer anticipates that it may obtain other private financing or provide other capital 
as the source to make up the difference between total Redevelopment Project Costs and all 
revenues available for reimbursement of Reimbursable Project Costs discussed above (the precise 
type and term of such private financing shall be determined at the time it is secured). 

Calculations of expected additional Economic Activity Taxes are based on current sales tax 
estimates and projected sales tax growth and are based on numerous factors set forth in this TIP 
Plan and may be subject to change or adjustment for multiple reasons, including general market 
conditions. Similarly, calculations of expected proceeds of PILOTs are based on current real 
property assessment formulas and current property tax rates, both of which are subject to change 
due to many factors, include statewide reassessment, the effects of real property classification for 
real property tax purposes, and the rollback in tax levies resulting from reassessment or 
classification. The specific schedule is displayed in the cost benefit analysis incorporated into 
Exhibit G. The terms of such contribution are proposed to be memorialized in the Development 
Agreement. Levy rate captures in Exhibit G have been modified accordingly to address 
adjustments to PILOTs. 

1. Payments in Lieu of Taxes 

a. Most Recent Assessed Valuation 

The total initial equalized assessed valuation of the Redevelopment Area according 
to records at the Clay County Assessor's Office is: $68,100 for parcel number 
05617000300400, $19,170 for parcel number 05617000300500, and $0 for parcel numbers 
05617000300200, 05617000201100, and 05617000201000 (for a total initial equalized 
assessed valuation of $87,270). 

b. Anticipated Assessed Valuation and Payments in Lieu of Taxes 

This Redevelopment Plan, for the reasons described above, estimates that the 
assessed value of the completed components of the Redevelopment Project will be 
approximately $3,060,281. The assessed valuation for the project is assumed to increase 
3% annually after completion. The increase in assessed valuation by year is shown on 
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Exhibit E as is the subject percentage of PILOTs available to pay Reimbursable Project 
Costs. 

C. Surplus PILOTs 

Thirty percent (30%) of all of the Payments in Lieu of Taxes generated by the 
Redevelopment Area shall be classified as surplus and distributed to the taxing jurisdictions 
on an annual basis, with the remaining Payments in Lieu of Taxes generated being made 
available to pay Reimbursable Project Costs. The total surplus Payments in Lieu of Taxes 
are estimated at $1,230,675. 

2. Economic Activity Taxes 

a. Current Economic Activity Taxes 

The current annual tax revenues resulting from economic activities in the 
Redevelopment Project Area are approximately $0. 

b. Anticipated Economic Activity Taxes 

The total annual sales of all components of the Redevelopment Project Area 
at completion are estimated to be $2,060,000, with sales increasing 3% annually. 
The increase in sales by year is shown on Exhibit E, as are Fifty Percent (50%) of 
the resulting Economic Activity Taxes available to pay Reimbursable Project Costs. 

c. Surplus Economic Activity Taxes 

The amount of Economic Activity Taxes in excess of Reimbursable Project 
Costs, not including the retention of funds for the payment of future Reimbursable 
Project Costs, will be declared as surplus and will be available for distribution to 
the various Taxing Districts in the Redevelopment Project Area in the manner 
provided by the Act. 

D. Evidence of Commitment to Finance 

Attached as Exhibit F, Developer has included evidence of commitment to finance 
the Redevelopment Project Costs. The commitment to finance is contingent upon the 
approval and adequacy of TIF assistance. 

VIII. COST-BENEFIT ANALYSIS 
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A cost-benefit analysis showing the economic impact of this TIF Plan on each Taxing 
District is included in the analysis attached as Exhibit G. In addition, the cost-benefit analysis 
shows the fiscal impact on the jurisdictions if the Redevelopment Project is undertaken or not 
undertaken. The projections in Exhibit G are based on market assumptions, including those 
outlined in the assumptions and projects contained in the attached Exhibit G and Exhibit E. These 
outlined market assumptions and the Cost/Benefit analysis shows the market feasibility of the 
proposed Redevelopment Project if the Redevelopment Project is built and is not built. Based on 
these assumptions and economic impact analysis, the Redevelopment Project is not only feasible, 
but will provide direct economic benefit to each affected taxing jurisdiction. 

As is more particularly set forth in Exhibit G, it is anticipated that the net present value 
benefit to all taxing jurisdictions under the Redevelopment project is $3,237,742. These figures 
assume that the Redevelopment Project would not be undertaken but-for the support contemplated 
in this TIF Plan. 

IX. TERMINATION OF TAX INCREMENT FINANCING 

Tax increment financing for the Redevelopment Project Area shall remain in effect until 
the Redevelopment Project has been constructed and all Reimbursable Project Costs incurred or to 
be incurred pursuant to this TIF Plan have been reimbursed. At such time (but in no event later 
than Twenty (20) years from the date on which tax increment financing is adopted for the 
Redevelopment Project Area), tax increment financing shall be terminated by the adoption of an 
Ordinance of the City Council terminating the designation of tax increment financing in any such 
Redevelopment Project Area, or by any other method authorized by the TIF Act. 

X. PROVISIONS FOR AMENDING THE TAX INCREMENT PLAN 

The Redevelopment Plan and Project may be amended pursuant to the provisions of the 
TIF Act. 

XI. REQUIRED STATUTORY FINDINGS 

With the approval of this TIF Plan, the TIF Commission and the City Board of Aldermen 
have, as required by the TIF 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 B and 
the affidavit of the Developer attached as Exhibit H. 

Blighted Area. The Redevelopment Area on the whole is a Blighted Area, as is more 
particularly discussed in the Blight Study. 

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 to its highest and best use without the adoption 

13 



of tax increment financing due to the substantial cost to ameliorate the blighted condition of the 
Redevelopment Area. The proforma cost-benefit analysis attached hereto as Exhibit I contains a 
detailed financial analysis of the Redevelopment Project. The fmdings of such fmancial analysis 
are as follows: utilizing a 10-year operating proforma, the return to the Developer without the use 
of incentives generates a return to the developer of only 7.28%. Considering the amount ofrisk in 
the project, this return is unacceptably low to justify any investment in the project. The return to 
Developer including the use of incentives as contemplated herein is 10.85%, which is considered 
a reasonable return on investment for a typical real estate development project. 

Conforms to Comprehensive Plan of the City. This TIF Plan is in conformity with the City's 
Comprehensive Plan. 

Date to Adopt Redevelopment Project; The Ordinance approving the last of the 
Redevelopment Projects to be approved will not be adopted later than ten (10) years from the 
adoption of this TIF Plan. 

Date to Complete Redevelopment. The estimated date to complete the Redevelopment 
Project has been stated and such date is not more than twenty (20) year from the adoption of the 
Ordinance approving the Redevelopment Project. 

Relocation Assistance. Because the Redevelopment Plan does not displace any businesses 
or occupants in the Redevelopment Area, there will be no need for relocation assistance. 
Nevertheless, a Relocation Plan has been included as Exhibit L. 

Cost-Benefit Analysis. The proforma cost-benefit analysis included on Exhibit I shows the 
economic impact of this TIF Plan on each Taxing District. The analyses show the impact on the 
economy if the Redevelopment Project is built and if the Redevelopment Project is not built 
pursuant to this TIF Plan. The analyses include a fiscal impact study on every Taxing District, and 
sufficient information to evaluate whether the Redevelopment Project as proposed is fmancially 
feasible. 

Gambling Establishment. This TIF Plan does not include the initial development or 
redevelopment of any gambling establishment as defmed in the TIF Act. 

Reporting Requirements. The Commission shall report to the Director or the Department 
of Economic Development for the State of Missouri by the last day of February of each year the 
name, address, phone number and primary line of business of any business that relocated 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. 

14 
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EXHIBIT A-2 
REDEVELOPMENT AREA-LEGAL DESCRIPTION 

Smithville Original Town Unrecorded Plat Lots 5, 6, 7 & 8 Block 3. 

Smithville Original Town Unrecorded Plat Lot 9 Block 3. 

Smithville Original Town Unrecorded Plat WIO' Lot 2 & All Lots 3 & 4 Block 3. 

Smithville Original Town Unrecorded Plat Wl/2 Lot 4 & Lot 5 Bock 2 

Smithville Original Town Unrecorded Plat Lot 6 Block 2 
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SUMMARY 
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DEVELOPME NT n INIT IAT I VES 

Copyright Statement 

This document was prepared for the intended use of 110 Smithville, LLC., and the City of 

Smithville, Missouri and for redevelopment of certain real estate properties referenced 

within the report. 

With the exception of the unlimited use by 110 Smithville, LLC and The City of Smithville no 

part of this document may be reproduced, duplicated, or transmitted by mechanical, digital, 

or other means without per Smithville in writing from Development Initiatives. 

Development Initiatives retains all copyrights to the material located within this document 

and the material located herein is subjected to the U.S. Copyright Law found in the United 

States Code, Title 17, Chapter 1-13. 

Limiting Conditions 

The reported analyses, opinions, and conclusions contained herein are limited only by the 

reported assumptions and limiting conditions and are Development Initiatives' unbiased 

professional analyses, opinions, and conclusions. 

Information provided and utilized by various secondary sources is assumed to be accurate. 

Development Initiatives cannot guarantee information obtained from secondary sources. 

Such information and the results of its application within this analysis are subject to change 

without notice. 

The nature of real estate development is unpredictable and often tumultuous. 

Development Initiatives deems our projections as reasonable considering the existing 

market and various obtained information. It should be understood that fluctuations in 

local, regional, and/or national economies could have substantial effects on the particular 

findings and recommendations contained within this document. 
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DEVE LOPMENT n INITIATIVES 

December 5, 2022 

Mr. Eric Craig 
Mr. Drew Hood 
110 Smithville, LLC 
4050 Pennsylvania Avenue, Suite 400 
Kansas City, MO 64111 

RE: Qualifications Study for: 108-110 W. Main Street Tax Increment Financing Plan . 

Dear Mr. Craig and Mr. Hood : 

We are pleased to transmit this Qualifications Analysis Report that has been prepared for your Tax 

Increment Financing Plan. The purpose of this Report is to determine whether this portion of the 

City is blighted, as defined in Section 99.805 (1) Revised Statutes of Missouri. This analysis 

represents an accumulation of our findings based on research and investigations performed as of 

the report's effective date, December 5, 2022. 

Please note: Since the original issuance of this report no site alterations or 

improvements have occurred. The only site activities have been further containment 

and securitization of the structure to prohibit entry. Based on the current site 

conditions, it is our opinion that our original findings included in this report are still 

accurate and true. 

The Redevelopment Area is composed of two (2) parcels of land containing of 36,155 square feet or 

0.83 acres. Presently, the Redevelopment Area is comprised of developed land containing a former 

hospital and a vacant single-family residence. 

As determined in the following study, it is our opinion that the subject property represents a 

"blighted area" which is defined in Section 99.805 (1) RSMo. The primary blighting factors include: 

1. Insanitary or Unsafe Conditions, 
2. Deteriorated Site Improvements, 
3. Conditions which endanger life or property, 
4. Conditions which retard the provision of housing accommodation, 
5. Conditions which constitute an Economic or Social Liability, 
6. Conditions which are a menace to the public health, safety or welfare. 

We have concluded these facts based on the current condition of the Redevelopment Area, general 

access and visibility of the area, existing conditions of improvements located within the 

Redevelopment Area, and the potential redevelopment opportunities existing for the site. Please 

feel free to contact me if you have any questions or comments. 
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DEVELOPMEN T n I N I T I ATIV E S 

Please note that this analysis also complies with Section 99.810.1 (1) RSMo. I am a certified urban 

planner (AICP) and have been so since July of 1999. Since that time I have completed 130+ blight 

analysis surveys and projects. 

Sincerely, 

JWt~ 
James Potter, AICP, LEED GA 
development initiatives 
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Section I 

Introduction 

DEVELOPMENT n I NIT I ATIVES 

The purpose of this analysis is to determine if the proposed Redevelopment Area, located at 

108-110 W. Main Street, Smithville, Clay County, Missouri, is a "blighted area" according to 

Missouri Revised Statutes Chapter 99 "Real Property Tax Increment Allocation 

Redevelopment Act". 

Effective Date of Report 

The effective date of this blight study is December 5, 2022. Unless otherwise stated, all 

factors pertinent to a determination of blight were considered as of that date. 

Methodology 

Development Initiatives has analyzed the Redevelopment Area to determine if such area 

contains factors that support a finding that the Redevelopment Area is blighted under 

Section 99.805 (1} RSMo. 

This Blight Study includes a detailed field survey of site and building improvements. Field 

surveys were conducted to document the existing physical conditions. 

Our analysis also includes data research, local stakeholder interviews and internal research. 

Data for this analysis was also gathered from the City of Smithville, Missouri and Clay 

County, Missouri. Pertinent Geographic Information Systems (GIS} data was obtained 

through the Clay County Assessor's Office. 
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DEVE LOPMENT It I NITIATIVES 

Definitions 

In determining whether the defined Redevelopment Area is "blighted," we first must define 

the term "blighted area." For the purposes of this study, the definition found in Section 

99.805 (1) RSMo. is utilized. This section provides that "blighted area" shall mean: 

"Blighted Area," an area which, by reason of the predominance of 

insanitary or unsafe conditions, deterioration of site improvements, 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, or welfare in its present 

condition and use; 

This analysis will determine whether the proposed Planning Area meets the statutory 

requirements to be declared a "blighted area" under the above-mentioned provision. In 

determining whether the Planning Area is blighted pursuant to the statutory definition, 

Development Initiatives first reviewed the Planning Area as a whole, particularly reviewing 

trends in the area as they relate to an indication of whether this portion of the City is 

blighted per State Statute. 

Any finding of blight according to RSMo Ch. 99.805 (1) is effectively a two part test, and 

analysis requires a finding that the Redevelopment Area is occasioned by reason of 

predominance of any of the following factors: 

Factor 1: 

Factor 2: 

Factor 3: 

Insanitary or unsafe conditions, 

Deterioration of site improvements, 

The existence of conditions which endanger life or property by fire 

and other causes. 

The second part of the "two part test", requires that the above factors or combination of 

the above factors within the Development Area: 

• Retards the provision of housing accommodations, or 

• Constitute an economic or social liability, or 

• Constitute a menace to the public health, safety or welfare in its present 

condition and use. 
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DEVELOPMENT n INITIATIVES 

Contributing Legal Findings 

There have been numerous court cases which provide additional direction in the 

consideration of blight. The following are several cases which have impacted the definition 

of "blight" . 

Schweig v. City of St. Louis. 569 S. W. 2d.215 (Mo.App. STL Redevelopment Area, 
Division Three, 1978) held that just because an improved property is well maintained, it 
does not mean that the property cannot be declared to be blighted by the local 
municipality. 

"Blight need not exist on every single parcel. State ex rel. U.S. Steel v. Koehr, 811 

S. W.2d 385 (Mo. bane 1991); State ex rel. Atkinson v. Planned Indus. Expansion Auth. 

of St. Louis, 517 S. W.2d 36, 47-48 (Mo. bane 1975); Schweig v. City of St. Louis, 569 

S. W.2d 215 (Mo. App. 1978). In Parking Systems, Inc. v. Kansas City Downtown 

Redevelopment Corp., 518 S. W.2d 11 (Mo. 1974), the Supreme Court approved a 

declaration of blight on ground that was 49% vacant, 4% parking, and where 82% of 

the improved portion was not deteriorated. A blighted area may include parcels not 

blighted if inclusion is necessary to assemble a tract of sufficient size to attract 

developers. Tierney v. Planned Indus. Expansion Authority of Kansas City, 742 S. W.2d 

146 (Mo. bane 1978). Existing area may be expanded to include non-blighted parcels. 

Id. Streets and parking lots may contribute to blight. Id.; see also Schweig, supra; 

State ex rel. U.S. Steel v. Koehr, 811 S. W.2d 385 (Mo. bane 1991). 

Al/right Properties, Inc. v. Tax Increment Financing Commission of Kansas City, 240 

S. W.3d 777 (Mo.App. W.D. 2007) held that while the condemning authority is 

required to "consider" individually each parcel, it is not obligated to find each parcel 

to be blighted, and that "preponderance" means that the total square footage of 

blighted property is greater than the square footage of the area not blighted. The 

court also held that the statute does not prevent the condemning authority from 

using a blight study that is older than five years, but is prohibited from commencing 

a condemnation action later than five years from the date of the ordinance finding 

blight. "1 

1 See Missouri Economic Development Law; White, Michael . 
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Report Format 

This Blight Study is presented in five sections and several Exhibits. Section I presents an 

introduction to the analysis and scope. Section II presents an overview of the project, a 

definition of "blight," and the study methodology. Section 111 presents a description of the 

Redevelopment Area and an overview and description. Section IV provides information on 

the development or redevelopment of the subject property. Section V defines the primary 

categories of blight and documents conditions which are present within each category. 

Finally Section VI provides a conclusion derived from research. 

In determining whether the Redevelopment Area is blighted pursuant to the statutory 

definition, Development Initiatives first reviewed the surrounding area, particularly 

reviewing trends. Following that a field survey of the Redevelopment Area was completed. 

Field survey reviewed existing conditions of site, building, and public improvements and 

infrastructure. Finally, reports and other documentation, provided by the Developer and 

the City of Smithville were reviewed for pertinent data that substantiates a finding of blight. 

Finally a conclusion was made and documented whether the Redevelopment Area met or 

exceeded the definitions of blight, pursuant to statutory definitions according to the TIF 

Statute. 

Previous Blight Determinations 

The subject property has not had any previous blight determinations. 
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D E VE L OPMENT It INITIATIVES 

Section II 

Area Overview and Description 

Area Description 

The greater Kansas City Metropolitan Area is home to over 2.5 million people. Kansas City is 

a bi-state region including the Kansas City, MO-KS, Lawrence, KS, St. Joseph, MO, and 

Topeka, KS metropol itan areas, as well as adjacent non-metro counties that include the 

cities of Warrensburg and Chillicothe, MO, and Atchison, KS 2• Smithville is a city in Clay 

County, Missouri, United States, and part of the Kansas City Metropolitan Area . The City of 

Smithville has a population of approximately 8,400. 
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Figure 1- Greater Kansas City Metropolitan Area. City of Smithville general location 

identified. 

2 Kansas City Area Development Council (KCADC) . 
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Figure 2 - City of Smithville Missouri. General Location in the Kansas City Metropolitan Area. 

(Courtesy Google Maps). 
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Figure 3 - City of Smithville Missouri. General Location of Redevelopment. 
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Section Ill 

Redevelopment Area Information 

Redevelopment Area Overview 

The Redevelopment Area is located at 108-110 W. Main Street, Smithville, Clay County, 

Missouri. The Redevelopment Area is composed of two {2} property parcels containing 

36,154 square feet or 0.83 acres. Presently, the Redevelopment Area is comprised of 

developed land. The existing zoning is B-4 Central Business District . 

Access 

Access to the Redevelopment Area is via West Main Street, immediately south, and South 

Commercial Avenue, east of the Redevelopment Area. Regional access is via Highway 169 

to the west. 

Existing Improvement Description 

Currently there are the following improvements within the Redevelopment Area: 

• Vacant single-family residence. Date of construction is unknown. 

• Vacant, abandoned, condemned former hospital structure. The former Smithville 

Community Hospital was originally constructed in 1938 by Dr. Arch E. Spelman. The 

11-bed hospital was the first hospital in the Northland and provided care to 

residents of Clay, Clinton and Platt Counties. The facility was expanded through the 

19560's and later moved to a different location at 601 S. Highway 169. 

Surrounding land uses include retail, institutional and single-family residential. 

Topography 

The majority of the entire Redevelopment Area is fairly flat . We do not see topography as a 

condition which might affect the Redevelopment Area. 

Easements 

Development Initiatives was not provided with a title report for the subject property. This 

analysis does not make any determinations regarding easements for the property. 
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~,,,.-:, 

· abi's Imagination 
GloU'11ng St()(~ 

Figure 4- Aerial view of Redevelopment Area. Courtesy Google Maps. 
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Photo 1- 110 West Main Street, 1938. Courtesy Smithville Historical Society. 

Photo 2 - Present day, 110 West Main Street, Smithville. Image looking east. 
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Ownership Information 

Clay County Assessor Office identifies two owners of property within the Redevelopment 

Area. 

County Parcel # Address jowner · -1 Acres Legal Description 

110 Smithville, LLC SMITHVILLE ORIGINAL TOWN 

,, .,;, '··1 

5617000300400 110 W. Main Street 106 W. Main St. 0.66 UNRECORDED PLAT LTS 5, 6, 7 & 8 BLK 

5617000300500 

o• 

6'.J 

... - "' 172995feet = 
I i 

Smithville, MO 64089 3 

Craig, Eric 
SMITHVILLE ORIGINAL TOWN 

108 W. Main Street 106 W. Main Street 0.17 

Smithville, MO 64089 
UNRECORDED PLAT LT 9 BLK 3 

Total SF: 36,155 

Total Acreage: 0.83 

Total Parcels : 2 

Total Owners: 2 

Table 1- Ownership and Lot size within Redevelopment Area . 
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Figure 5- Property Plat Map. Cou rtesy Clay County Assessor. 
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Zoning 

The existing zoning classification for the subject property is B-4: Central Business District. 

All permitted uses are identified in the City of Smithville Zoning Regulations, Section 

400.170 "B-4 Central Business District Use Regulations". 

Table 2 - Zoning District Intent. 

B-4: Central 

Business District 

The intent of this district is to provide a zone which will accommodate 
the broad range of retail shopping activities; office and trade uses that 
are normally found in the core area of a City and residential uses 

established at the perimeter of the do ntown. This area generally 
developed early in the City's history and has traditionally been the 
City's core business and trade area. This area has suffered due to 
continued development patterns along the major highway corridors 
and decline in the residential areas in and adjacent to this district. 
These district regulations and use groupings are intended to 
strengthen the business level of the downtown business district and 
re-establish its contribution to the vitality of the City. In "8-4" Districts, 
no building, structure, land or premises shall be used; and no building 
or structure shall be hereafter erected , constructed, reconstructed, 
moved or altered, other than in conformance with the provisions of 
this Section. 

Section 400.170 

Courtesy City of Smithville, MO. 

Utilities 

All utilities are available to the area surrounding the Redevelopment Area including water, 

sewers, storm water, natural gas, cable, and electricity. All utilities are provided by the 

following utility providers: 

,f .-.'. ', ..:'.•·,'(rfit111is"~'.<': .. {.;~?~~-t''»vl~-:/1~~;~. ·;;;;1PROVIDER}-*<"~.::}~~jtrt.i 
~.:"'J ... .:. _".,.. 't ! ~L • , , - - ~ ... ,!.~>!_,!',\"'\.~ > ' ,,s~ ,Y.!. ~ ?• <: )' ::~•_Xf _• - - ~-·~- - < + ',{ l;t; - '~Jf..r,~>,. 

Electric Evergy: 188-471-5275 
Natural Gas Spire: 816-756-5252 
Sewer City of Smithville: 816-532-3897 
Water City of Smithville: 816-532-3897 
Stormwater City of Smithville: 816-532-3897 
Cable Various 
Trash City of Smithville: 816-532-3897 
Telephone Various 

Table 3: Redevelopment Area Utility Providers. 
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Flood Zone Information 

It appears that the majority of the Redevelopment Area is not located within a flood zone as 

defined by the Federal Emergency Management Agency {FEMA) Flood Insurance Rate Map 

identified on Map No.: 29047C0014E bearing on effective date of August 03, 2015. 

However, it does appear that smaller portions and much of the surrounding area is within 

designated flood areas. 

SPECIAL FlOOO I 
HAZARD AR EAS 

a -od-•P"°'""""Y 
""""'Dl t .. Y bit 

M O',£'QI DaU .1,~blt 

~to.P PAflELS uo,,,• pptd 

=::.:::,ow,, l'loodHa::ord ""'' OTHER AREAS OF 

Ne.•of~tel'nltMdf'loodtU.:J1d bisD FlOOO HAZA.RO 

Othe:r.lSte Protected .i.tH 

OTHER AREAS COJstailt:ifNJ Al:SQUJotS-fStvnA.IH 

Wll/\ BFE o, Depth 

Alt(t,la.toryflooaway Z.."-MJ.Ai' WM 

0.2'ft An nu.al Chane. nood Hazard Arns 
of 11'1nnuat Ghanc.t ftOOd ttri tn aw,act 
dtC)fh less l t\lln one foot 0, W!th dr,. n.ace 
sru., of lt-v t ha ft one 1qu~re rode :: .. , 

F'utu rtl CoftdlUOfll. l." Annual 
Chine. flood Hazard z.,. t 
Area "'1th Rtdui:»a Flood Rllk due to 
L~Sff tes. ~i: 

Att!a with Flood RlSk due to l.t"Yee z- o 

Figure 6 - Flood Zone Map. Courtesy FEMA. 

• - - CoasQI TraM«t 
- ,u- 8aM f lood Elev•tlcn line (Bf'E) 
---iiiiiiii. Limit ol Slucty 

---.J Junsdicrion S®ntbirJ 

-- - Coast.ti Tral'IHC1 Baseline 
OTHER - -- P,ofilo B_.,. 

FEATURES __ ltjdrot, aphic r .. tu,o 

GE ERAL 1---• Channel Cu,.,.ert. 0< S1onn S.
STRUCTURES 1 1 1 1 1 11 l.ttee. 00i.e, Of FJoodwal 

16 



DEVELOPMENT n I NITIATIVES 

Environmental 

Development Initiatives was provided with a "Limited Asbestos-Containing Materials 

Inspection Report" completed by Titan Environmental Services in August of 2014. Based on 

site conditions, we would anticipate that conditions haven't changed substantially since the 

issuance of Titan's report. Possible environmentally contaminated building materials in all 

structures. These include suspect asbestos-containing materials, suspect lead-based paint 

and suspected mold. Asbestos has been verified as being present in the following building 

materials throughout the entire facility:4 

o Basement Boiler insulation, 

o Flooring material (floor tile, sheet vinyl flooring and mastic}, 

o Acoustical Ceiling texture, 

o Transite Panels. 

All materials are in "very poor" condition and are readily "friable", meaning asbestos fibers 

can be release with minimal contact. 

It should be noted that asbestos has been classified as a known human carcinogen 

(substance that causes cancer} by the U.S. Department of Health and Human Services, the 

U.S. Environmental Protection Agency and the International Agency for Research on Cancer. 

Exposure to asbestos can potentially cause asbestosis and even mesothelioma (a rare 

cancer of the then membranes that line the chest and abdomen. It can also cause cancers 

of the lung, larynx, stomach, ovary, pharynx and colo-rectum. 

The Titan analysis did not address the presence of suspect Lead-Based Paint (LBP} 

containing materials. However, several LCP materials were noted upon inspection. 

Assessed Valuation 

The following data was obtained from the Clay County Assessor's Office and shows the 

Assessor's calculation of the assessed value for the property parcel within the 

Redevelopment Area. All property is anticipated to be re-assessed in odd-numbered years, 

except new construction (including remodeling} which can be assessed in any year. 

4 Limited Asbestos-Containing Materials (ACM) Inspection Report. Titan Environmental Services, August 26, 
2014. 
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The current valuation of the parcel was done in 2021 by the Clay County Assessor's Office, 

and shows an assessed value of $69,100. The following table shows the change in assessed 

and appraised values of subject property within the Redevelopment Area since 2020. 

2021 68,100 358,400 

2020 20,330 107,000 

Source: Clay County Assessor, 2021. 

Table 4- Parcel, Appraised and Assessed Value. Courtesy Clay County Assessor. 
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Section IV 

Proposed Improvements 

It is proposed that all improvments within the Redevelopment be fully remediated of 

environmental liabilities and then all structures would be demolished. Anticipated 

redevelopment of the site would include multi-family rental apartments. 

* Please refer to the TIF Plan submittal for specific information on the redevelopment 

program. 

Economic Impact 

Benefits from Tax Increment Financing can promote new investment within the 

Redevelopment Area and can increase economic utilization and generate significantly 

increased tax revenue and jobs, and remediate many of the blighting conditions which may 

burden the Redevelopment Area and its surroundings. 

Please refer to the TIF Plan Submittal for current Cost Benefit Projections over the course 

of the TIF Plan. 
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Section V 
Determination of the Redevelopment Area Conditions 

This Section discusses the Redevelopment Area in regards to RSMo 99.805 (1). In 

determining whether the defined Redevelopment Area is "blighted", we first must define 

the term "blighted area". For the purposes of this study, we analyzed the Redevelopment 

Area in terms of the definition included in RSMo Section 99.805 (1): 

"Blighted Area," an area which, by reason of the predominance of 

insanitary or unsafe conditions, deterioration of site improvements, 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, or welfare in its present 

condition and use; 

This analysis will determine whether the proposed Planning Area meets the statutory 

requirements to be declared a "blighted area" under the above-mentioned provision. In 

determining whether the Planning Area is blighted pursuant to the statutory definition, 

Development Initiatives first reviewed the Planning Area as a whole, particularly reviewing 

trends in the area as they relate to an indication of whether this portion of the City is 

blighted per State Statute. 

Any finding of blight according to RSMo Ch. 99.805 (1) is effectively a two part test, and 

analysis requires a finding that the Redevelopment Area is occasioned by reason of 

predominance of any of the following factors: 

Factor 1: 

Factor 2: 

Factor 3: 

Insanitary or unsafe conditions, 

Deterioration of site improvements, 

The existence of conditions which endanger life or property by fire 

and other causes. 

The second part of the "two part test", requires that the above factors or combination of 

the above factors within the Development Area: 

• Retards the provision of housing accommodations, or 

• Constitute an economic or social liability, or 

20 



DEVELOPMENT n I NITIATIVES 

• Constitute a menace to the public health, safety or welfare in its present 

condition and use. 

Upon inspection and analysis of the proposed Redevelopment Area, there one existing 

factors in the area which supports a finding of blight for the Redevelopment Area. This 

factor also causes two of the three secondary factors which are necessary for a finding of 

blight. Table 4 below summarizes these findings: 

Insanitary or unsafe 
conditions, 

Deterioration of site 
improvements, 

Conditions which endanger 
life or property by fire and 
other causes. 

Retard the Constitute an 
provision of Economic or 

housing social liability 
accommodation 

YES X 

YES X X 

YES X 

Table 5- Summarization of Findings. 

Menace to the 
public health, 

safety or welfare 

X 

X 

X 
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Factor 1: Unsanitary or Unsafe Conditions 

Conditions typically associated with a finding of blight under insanitary of unsafe conditions 

include the existence of trash, debris, weeds or overgrowth, poorly lit areas, graffiti, or any 

conditions believed to be generally unsafe to either property or person. 

During on-site investigations and field surveys, numerous conditions were observed within 

the Redevelopment Area which supported the condition of Unsanitary or unsafe conditions. 

These include; 

• Structures being posted with "No Occupancy" signage issued by the City. 

• Possible environmentally contaminated building materials in all structures. These 

include suspect asbestos-containing materials (ACM}, suspect lead-based paint (LBP} 

and suspected mold. Materials containing asbestos have been verified as being 

present in the following building materials throughout the entire facility:5 

o Basement Boiler insulation, 

o Flooring material (floor tile, sheet vinyl flooring and mastic}, 

o Acoustical Ceiling texture, 

o Transite Panels. 

All materials are in "very poor" condition and are readily "friable", meaning 

asbestos fibers can be release with minimal contact. 

It should be noted that asbestos has been classified as a known human 

carcinogen (substance that causes cancer} by the U.S. Department of Health and 

Human Services, the U.S. Environmental Protection Agency and the International 

Agency for Research on Cancer. Exposure to asbestos can potentially cause 

asbestosis and even mesothelioma (a rare cancer of the then membranes that 

line the chest and abdomen. It can also cause cancers of the lung, larynx, 

stomach, ovary, pharynx and colo-rectum. 

• Building materials falling off varying structures within the Redevelopment Area. This 

includes suspected environmentally contaminated building materials. 

• Building materials which pose health hazards to individuals in and around the 

Redevelopment Area. 

5 Limited Asbestos-Containing Materials (ACM) Inspection Report. Titan Environmental Services, August 26, 
2014. 
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• Numerous trip and fall hazards across the site, particularly if accessing the interior of 

the former hospital facility. Large portions of the structures roof have fallen into the 

building. Large portions of the structures floor have fallen into the basement levels 

of the building. The facilities elevator is abandoned and unsecured from pedestrian 

access. Elevator doors are open and present a potential fall hazard into the elevator 

pit in the basement. 

• General state of significant disrepair and deterioration of structures within the 

Redevelopment Area. Typical condition issues include; 

o Broken windows or total lack of windows, 

o Lack of basic utilities {electric, water sewer), 

o Deteriorated roof systems, 

o Total lack of roof systems, 

o Deteriorated flooring systems, 

o Total lack of flooring systems in some locations. 

o Deteriorated structural systems causing building floors, walls and roofs to sag 

or in some locations collapse into the building. 

It is our opinion that the subject property does exhibit unsafe or unsanitary conditions to 

either property, personnel or users who access the facility. 

Based on the preceding observations, it is our opinion that the threshold of 

"Unsanitary or Unsafe Conditions" has been met. 
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Photo 3 - "No Occupancy" signage on basement entry door. 
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Photo 4 - Unsanitary or Unsafe Condition. 

Broken, window. An indication of previous vandalism in and around the Redevelopment 

Area. Compromised window systems allow weather events into the facility. Proper 

replacement should be undertaken to minimize exterior conditions within the facility 

furthering interior deterioration. 
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Photo 5 - Unsanitary or Unsafe Condition. 

Asbestos containing exterior transite shingle located on garage facility on northwestern 

portion of property. Material is in poor condition and falling off the structure. 
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Photo 6 - Unsanitary or Unsafe Condition. 

Deteriorated floor assembly which has fallen into the basement portion of the 110 W. Main 

facility. The floor structure throughout the entire facility is in very poor condition and 

collapse. 
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Photo 7 - Unsanitary or Unsafe Condition. 

Deteriorated ceiling assembly which has fallen into the ground floor portion of the 110 W. 

Main facility. The second story section in this location in very poor condition and collapse. 
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Photo 8 - Unsanitary Conditions. 

Possible lead-based paint (LBP}. Deteriorated LBP often spalls, peals and cracks similarly to 
conditions present in the above image. 

Lead-based paint does not present a health hazard as long as the paint is not chipping, 
flaking, crushed or sanded into dust. Exposure to lead can cause health effects such as 
learning disabilities and behavioral problems in children. Exposure can also cause anaemia 
(a deficiency of red blood cells} as well as brain and nervous system damage. 
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Photo 9 - Unsanitary Conditions. 

Former flooring material, verified as asbestos containing. Flooring material was present on 
all ground floor areas which were accessed during site inspection. Material is in very poor 
condition. 

Asbestos has been classified as a known human carcinogen (substance that causes cancer) 
by the U.S. Department of Health and Human Services, the U.S. Environmental Protection 
Agency and the International Agency for Research on Cancer. Exposure to asbestos can 
potentially cause asbestosis and even mesothelioma (a rare cancer of the then membranes 
that line the chest and abdomen. It can also cause cancers of the lung, larynx, stomach, 
ovary, pharynx and colo-rectum. 
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Factor 2: Deterioration of Site Improvements 

Due to the age and current condition of structures located within the Redevelopment Area, 

it is anticipated that many improvements within the area are at or past the end of their 

useful life expectancy and in need of renovation or redevelopment. It should also be noted 

that it appears that limited operations and maintenance activities have occurred within 

facilities in the Redevelopment Area. This is evident due to basic deterioration of varying 

fa~ade elements, deteriorated structure, and the fact that all improvements are original to 

the Redevelopment Area. 

Presently, the physical condition of site improvements within the Redevelopment Area is 

estimated to range from average to very poor. This is largely based on site inspection 

activities. 

Physical Condition 
fxcelltnt Good Very Poor 

General Appearance Ex:re~e V a~w:~:i>.~ 3r, f i 1-1y 
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:es,raoe 
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Table 6 - Physical Condition Table Source: Marshall & Swift 

Nor~ 

Nert 

Based on the preceding analysis, it is our opinion that the Redevelopment Area exhibits 

conditions which can reasonably conclude that deterioration of improvement exists and 

contributes to the finding of blight and is prevalent within the Redevelopment Area. 

This includes: 

• Non-functioning vertical transport systems. Within the former hospital building one 

out-of-commission elevator was noted. Elevator doors were open and ready access was 

available to the elevator shaft. It appears that the elevator has not been in operation 

for at least 10 to 15 years. 

• Deteriorated building fa~ades which have become, and are becoming more deteriorated 

with the continued exposure to elements and lack or regular maintenance. 

• Deteriorated building envelope systems (roof systems, flashing systems, windows and 

doors) which have become compromised and more deteriorated with the continued 

exposure to elements and lack of regular maintenance. 

• Deteriorated roofing systems which in some locations have fallen into the building. 
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• Deteriorated building interiors which have become, and are becoming . more 

deteriorated with continued exposure to the elements. 

• Deteriorated structural systems which have contributed to walls, floors and roofing 

systems to be compromised and structurally unstable. 

• Significantly deteriorated building improvements which have led to certain structures 

being unfit for habitation or access. 

• Deteriorated and abandoned site infrastructure utilities (electric, plumbing, gas, etc.) 

which will require replacement. 

Due to the age and current condition of improvements within the Redevelopment Area, it is 

anticipated that many improvements within the area past the end of their useful life 

expectancy and in need of renovation or redevelopment. It should also be noted that it 

appears that limited operations and maintenance activities have occurred on many 

structures within the Redevelopment Area. Due to vacancy status, it appears that minimal 

property repairs and maintenance have occurred . No Operations and Maintenance (O&M) 

Program was obtained to guide annual property repair and replacement activities. 

In addition to our physical site inspection, we received data from the City listing property 

code violations for structures within the Redevelopment Area. Property code violations 

were documented for the Redevelopment Area between May 2008 and February 2021. All 

code violations revolved around 110 W. Main Street (Parcel #1). Data indicates a total of 

thirty-eight (38) citations within that time period. While a certain number of violations are 

anticipated due to the historic nature of improvements within the area, the presence of a 

larger number of instances certainly impacts property and personal health within the area. 

Often times violations are remedied within a certain amount of time, but in this instance 

and due to the repetitive nature of the citations it appears this did not occur. We did not 

obtain any data regarding resolution of those listed violations. Violations within the 

Redevelopment Area include: 
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110 W. Main Street 05/28/08 

110 W. Main Street 05/28/08 

110 W. Main Street 05/28/08 

110 W. Main Street 05/30/08 

110 W. Main Street 08/04/08 

110 W. Main Street 08/04/08 

110 W. Main Street 08/04/08 

110 W. Main Street 08/20/08 

110 W. Main Street 10/01/08 

110 W. Main Street 01/28/09 

110 W. Main Street 01/28/09 

110 W. Main Street 01/28/09 

110 W. Main Street 01/28/09 

110 W. Main Street 04/20/09 

110 W. Main Street 07/09/09 

110 W. Main Street 04/28/10 

110 W. Main Street 07/13/10 

110 W. Main Street 06/05/10 

110 W. Main Street 08/27/13 

110 W. Main Street 03/16/16 

110 W. Main Street 05/02/17 

110 W. Main Street 12/18/17 

110 W. Main Street 05/25/18 

110 W. Main Street 05/10/19 

110 W. Main Street 05/10/19 

110 W. Main Street 05/10/19 

110 W. Main Street 05/10/19 

110 W. Main Street 10/17/19 

110 W. Main Street 10/17/19 

110 W. Main Street 10/17/19 

110 W. Main Street 10/17/19 

110 W. Main Street 10/17/19 

110 W. Main Street 10/17/19 

110 W. Main Street 10/17/19 

110 W. Main Street 02/10/21 

110 W. Main Street 02/10/21 

110 W. Main Street 02/10/21 

110 W. Main Street 02/10/21 
Source: City of Smithville, 2021. 
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Table 7 - Code Violations: 2008-2021. 

Sanitation: General site clean and sanitary condition. Pending 

Weeds: Noxious weeds. Pending 

Motor Vehicles. Inoperat ive or unlicensed motor vehicle. Pending 

Weeds: Noxious weeds. Pending 

Weeds: Noxious weeds. Pending 

Sanitation: General site clean and sanitary condition. Pending 

Motor Vehicles. Inoperative or unlicensed motor vehicle. Pending 

Motor Vehicles. Inoperative or unlicensed motor vehicle. Pending 

Closed or Vacant Structure. Property signage and structure 

security. Pending 

Closed or Vacant Structure. Property signage and structure 

security. Pending 

Vacant structures and land maintenance. Pending 

Accessory Structure ma intena nee. Pending 

Exterior Wall maintenance and property security. Pending 

Weeds: Noxious weeds. Pending 

Weeds: Noxious weeds. Pending 

Weeds: Noxious weeds. In violation 

Weeds: Noxious weeds. In violation 

Weeds: Noxious weeds. In violation 

Weeds: Noxious weeds. In violation 

Closed or Vacant Structure. Property signage and structure 

security. In violation 

Closed or Vacant Structure. Property signage and structure 

security. In violation 

Vacant structures and land maintenance. In violation 

Vacant structures and land maintenance. In violation 

Accessory Structure maintenance. In violation 

Vacant structures and land maintenance. In violation 
Glazing. Material maintenance. In violation 

Protective Treatment. Building material deterioration violation. In violation 

Stairways, decks, porches and balcony maintenance. In violation 

Accessory Structure maintenance. In violation 

General. Exterior maintenance. In violation 

Protective Treatment. Building material deterioration violation. In violation 

Glazing. Material maintenance. In violation 

Exterior Wall maintenance and property security. In violation 

Unsafe Conditions. Roof structure deterioration. In vio lation 

Closed or Vacant Structure. Property signage and structure 

security. In violation 

Glazing. Material maintenance. In violation 

Windown, skylight and door deterioration. In violation 

Defacement of Property. Graffiti, trespassing. In violation 
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These functional deficiencies demonstrate the deterioration of site improvements 

contributing to outmoded design and obsolescence and meet the statutory definition of 

blight . Additionally, presence of these conditions is an economic liability. Deterioration of 

site improvements becomes an economic liability when a property is not producing the 

maximum economic benefit to the community, such as the ability to pay real property 

taxes, but requires greater public expenses, such as fire, police and nuisance code violation 

inspections. 

Based on the preceding analysis, it is our opinion that the Redevelopment 

Area exhibits conditions which can reasonably conclude that deterioration of 

improvement exists and contributes to the finding of blight and is prevalent 

within the Redevelopment Area. 
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Photo 10 - Entry canopy, 110 W. Main Street. 

Note the majority of ground floor windows boarded up. Broken, boarded window. An 

indication of previous vandalism in and around the Redevelopment Area. Compromised 

window systems allow weather events into the facility further compromising building 

systems. Proper replacement should be undertaken to minimize exterior conditions within 

the facility furthering interior deterioration. 
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Photo 11- Deteriorated Site Improvements. 

Broken, window, an indication of previous vandalism in and around the Redevelopment 

Area . Compromised window systems allow weather events into the facility. Proper 

replacement should be undertaken to minimize exterior conditions within the facility 

furthering interior deterioration. 
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Photo 12 - Deteriorated Site Improvements. 

Asbestos containing exterior transite shingle located on garage facility on northwestern portion of 

property. Material is in poor condition and falling off the structure. 
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Photo 13 - View of collapsed garage ceiling. 
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Photo 14-View of collapsed ceiling/second floor assembly into the ground floor of 110 W. 

Main Street. Structural collapse/compromise is evident in this location. 
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Photo 15- View of elevator location. Elevator is out of commission and door is ajar and 

unsecured. Condition presents an unsafe environment which may lead to a fall hazard into 

the basement elevator pit. 
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Photo 16- Deteriorated Site Improvements. 

View of hallway. Note collapsed floor assembly into the basement below. Structural 

collapse/compromise is evident in this location. Also note significant deterioration in the 

absence of ceiling, wall and flooring material. 
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Photo 17- Deteriorated Site Improvements. 

Collapsed floor assembly into the basement below. Structural collapse/compromise is 

evident in this location. Also note significant deterioration in the absence of ceiling, wall 

and flooring material. 
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Factor 3: Existence of Conditions which endanger life or property by fire or 

other causes 

There are specific conditions that can be used to determine whether a Redevelopment Area 

is blighted based on the Existence of Conditions which Endanger Life or Property by Fire or 

Other Causes. Generally these conditions can be described as hazardous conditions which 

effect personal health or property endangerment. 

Vacancy 

The presence of vacated and/or boarded up structures could potentially lead to unsafe and 

insanitary conditions. The lack of regular use and property maintenance could promote 

trespassing, vandalism, illegal dumping and in some extreme cases danger to property and 

person. 

Crime 

Crime is generally recognized as a condition which endangers life or property. Upon site 

inspection we noted several instances of trespassing and vandalism in the form of graffiti. It 

is our opinion that any threshold of "crime" as it relates to a finding of blight in this case is 

met. Therefore, we believe this to be a contributing factor in any finding of blight for the 

Redevelopment Area . 

Environmental 

Development Initiatives was provided with Environmental Analysis documents for the 

Redevelopment Area which confirmed the presence of asbestos containing materials 

(ASMs). It should be noted that asbestos has been classified as a known human carcinogen 

(substance that causes cancer) by the U.S. Department of Health and Human Services, the 

U.S. Environmental Protection Agency and the International Agency for Research on Cancer. 

Exposure to asbestos can potentially cause asbestosis and even mesothelioma (a rare 

cancer of the then membranes that line the chest and abdomen. It can also cause cancers 

of the lung, larynx, stomach, ovary, pharynx and colo-rectum. 

Structural Deterioration 

Due to the age of improvements within the Redevelopment Area, many structure 

improvements have deteriorated to the point where they may cause conditions which 

endanger property or personal safety. This is primarily due to the structural collapse of 

roof, ceiling and floor assemblies. 
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While improvements within the Redevelopment Area are original to the structures and are 

showing rapid signs of deterioration or past deterioration, it is our opinion that conditions 

which endanger life or property are present. Furthermore, it is our opinion that conditions 

do meet the threshold of the existence of conditions which endanger property. 

Based on the preceding observations~ it is our opinion that the 

Redevelopment Area does exhibit conditions which can reasonably 

conclude that the "Existence of Conditions which endanger property by or 

other causes" has occurred . 
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Test number two - The predominance of the previously discussed three factors has 

contributed to the retardation of the provisions of housing, constitute an economic or 

social liability, or conditions that constitute a menace to the public health, safety or 

welfare in its present condition and use. 

Retards the provisions of housing 

No evidence has been presented that the Redevelopment Area retards the provision of 

housing. As a result, it is our opinion that the threshold for applicability for this provision 

has not been met. 

Constitutes an economic liability 

Structures or geographic areas can become economic liabilities when not producing the 

maximum economic benefit to the community, such as the ability to pay real, personal and 

sales taxes, all the while requiring the same or greater public expenses, such as fire, police 

and nuisance code violation efforts. Deteriorating conditions can cause a loss of potential 

tax revenue if these conditions deter potential customers, tenants or guests and can cause 

an economic liability. 

It should also be noted that the benefit from this TIF project is significant and if not pursued 

could also lend to a continued economic liability for the property. As previously stated 

benefits from Tax Increment Financing can promote new investment within the 

Redevelopment Area and can increase economic utilization and generate significantly 

increased tax revenue and jobs, and remediate many of the blighting conditions which may 

burden the area. 

Again, as previously stated, the Cost-Benefit-Analysis submitted as part of this TIF Plan will 

outline the anticipated benefits to the respective taxing jurisdictions. Please refer to the 

Cost Benefit Analysis submitted as part of the TIF Plan for current estimated projections. 

Based on the preceding observations, it is our opinion that the 

Redevelopment Area exhibits conditions which can reasonably conclude 

that an "Economic Liability" has occurred and is prevalent throughout the 

Redevelopment Area and supportive of a blight finding. 
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Constitutes a social liability 

According Centene Plaza Redevelopment Corporation v. Mint Properties, et al., any metric 

related to public health, safety, and welfare can be used to determine if social liabilities 

exist within the Redevelopment Area . Continued vacancy and deterioration can also 

stigmatize a property or area, leading to a social liability. While conditions exist which may 

contribute to a social liability, it is our opinion that the threshold is met in this case. 

Therefore it is our opinion that this condition does exist at the subject facility. 

Based on the preceding observations, it is our opinion that the 

Redevelopment Area exhibits conditions which can reasonably conclude 

that a "Social Liability" has occurred throughout the Redevelopment Area. 

Conditions that Constitute a Menace to the Public Health, Safety or Welfare in its Present 
Condition and Use. 

The preceding factors (deterioration of site improvements, improper subdivision or 

obsolete platting and conditions which endanger life or property) can also constitute a 

menace to public health and safety. These include: 

Code Violations 

As previously indicated, numerous property code violations were documented for 

the Redevelopment Area between 2008 and 2021. Property code violations were 

documented for the Redevelopment Area between May 2008 and February 2021. 

All code violations revolved around 110 W. Main Street (Parcel #1) . Data indicates a 

total of thirty-eight (38) citations within that time period. While a certain number of 

violations are anticipated due to the historic nature of improvements within the 

area, the presence of a larger number of instances certainly impacts property and 

personal health within the area. Often times violations are remedied within a 

certain amount of time, but in this instance and due to the repetitive nature of the 

citations it appears this did not occur. We did not obtain any data regarding 

resolution of those listed violations. Violations within the Redevelopment Area 

include: 
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110 W. Main Street 05/28/08 

110 W. Main Street 05/28/08 

110 W. Main Street 05/28/08 

110 W. Main Street 05/30/08 

110 W. Main Street 08/04/08 

110 W. Main Street 08/04/08 

110 W. Main Street 08/04/08 

110 W. Main Street 08/20/08 

110 W. Main Street 10/01/08 

110 W. Main Street 01/28/09 

110 W. Main Street 01/28/09 

110 W. Main Street 01/28/09 

110 W. Main Street 01/28/09 

110 W. Main Street 04/20/09 

110 W. Main Street 07/09/09 

110 W. Main Street 04/28/10 

110 W. Main Street 07/13/10 

110 W. Main Street 06/05/10 

110 W. Main Street 08/27/13 

110 W. Main Street 03/16/16 

110 W. Main Street 05/02/17 

110 W. Main Street 12/18/17 

110 W. Main Street 05/25/18 

110 W. Main Street 05/10/19 

110 W. Main Street 05/10/19 

110 W. Main Street 05/10/19 

110 W. Main Street 05/10/19 

110 W. Main Street 10/17/19 

110 W. Main Street 10/17/19 

110 W. Main Street 10/17/19 

110 W. Main Street 10/17/19 

110 W. Main Street 10/17/19 

110 W. Main Street 10/17/19 

110 W. Main Street 10/17/19 

110 W. Main Street 02/10/21 

110 W. Main Street 02/10/21 

110 W. Main Street 02/10/21 

110 W. Main Street 02/10/21 

Source: City of Smithville, 2021. 

DEVE LOPMEN T " IN I TIATIVES 

Table 8 - Code Violations: 2008-2021. 

Sanitation: General site clean and sanitary condition. Pending 

Weeds: Noxious weeds. Pending 

Motor Vehicles. Inoperative or unlicensed motor vehicle. Pending 

Weeds: Noxious weeds. Pending 

Weeds: Noxious weeds. Pending 

Sanitation: General site clean and sanitary condition. Pending 

Motor Vehicles. Inoperative or unlicensed motor vehicle. Pending 

Motor Vehicles. Inoperative or unlicensed motor vehicle. Pending 

Closed or Vacant Structure. Property signage and structure 

security. Pending 

Closed or Vacant Structure. Property signage and structure 

security. Pending 

Vacant structures and land maintenance. Pending 

Accessory Structure maintenance. Pending 

Exterior Wall maintenance and property security. Pending 

Weeds: Noxious weeds. Pending 

Weeds: Noxious weeds. Pending 

Weeds: Noxious weeds. In violation 

Weeds: Noxious weeds. In violation 

Weeds: Noxious weeds. In violation 

Weeds: Noxious weeds. In violation 

Closed or Vacant Structure. Property signage and structure 

security. In violation 

Closed or Vacant Structure. Property signage and structure 

security. In violation 

Vacant structures and land maintenance. In violation 

Vacant structures and land maintenance. In violation 

Accessory Structure maintenance. In violation 

Vacant structures and land maintenance. In violation 

Glazing. Material maintenance. In violation 

Protective Treatment. Building material deterioration violation. In violation 

Stairways, decks, porches and balcony maintenance. In violation 

Accessory Structure maintenance. In violation 

General. Exterior maintenance. In violation 

Protective Treatment. Building material deterioration violation. In violation 

Glazing. Material maintenance. In violation 

Exterior Wall maintenance and property security. In violation 

Unsafe Conditions. Roof structure deterioration. In violation 

Closed or Vacant Structure. Property signage and structure 

security. In violation 

Glazing. Material maintenance. In violation 

Windown, skylight and door deterioration. In violation 

Defacement of Property. Graffiti, trespassing. In violation 

Environmental Assessment 

Development Initiatives was provided with Environmental Analysis documents for 

the Redevelopment Area which confirmed the presence of asbestos containing 
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materials (ASMs). It should be noted that asbestos has been classified as a known 

human carcinogen (substance that causes cancer) by the U.S. Department of Health 

and Human Services, the U.S. Environmental Protection Agency and the 

International Agency for Research on Cancer. Exposure to asbestos can potentially 

cause asbestosis and even mesothelioma (a rare cancer of the then membranes that 

line the chest and abdomen. It can also cause cancers of the lung, larynx, stomach, 

ovary, pharynx and cola-rectum. 

Crime 

One factor, physical deterioration, can also be have an influence on personal or 

property crimes. Crime is generally recognized as a condition which endangers life 

or property. Upon site inspection we noted several instances of trespassing and 

vandalism in the form of graffiti. It is our opinion that any threshold of "crime" as it 

relates to a finding of blight in this case is met. Therefore, we believe this to be a 

contributing factor in any finding of blight for the Redevelopment Area. 

As previously mentioned, due to the deteriorated nature of certain components of the 

Redevelopment Area, evidence points to a potential continued risk to property and 

potentially public health and safety. It is our opinion that is condition is present and 

qualifies the facility as meeting the threshold of the existence of conditions which endanger 

life or property. 

Based on the preceding observations, it is our opm1on that the 

Redevelopment Area does exhibit conditions which can reasonably 

conclude that "Conditions that constitute a menace to public health and 

safety" has occurred and is prevalent throughout the Redevelopment Area. 
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Section VI 

CID Blight Conclusion 

The preceding analysis indicates that the Redevelopment Area contains numerous outdated 

and deteriorated improvements which do not permit the area to be utilized to its full 

potential. A significant portion of the Redevelopment Area is in poor condition and shows 

numerous examples of physical deterioration as identified in this analysis. Without action, 

it could be expected that the current trend of a decline in property building components 

would occur and potentially continue the negative effect the taxable valuation of the 

Redevelopment Area. 

The preceding analysis indicates that the Redevelopment Area suffers from numerous 

unfavorable factors which justify a blight finding. This is the primary test as delineated in 

RSMo. Section 99.805 (1) and summarized below. 

Insanitary or unsafe 
conditions, 

Deterioration of site 
improvements, 

Conditions which endanger 
life or property by fire and 
other causes. 

Retard the Constitute an 
provision of Economic or 

housing social liability 
accommodation 

YES X 

YES X X 

YES X 

Table 9- Summarization of Findings. 

Menace to 
the public 

health, safety 
or welfare 

X 

X 

X 

Benefits from Tax Increment Financing can promote new investment within the 

Redevelopment Area and can increase economic utilization and generate significantly 

increased tax revenue and jobs, and remediate many of the blighting conditions which may 

burden the area. This analysis clearly shows that the Redevelopment Area is an economic 

liability to the City and local taxing jurisdictions due to its inability pay taxes at a higher rate, 

based on the highest and best use of the property. If development occurs through the use 

of public incentives, a substantial gain in revenue to the local taxing jurisdictions is expected 

to occur. As a result of the factors discussed above, we have determined that according to 

RSMo. Section 99.805 (1), the Redevelopment Area as a whole meets the definition of a 

"blighted area" and suffers from deterioration of site improvements. Additionally this 

factor has led to conditions which have become an economic liability. 
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Exhibit A: Ownership Information (Courtesy Clay County Assessor). 

Ownership and Legal Description 

# County Parcel # I Address ,Owner i Acres Legal Description 

110 Smithville, LLC SMITHVILLE ORIGINAL TOWN 

1 5617000300400 110 W. Main Street 106 W. Main St. 0.66 UNRECORDED PLAT LTS 5, 6, 7 & 8 BLK 
Smithville, MO 64089 3 

Craig, Eric 
SMITHVILLE ORIGINAL TOWN 

2 5617000300500 108 W. Main Street 106 W. Main Street 0.17 

Smithville, MO 64089 
UNRECORDED PLAT LT 9 BLK 3 

Total SF: 36,155 

Total Acreage: 0.83 

Total Parcels : 2 

Total Owners : 2 
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Exhibit B: Property Inspection Sheet 

~:i.1;~\~ . .i~·~itr,- =.,J•:·~~i.r:-,~r~·-- ~~ ~"'1),_t7';' "'"'-'J, \ .rl7",~; J }~~, -. ,,l 

2 Prnp~,l't_Y, /; f~C~!Y .. ln~p-~f~!<?n .F_c:>r,'!l •'".:,,.~~~·!:1~:,, __ _r:. _- : " • 

. ., ... ,.,.r -~ ::~~ ~- ;,;;,,'t'I.· ,-,..,,,, •. , -, ·"' I 
..,:' ,/ _ ~ "\1-.y.~; : , ~i~ :·,t:;' ,Tr_!!_c!,l :~~}'.;· ~ 

Date: 12/18/21 Inspector: JPotter 

City: Smithville, MO Project/Survey 108-110 W Main Street Tax 
Area : Increment Financing Plan 

Address: 110 W. Main Street Parcel Number: 5617000300400 

Smithville, MO 

Building Use: Vacant Building Material: Masonry, steel 

Is Property X Yes No Property Size: 0.66 acres 

improved: 28,749 ( square feet} 

Basement: X Yes No # of Stories: 2 

V 

~ 
~re Shop t> T'l 1' S!J•e 

'7' ,, , ... 

W Main St W Main St 

~1 :) 111.-c•, Ha \' 

I 
... .,r "~~~~ ~/ · .. ~· :.:"' · .. 'i ,1 .., ~ - ..., .,. 1 , •• ~-f J' .. ~' ~ 1 ~ 1)..,;~:r1V:I\ <:~ f· ~· , ... -.' I 

.-· .. . , .· · ·., ,,_.· Factors \ · , · Factor ·· · Comment ,. , . 
1 

Present . . . - . , _.: 
- - - - -- - - - - -

Unsanitary or Unsafe Conditions Yes 

Deterioration of Site Improvements Yes 

Significant structural deterioration 
throughout the entire facility. Suspect 
asbestos-containing materials present. 

All improvements to property are original 
construction. All elements showing extreme 
deterioration and structural failure within the 
majority of the facility. 

All basic building systems (HVAC, plumbing, 
electrical, etc.) are absent the facility. 
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Factors I Factor 

I 

Comment 

: Present ,, 

Conditions which endanger life or No 

property, by fire and other causes. 

Conditions which retard the provision of No 

Housing Accommodations 

Conditions which constitute an economic Yes Site and structure deterioration is an 
or social liability economic burden to the ongoing 

economic viability to the property and 
surrounding area. 

Conditions which constitute a menace to No 

the public health, safety or welfare in 
present condition and use. 

Inspection Notes: Facility is in extremely poor condition with the majority, if not all ground 
floor windows boarded up. Numerous suspect asbestos-containing materials were noted 
upon site inspection. Significant structural deterioration is present with large sections of 
roofing collapsing into the building, as well as large portions of flooring falling into the 
basement level of the structure. 

Outside weather elements have allowed significant amount of vegetative growth within the 
structure. 

It was noted upon site inspection that the structure has previously been "tagged" as "no
entry" by the City of Smithville. Current status is unknown. 
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Date : 12/18/21 

City: Smithville, MO 

Address: 108 W. Main Street 

Smithville, MO 

Building Use: Vacant residential 

Is Property 
improved: 

X Yes No 

Basement: Yes X No 

y 

Ar~ St i e T I ft ore ...., .... -

• 5 

I , 108 N a,ns. 
sm thv1 e MO 64089 

WMain St W Main St 

S 1 Ith! " (,I y '"' . ., ' 

Unsanitary or Unsafe Conditions 

Deterioration of Site Improvements 

DEVE LOPMENT n INITIATIVES 

Inspector: JPotter 

Project/Survey 
Area: 

108-110 W Main Street Tax 
Increment Financing Plan 

Parcel Number: 5617000300500 

Building Material : Wood 

Property Size: 0.17 acres 

7,405 ( square feet) 

# of Stories: 1 

Yes 

Yes 

Suspect asbestos-containing materials 
were noted during site investigation. 

All improvements to property appear to be 
original construction . All elements showing 
general wear and deterioration. 
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... ~-- ... · Factors Factor . . , . . . _ ~~m~.~nt . _:, · .. ·. '.). \ 
·' "·. , I . - } - . • 

' \ ' ' • •• ~ '"< • • ' • ,· • ., -
::- < ~·, ..t,.t._ Present t• . .,.. : .,.,,d~~· ~t,~·:·~~ ,, .. ·-· _.;r 

Conditions which endanger life or 
property, by fire and other causes. 

Conditions which retard the provision of 
Housing Accommodations 

Conditions which constitute an economic 
or social liability 

Conditions which constitute a menace to 
the public health, safety or welfare in 
present condition and use. 

No 

No 

Yes 

No 

Site and structure deterioration is an 
economic burden to the ongoing 
economic viability to the property. 

Inspection Notes: Overall structure is in fair condition. It is currently vacant, but appears to 
be recently rented. All utilities are currently on within the structure. 

While the facility appears in fair condition to the eye, closer inspection of basic building 
components indicate general deterioration of many building components, this includes 
HVAC systems, plumbing systems, electrical and exterior envelope systems. All elements 
appear to be original construction with little to no improvements since construction. 

Possible asbestos-containing materials were noted at the time of invest igation. 
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Exhibit C: Supplemental Photo Log 
The following supplemental photograph log (not included in report) presents a review of 

the property within the proposed Redevelopment Area. Photos include images of property 

condition, infrastructure condition, and surrounding adjacent property. All photos were 

taken on December 8, 2021 by Development Initiatives staff. 

Photo 18- 110 W. Main Street, southern fac,:ade. Image looking east. 

55 



D EVELOPMEN T n INITIATIVES 

Photo 19 -108 W. Main Street. View looking north. 
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Photo 20- Suspected asbestos containing ceiling treatment located throughout 108 W. 
Main Street. 
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Photo 21- Suspected asbestos containing ceiling treatment located throughout 108 W. 
Main Street. 
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Photo 22 - View of collapsed ceiling/roof of 110 W. Main Street. View through second floor 
window on west side. 
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Photo 23 - Deteriorated Site Conditions. 

Broken window, an indication of previous vandalism in and around the Redevelopment 

Area. Compromised window systems allow weather events into the facility. Proper 

replacement should be undertaken to minimize exterior conditions within the facility 

furthering interior deterioration. 
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Photo 24- Deteriorated Site Conditions. 

Northern portion of the 110 W. Main Structure. All windows and door locations are 
boarded at this location. 

61 



DEVELOPMENT It I NITIATIVES 

Photo 25 - Deteriorated siding material, 110 W. Main Street. 
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Photo 26 - Broken window. 

An indication of previous vandalism in and around the Redevelopment Area. Compromised 

window systems allow weather events into the facility. Proper replacement should be 

undertaken to minimize exterior conditions within the facility furthering interior 

deterioration. 
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Photo 27 - Damaged/deteriorating hallway ceiling. 

Metal floor joist assembly shows significant deterioration. Much of the material contains a 

significant amount of surface rust which in some locations is compromising structural 

effectiveness. Deterioration likely due to numerous location of exterior/roof envelope 

being compromised. 
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Photo 28 - Damaged/deteriorating room ceiling. 

Metal floor joist assembly shows significant deterioration. Much of the material contains a 

significant amount of surface rust which in some locations is compromising structural 

effectiveness. Deterioration likely due to numerous location of exterior/roof envelope 

being compromised. 
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Photo 29 - Deteriorated Site Conditions. 

View of typical room interior. Note: Suspect LBP wall treatment, all windows broken, 

conditions open to outside elements. 
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Photo 30- Deteriorated Site Conditions. 

Typical view of existing conditions in hallway locations throughout the facility. 
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Photo 31- Deteriorated Site Conditions. 

View of typical room interior. Note: Suspect LBP wall treatment, all windows broken, 

conditions open to outside elements. 
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Photo 32 - Deteriorated Site Conditions. 

Typical view of existing conditions in hallway locations throughout the facility. 
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Photo 33 - Deteriorated Site Conditions. 

Typical view of interior conditions. Note severe deterioration of all assemblies, walls and 

floor. 
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Photo 34 - Deteriorated Site Conditions. 

View of typical room interior. Note: Suspect LBP wall treatment, all windows broken, 

conditions open to outside elements. 

71 



DEVELO PMENT n I NITIATIVES 

Photo 35 - Deteriorated Site Conditions. 

View of typical room interior. Note: Suspect LBP wall treatment. In this location flooring 

material is carpet and it appears that some type of vegetative growth is occurring. 
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Photo 36 - Deteriorated Site Conditions. 

View of typical room interior. Note: graffiti, an indication of previous trespassing events. A 

large amount of graffiti is present within the ground level portion of the structure. 
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Photo 37 - Deteriorated Site Conditions. 

Typical view of existing conditions in hallway locations throughout the facility. Note: 

graffiti, an indication of previous trespassing events. A large amount of graffiti is present 

within the ground level portion of the structure. 
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Photo 38- Deteriorated Site Conditions. 

View of exterior graffiti, an indication of previous trespassing events. 
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Photo 39- Deteriorated Site Conditions. 

View of interior courtyard. Graffiti is present in this location indicating past trespassing 

occurrences. 
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Photo 40 - Deterioration of Site Improvements. 

Additional view of collapsed ceiling/second floor assembly into the ground floor. Structural 

collapse/compromise is evident in this location. 
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Photo  41-  Unsanitar  or Unsafe  Condition.

Asbestos containing exterior  transite  shingle  located  on garage  facility  on northwestern

portion  of  property.  Material  is in poor  condition  and falling  off  the  structure.
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Photo  42 -  Unsanitary  or Unsafe  Condition.

Asbestos  containing  exterior  transite  shingles  which  have fallen  on the ground  at this

location.  Material  is in poor  condition.
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Photo  43 -  Deteriorated  Site Conditions.

Exterior  view  of deteriorated  garage  roof. Roof  has collapsed  into  the structure  in several

locations.  Note  asbestos  containing  transite  shingles.
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Exhibit  D: Certification

l certify  that,  to  the  best  of my knowledge  and belief...

1.  TheStatementsoffactcontainedinthisreportaretrueandcorrect.

2. The reported  analyses,  opinions,  and conclusions  are limited  only  by the  reported

assumptions  and limiting  conditions,  and are my personal,  unbiased  professional

analyses,  opinions,  and conclusions.

3. I have no present  or prospective  interest  in the  property  that  is the  subject  of  this

report,  and I have no personal  interest  with  respect  to the  parties  involved.

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

parties  involved  with  this  assignment.

5. My  compensation  is not  contingent  on an action  or event  resulting  from  the

analyses,  opinions,  or conclusions  in, or the  use of, this  report.

6. JimPotterhasmadeapersonalinspectionofthepropertythatisthesubjectofthis

report  in December,  2021.

7. This study  is not  based  on a requested  result  or a specific  conclusion.

8. I have not  relied  on unsupported  conclusions  relating  to characteristics  such as race,

color,  religion,  national  origin,  gender,  marital  status,  familial  status,  age, receipt  of

public  assistance  income,  handicap,  or an unsupported  conclusion  that  homogeneity

of such characteristics  is necessary  to maximize  value.

Jim Potter

Development  Initiatives
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DEVEIOPMENT n
Exhibit  E: Consultant  Qualifications

Eduadion

AAASTER OF ARCHfT!CTtlRel

UNI!/eRSlTlOf-  KANSAS
James  C. Potter,  AjCP, LEED GA

NITIATIVES

Partner  Profile

B.G.S.  ENVIRONMENTAL

STUDleS,

UNM:RSITY Of  KANSAS

s.s- GeOGRAPtff, Ut
OPKANSAS

Jim  is  founding  partner  at Dmeloprnen+  Initiatives  and  is responsible  for

instilling  the  firm's  vision  of  excellence  in the  sta €'F- His bockgmund  ffis  run

the spedmm of urban redevelopment lo community planning proieds
From  envimnmen+al  due  diligence  activifiea  to  rnamging  mulfi-million

dolkir borm proiects, Jim has experience in a myriad d development
functions.

Certifications

Arnencor*  IffltOtlj+e  of C.erhfied

P!orriers  (A!CP)

Arnericori  Planning

A.ssocio  f!'On

USGBC
LEED Gr  Asgxiate

Jim has degrees in Environmenkxl Science and %mphy,  as well as a
Mader of Archi+edure, all from ffie Univerai%r of Kansas- His past
employment  wiffi  b  Kansas  City  Economic  Developrnerd  Corporation  ms

educated  Jim  in  inMcacies  of  60  to  80  different  City,  State,  and  Fedeml

tax  incentiveas  progmms-

Kansas  Licensm  Reol Eskh

Salesperson

Missourj  ti=ensed  Real Estate

Solespers,:m

Since  die  establishment  of Development  Initiatives  in  1999,  Jim  ffis

coordirded  numemus urban renewol and tax irnerd  financing proieds
k>r  counffess  cornmunifies  acmss  flie  Midwest-  Jim uses his experience  and

relationsbipa  with local  and state  demloprnent  oFfi6als  fo maximize  flie

e&diwnesa  of  proiects he manages and '&va incerifives sougbt on
bebalf  of  our  clients.

Profassional  A"FflNafion.s

R&T-PRffl:"]Dffl'[
KC MmO  S!:=!:3JiJ,

A!A!aJC.A:'-J PL4'JTh!!NG
NXDCl'aa"J;ON (A.PA]

CHAIRAAAt4,

RlfR  JUARK!TCOMMINTY

W  DISYRI(T (CD)

Jim  ffis  yet onofher  layer  d  expertise  thot  ff  adds  %o Dl's  repertoire,  real

estofe  developmed-  PoHer has partnered  in sudy rdable  residerdffid

proiecb as 4646 Broadway on Vhe Plam, City Homes in ffie River AAarket
and  Vie  5 Deloware  Condominiums  all in Konsas  City-

Jim resides  in Leawood,  Kansas  with  his wib  Axq  and  their  II  year  old

son,  Hayden-

BOARD MQ

St!TAiNA81j:jRY80ARDl
mwooo,  KS

AAa'nber,  USGBC
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DEVELOPMENT n NITIATIVES

DEVELOPMENT INITIATIVES, BLIGHT/CONSERVATION-PROJECT SUMMARY

*  BLIGHT ANALYSIS (CID),  DOWNTOWN  UPLIFT CID,  CAMERON,  MO

* BLIGHTANALYSIS(353)AMENDMENT/DOWNTOWNUPLIFT353,CAMERON,MO

@ BLIGHTANALYSISANDREDEVELOPMENTPLAN(PIEA)/CLOVERLEAFAPARTMENTS/KANSASCITY",MO

*  BLIGHT ANALYSIS (CID),  TIFFANY SQUARE EAST CID,  KANSAS CITY, MO

*  BLIGHTANALYSISANDREDEVELOPMENTPLAN(PIEA),CITADELPIEA,KANSASCITY,MO

* BuemAxqcysrshxoReoevaopxexrPux(PIEA)/WhrxurGeovePIEA/KpxshsCi'rrfMO

*  BLIGHT ANALYSIS (353),  OLD TOWN BELTON, BELTON, MO

*  BLIGHT ANALYSIS (TIF),  AVIARA REDEVELOPMENT, LIBERTY, MO

*  BLIGHTANALYSISANDREDEVELOPMENTPLAN(PIEA),OAKPARKPIEA,KANSASCITY,MO

*  BLIGHTANALYSISANDREDEVELOPMENTPLAN(PIEA),WESTPORTHIGHSCHOOL,KANSASCITY",MO

*  BLIGHTANALYSIS(TIF),21075.4"',LEAVENWORTH,KS

*  BLIGHTANALYSIS(CID),1645KEARNEYROAD,EXCELSIORSPRINGS,MO

* BLIGHTANALYSISANDREDEVELOPMENTPLAN(PIEA)/43ANTIOCH,KANSASCITY,MO

* BLIGHTANALYSIS(TIF)/PECULIARMAINSTREETTIFPLAN,PECULIAR/MO

*  BLIGHT ANALYSIS (CID),  WALLSTREET TOWER GARAGE, KANSAS CITY, MO

*  BLIGHT ANALYSIS (353),  DOWNTOWN  PARKVILLE REDEVELOPMENT PLAN, PARKVILLE, MO

*  BLIGHT ANALYSIS (CID),  SOUTHSIDE PLAZA, LEE'S SUMMIT,  MO

*  BLIGHT ANALYSIS (353),  RESIDENTIAL UPLIFT, LIBERTY, MO

*  BLIGHTANALYSISANDREDEVELOPMENTPLAN(PIEA),MIDTOWNPRO-ACTIVEHOUSING,KCMO

* BLIGHTANALYSIS(CID),RIVERSIDECROSSINGCID/RIVERSIDE,MO

* BLIGHTANALYSISANDREDEVELOPMENTPLAN(PIEA),ARMOURGILLHAMADDITION/KANSASCITY",MO

*  BLIGHT ANALYSIS (CID),  ROMANELLI CENTER, KANSAS CITY, MO

*  BLIGHT ANALYSIS (CID),  45TH & MAIN CID,  KANSAS CITY, MO

*  BLIGHT ANALYSIS (353),  DOWNTOWN  UPLIFT 353,  CITY" OF CAMERON,  MO

*  BLIGHT ANALYSIS (TIF),  ASSOCIATED WHOLESALE GROCERS, GARDNER, KS

*  BLIGHT ANALYSIS (353),  MAIN CENTER REDEVELOPMENT CORPORATION,  Ci'ry  OF BLUE SPRINGS, MO

*  BLIGHTANALYSIS(TIF),CITYOFMOUNTVERNON,MO

* BLIGHTANALYSIS&REDEVELOPMENTPLAN(PIEA)/19TH&MCGEE,KANSASCITY,MO

*  BLIGHTANALYSIS(TIF),ALLIS-CHALMERS,INDEPENDENCE,MO

* BLIGHTANALYSIS(CID),GRANDVIEWSTATION,GRANDVIEW/MO

*  BLIGHTANALYSIS&REDEVELOPMENTPLAN(PIEA),EASTBANNISTERAMENDMENT,KANSASCITY/MO

* BLIGHTANALYSIS&REDEVELOPMENTPLAN(PIEA)/NORTHMONTGALLPIEA,KANSASCITY",MO

*  BLIGHT ANALYSIS (CID),  85  WORNALL,  KANSAS CITY, MO

*  BLIGHT ANALYSIS (353),  2708  TROOST, KANSAS CITY, MO

*  BLIGHTANALYSIS(CID),KANSAS&KEARNEY,SPRINGFIELD,MO

* BLIGHTANALYSIS(TIF),OSAGESTATION,OSAGEBEACH/MO

*  BLIGHT ANALYSIS & REDEVELOPMENT PLAN(PIEA),  EAST BANNISTER, KANSAS CITY, MO

*  BLIGHT ANALYSIS (353),  CITY OF NORTH KANSAS CITY, MO

* BLIGHTANALYSIS(353)/HILLYARDTIF,ST.JOSEPH,MO

*  BLIGHTANALYSIS(TIF),VILLAGEATVIEWHIGH,LEE'SSUMMIT,MO

*  BLIGHT ANALYSIS (CID),  INTERCONTINENTAL,  KANSAS CITY, MO

* BLIGHTANALYSIS(LCRA),50/M-291  HIGHWAYURAEXPANSION,LEE'SSUMMIT  MO
*  BLIGHT ANALYSIS (CID),  FLINT HILLS MALL, EMPORIA, KS

*  BLIGHT ANALYSIS (CID),  LEE'S SUMMIT, MO
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DEVELOPMENT n NITATIVES

@ BLIGHT ANALYSIS (353),  DOWNTOWN  RICHMOND,  MO

*  BLIGHTANALYSIS(TIF),GATEWAYVILLAGE,GRANDVIEW,MO

*  BLIGHT ANALYSIS (353),  ALANA HOTEL APARTMENTS, KANSAS CITY, MO

*  BLIGHTANALYSIS(TIF),MISSIONFALLSTIF,MISSION,KS

* BiiemAxxbysis(LCRA)/EqsrCeossgoxosURArKa,isqsCiry,MO

@ BLIGHT ANALYSIS (TIF),  JOPLIN, MO

*  BLIGHT ANALYSIS (TIF),  ARROWHEAD POINTE, OSAGE BEACH, MO

@ BLIGHTANALYSIS(353),JKV,LEE'SSUMMIT,MO

*  BLIGHTANALYSIS (353/CID),  ROLLA, MO
@ BLIGHT ANALYSIS (353),  LIBERTY, MO

*  BLIGHTANALYSIS(EEZ),HOLTCOUNTY",MO

* BLIGHTANALYSIS(CID),UKEWOODCID/LEE'SSUMMIT,MO

*  BLIGHT ANALYSIS (CID),  SOUTH GLENSTONE CID,  SPRINGFIELD, MO

*  BLIGHT ANALYSIS (353),  RICHMOND,  MO

* BLIGHTANALYSIS(LCRA),50/M-291,LEE'SSUMMIT/MO

*  BLIGHT ANALYSIS (LCRA),  LAKEWOOD  BUSINESS PARK, LEE'S SUMMIT,  MO

@ BLIGHTANALYSISANDREDEVELOPMENTPLAN(PIEA),18"'&MCGEEAMENDMENT,KCMO

*  BLIGHTANALYSIS(LCRA),36T"&GILLHAM,KANSASCITY,MO

@ BLIGHTANALYSIS  (CID),  NOLAND  FASHION SQUARE,INDEPENDENCE,  MO

*  BLIGHT ANALYSIS (353),  HEER'S BUILDING,  SPRINGFIELD, MO

* BbiemAxqiysis(TIF)fViewHiehGeeex,La'sSuxxi'r,MO

* BLIGHTANALYSIS(353)/BELVOIR353PLAN,LIBERTY,MO

* Bi.ieh'rAxhrysis(TIF),BavoisjlFPux/Lisa;m',MO

@ BLIGHTANALYSIS(CID),SOUTH63CORRIDORCID,CITYOFKIRKSVILLE,MO

*  CONSERVATION  ANALYSIS (TIF), WINCHESTER, KANSAS CITY, MO

*  BLIGHTANALYSIS(TIF),CARONDELET,KANSASCITY,MO

*  BLIGHTANALYSIS(TIF),SUNRISEBEACH,MISSOURI

*  BLIGHT ANALYSIS (353),  CITY' OF LEE'S SUMMIT,  MISSOURI

*  BLIGHT ANALYSIS (LCRA),  DOWNTOWN  CORE,  CITY OF LEE'S SUMMIT,  MO

*  BLIGHTANALYSIS(LCRA),LICATAPLAN,CITYOFLEE'SSUMMIT,MO

@ BLIGHT ANALYSIS (353),  CITY OF LIBERTY, MISSOURI

*  BLIGHTANALYSIS-PEERREVIEW(353),GRANDVIEW,MO

* BLIGHTANALYSIS(CID)/CROSSROADSSHOPPINGCENTER/LIBERTY,MO

* BLIGHTANALYSIS(TIF),HIGHWAYY&58,BELTON/MO

*  BLIGHT ANALYSIS(CID),  LIBERTY CORNERS SHOPPING  CENTER, LIBERTY, MO

*  BLIGHT ANALYSIS AND REDEVELOPMENT PLAN (PIEA),  VMON  CORRIDOR,  KMCO

*  BLIGHT ANALYSIS (TIF),  SOUTH HIGHWAY  63 CORRIDOR,  KIRKSVILLE, MISSOURI

*  BLIGHT ANALYSIS-PEER REVIEW, (TIF), ATCHISON,  MISSOURI

*  BLIGHTANALYSIS  (TIF), HIGHPOINTE  SHOPPING  CENTER, OSAGE BEACH, MISSOURI

*  BLIGHTANALYSISANDREDEVELOPMENTPLAN(PIEA),39T"&STATELINE/KCMO

*  CONSERVATION  ANALYSIS (MODESA),  LAKE OZARK,  MISSOURI

*  BLIGHTANALYSIS-PEERREVIEW,(TIF),MARINAVIEW,KIRKSVILLE,MISSOURI

*  CONSERVATION  ANALYSIS (TIF), CLAYTON,  MISSOURI

*  BLIGHT ANALYSIS, (TIF), DOGWOOD  CENTRE, KIRKSVILLE, MISSOURI

*  BLIGHT ANALYSIS, (TIF), BRISCOE TIF, UKE OZARK,  MISSOURI

*  BLIGHT ANALYSIS, (TIF), US 54 & BUSINESS 54,  LAKE OZARK,  MISSOURI

@ BLIGHTANALYSIS,(TIF),QUADRATIF,BELTON,MISSOURI



DEVELOPMENT n NTIATIVES

* BLIGHTANALYSISANDREDEVELOPMENTPLAN(PIEA)/DODSONPIEAIKCMO

*  BLIGHT ANALYSIS AND REDEVELOPMENT PLAN (PIEA), CROSSROADS ARTS, KCMO

@ BLIGHTANALYSISANDREDEVELOPMENTPLAN(PIEA),CROSSROADSAMENDMENT,KCMO

* BLIGHTANALYSIS/(TIF),ROGERSSPORTINGGOODS,LIBERTY,MISSOURI

*  BLIGHTANALYSIS,(TIF),BELTONMARKETPLACE,BELTON,MISSOURI

*  BLIGHT ANALYSIS-PEER REVIEW, (353), WESTFIELD CORPORATION,  ST. CHARLES/ MISSOURI
*  BLIGHT ANALYSIS, (TIF), KANSAS CITY, MO  SWOPE COMMUNITY  BUILDERS

*  CONSERVATION  ANALYSIS, (TIF), LAKE LOTAWANA,  MO

* BLIGHTANALYSIS,(TIF)/OSAGEBEACH/MO,OAKRIDGELANDINGDEVELOPMENT

* BLIGHTANALYSIS,(TIF)/LAKEOZARK,MO/STANTONDEVELOPMENTCOMPANY

* BLIGHTANALYSISANDREDEVELOPMENTPLAN(PIEA),WASHINGTON23AMENDMENT/KCMO

*  BLIGHTANALYSISANDREDEVELOPMENTPLAN(PIEA),FILMROW,KCMO

*  CONSERVATION  ANALYSIS, (TIF),  KANSAS CITY, MO,  TIME EQUITIES,INC.,  NEW YORK, NY

*  BLIGHTANALYSISANDREDEVELOPMENTPLAN(PIEA),VALENTINE/BROADWAY,KCMO

*  BLIGHTANALYSISANDREDEVELOPMENTPLAN(PIEA),WASHINGTON23/KCMO

* BLIGHTANALYSISANDREDEVELOPMENTPLAN(PIEA)/BOULEVARDBREWINGCOMPANY,KCMO

*  BLIGHT ANALYSIS (TIF), OZARK DIVERSIFIED DEVELOPERS, BRANSON,  MO

*  BLIGHTANALYSIS  (TIF), MCCOWN  GORDON  CONSTRUCTION,  KCMO

*  BLIGHTANALYSISANDREDEVELOPMENTPLAN(PIEA),LEVITTENTERPRISES,KCMO

*  BLIGHT ANALYSIS AND REDEVELOPMENT PLAN (PIEA),  TIME EQUITIES, NY, NY

*  BLIGHT ANALYSIS AND REDEVELOPMENT PLAN (PIEA), URBAN COEUR DEVELOPMENT, KCMO

@ BLIGHT ANALYSIS (TIF), HOSPITALITY fS/tANAGEMENT ASSOC.,  LINCOLN,  NE

* BLIGHTANALYSIS(TIF),HUSCH&EPPENBERGER,LLC/KANSASCITY/MO

@ BLIGHTANALYSISANDREDEVELOPMENTPLAN(PIEA)/KANSASCITYNEIGH.ALLIANCE,KCMO

* BLIGHTANALYSIS(TIF),KINGHERSHEY/ATTORNEYSATLAW/KCMO

*  BLIGHT ANALYSIS (TIF), LATHROP & GAGE,  ATTORNEYS AT LAW, KCMO

* BLIGHTANALYSIS(TIF),POLSINELLISHALTONWELTE,ATTORNEYSATLAW,KANSASCITY/MO

*  BLIGHTANALYSISANDREDEVELOPMENTPLAN(PIEA),COMPASSENVIRONMENTAL,CHICAGO,

ILLINOIS

*  BLIGHTANALYSIS(TIF),DSTREALTY/KANSASCITY,MO

*  BLIGHT ANALYSIS AND REDEVELOPMENT PLAN (PIEA) MCZ  CENTRUM,  CHICAGO,  ILLINOIS

*  BLIGHTANALYSISANDREDEVELOPMENTPLAN(PIEA)UNIONHILLDEVELOPMENT/KCMO

*  BLIGHTSTUDYANDANALYSIS(TIF),GRAINVALLEY,MISSOURI,WARDDEVELOPMENTCOMPANY

*  BLIGHTSTUDYANDANALYSIS,PERSHINGSTATIONPARTNERS,KANSASCITY',MISSOURI
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EXHIBIT  C

DEVELOPMENT  SCHEDULE

Acquisition:

The  hospital  property  was  acquired  by the Developer  in December  of  2020.

Approximate  Schedule:

The Developer  plans  to complete  the design,  finalize  TIF  approval,  and arrange

private  financing  during  early  2023.

Construction  is  anticipated  to  begin  in  the  late  summer  of  2023  and  take

approximately  15  months  to complete.  The Developer  would  like  to obtain  a Certificate  of

Occupancy  by  the  end  of  2024  with  full  lease-up  by early  2025.



EXHIBIT  D

Estimated Development/Reimbursable  Proiect Costs

Est TIF Proceeds Sl,07  4,303

Totm Casts .
Est.TIF  _

Reimbursable'C6sts

Est. Private  Diet

= &atquijy :

Land

Land  Purchased  From  City !>23,243 SO S23,243
Private  Land  Purchase 5zss,ooo S154,121 5130,879
Land  Value S308,243 !5154,121 S154,122

Sitework/  Infrastructure
Demolition S480,000 5zrso,ooo 50
Utilities 5iso,ooo S150,000 50
Asphalt  and Landscaping 5aoo,ooo 5aoo,ooo SO

Total  Sitework 5gao,ooo 5gao,ooo 90

Hard  Costs

Building  Construction Sll,516,700 90 511,516,700
Initial  Commercial  Tenant  Improvements S273,000 530,910 5zz*z,ogo

Total  Constrction  Cost 911,789,700 S30,910 611,758,790

Soft  Costs

Payoff  Existing  Debt 570,000 50 5zo,ooo
Architecture 5242,000 90 5z<z,ooo
Engineering 5:zgs,gso SO 5,igs,gso
Permitting 5so,ooo 50 5so,ooo
Parkland  Dedication  Fees SO 50 50
Misc.  Pre-Construction  Costs  (Inspect.) 5so,ooo 50 5so,ooo
Title  and  Survey S50,000 50 S50,000
Legal  (lncluding  TIF) 5125,000 90 5izs,ooo
Loan  Origination  Fee (Lender) 543,752.00 .50 S43,752
Loan  Advisory  Fee (Inc.TIF) !>124,232.00 !>O 5xzo,:z:s:z
Interest  Carry S689,092.00 50 5ssg,ogz
Construction  Period  Taxes 615,000.00 SO 5is,ooo
Developer  Fees 5ssg,z*ss.oo 50 5ssg,+ss

Total  Soft  Costs S2,344,511 SO S2,344,511

Subtotal  Project  Cost

Contingency:  3%

Grand  Total

S15,372,454

S461,174

Sl,115,031

SO

Sl,115,031

S14,257,423

5461,174

S14,718,597



MAIN  &  Mlu  PROjECTIONS

Total  nF  Rasnu*  ?radi Sl,074,303

61,074,303

1st  Floor  Retail

Multifamily

7,800

57,650

65,450

5156  75

S243 67

S233 31

Sl,222,685

S14.047.483

S15,270,168

Sales PSF

951

SO

S6

Total  bles

6400,000

60

5400,000

NNN Rents  PSF

S18 60

S21 59

521 23

Total  Rent

S145,080

Sl,244,652

Sl,389,732

ASSESSEDVALUE

REAL ESTATE TAX

BASE SA1E5 TOTAL SALES TIF EAT5 Captured Surplus PILOTs

nF Income Net ol

Suiplus

TOTAITIF  REVENIIE

(Net I'lLOTS +

Captured EATS) TOTAL REVENUE
5!17,270 587,270 SO SO SO !iO SO SO 50 SO
S87,270 5918,a84 sas,goo SO §400,C€ 0 S7,500 514,418 534,482 541,982 S41382
587,270 S3,060,281 S174,985 SO S2,060,000 538,625 5sz,595 S123,3')1 5162,016 S162,016
S87,270 S3,152,089 S180,389 SO S2,121,800 539.784 553,1!18 S127,201 S166,985 S166,985
587,270 53,246.652 5185,955 GO 52,185,454 540.977 554,!129 S131,126 5172,103 5172,103
587.270 53,344.052 Sigi.sss SO 52,251,018 542.207 556,519 5135,169 5177.375 3177,375
587,270 53,444,373 Sigt,sgz SO i2,318,548 543,473 558,260 5139,332 5182,805 S182,805
S87,270 S3,547,704 5203,674 SO i2,388,105 !S44,777 S60,053 il43A21 5188,3gR S188,39)1
587,270 53,654,136 S209,939 50 i',asg7ag 546,120 561,900 il4!1,038 5194,158 5194,158
i87,270 S3,763,760 5216,391 50 i2,533,540 541504 563)103 il52,5&8 5200,092 i200,092
i87,270 53,876,672 S223,037 50 i2,609,546 54!1,929 565,762 ilS7,274 5206,203 i206,203
i87,270 53,992,973 S229A82 ;o 52,687,833 i50,397 567,781 il62,101 S;;tz,agg i212,498
i87,270 54,112.762 ;zgs,gaz ;o 52,768,468 ill,909 i69,860 5167,073 9n3ggz i218,982
i87,270 54,236,145 i244,194 iO ;z,gsi,szz i53,466 i72,001 S172,194 5225,660 ;225,660
i87,270 S4,363,229 i2Sl,674 iO ;2,937,067 i55,070 i74,206 ;xn,aes szsz,sag i232,538
:!17,270 S4,494,126 ;259,379 ;O ;3,025,179 i56,722 ;76,478 il82,901 S239,623 5239,623
:87.270 5a,szg,gso i267,314 ;O i3,115,935 iS8,424 ;711,!11!1 il8!1,497 5246.920 5246,920
i!17,270 i4,767,!118 5275,alg iO i3,209,413 i60,176 ;81,228 il94,260 5254,437 5254,437

587,270 i4,910A53 5283,906 50 53,305,695 561,982 ;83,710 i200,197 5262,178 5262,178
S87,270 i5,058,178 S292,578 SO S3,404,866 563,841 586,267 5206,311 5270,152 5270,152
687,270 i5,209,924 SO SO SO 50 90 SO SO SO
S87,270 i5,366,221 SO SO SO SO SO SO 50 50
587,270 i5,527,208 SO SO SO SO 50 SO 50 SO

64,173J'l8 6911,883 Sl,230,875 S2,943,223 S3,855,106 S3,855,1(16
R.OO% Sl,773,359 9386,566 S522,875 Sl,250,484 Sl,637,049 Sl,637,oa9

COVERAGE 125% §1,4ul,887 200% 5193,283 Sl,000,387 91,193,670 51,193,670
NET PROCEEDS (AFTER Cal) 51,276,818 siyg,gss Sgooia4a 91,a7  4,303 51,074,303

MfflRakes

 R33   

Base Values

buA  Axumsl  Aase_aad

05617(R)0300400 $358,40(1 168,100

05617(R10300500 1100,900 119,170

ossr'ioaozaroo  $0 $0

5 617 000 20110 0 $0 $ 0

Safes Tax RateI
k  R  

!TATE 4225%  0000%

SMITHVILLE 2500%  1250%

SMITHVILLE FIRE DISTRICT #l  0 500% D 000%

COuNTYSERVICES l 125% 0.563%

ZOO O.l2S'Vr 0063%

(1) Ad Valorum Tax Rate Captured by TIF

(2) Annual Property  Value/Sales  Increase at Stabilization

(31 Percentage of EATS Increment  Captured  fovTIF
(a) Asiessed Value Online Year 1

151 Aisessed Value Online  Year 2
(6) Asiessed Value Online Year 3

(7) Sales % Online Year 1

18} Sales % Online  Year 2

(91 Sales % Online  Year 3

(101 Residential  Assessment Rate

Ill)  Commercial  Assessment Rate

112) Discount Rare
(13) Term ol  TIF (Years)

(14) Last Year of  TIF

Global Assumptions

Assumed Annual Reduction m Property  Value/Sales WITHOUT Redevelopment
Aisumed  Annual Increase In Sales WITH Redevlopmem



EXHIBIT  F

Where  common  sense  lives.

April  28, 2023

Andrew  Perkins

SVP  Commercial  Real  Estate

Bank  Midwest  a division  of  NBH  Bank

1110  Main  Street  Suite  2800

Kansas  City,  MO  64105

110  Smithville,  LLC

Attn:  Mr.  Andrew  Hood  & Mr.  Don  Coleman

Re: LetterofInteresttofinancellOSmithville,LLC'splannedmixedusedevelopmentinSmithville,MO

Dear  Mr.  Hood  & Mr.  Coleman:

This  letter  is to confirm  Bank  Midwest's  interest  in providing  financing  to 110  Smithville,  LLC for  the  planned  mixed

use development  project  located  at 110  West  Main  Street  Smithville,  MO. As a trusted  commercial  banking  partner,

Bank  Midwest  is pleased  to consider  this  opportunity  and  appreciate  the  continued  business.

The Bank  has experience  in providing  loans to projects  with  Tax Incentive  Financing  and in Community

Improvement  Districts.  I can also confirm,  prior  loans  with  Mr.  Hood  and  partners  have  performed  as agreed  and
without  issue.

As customary,  the financing  is subject  to agreeable  terms  and conditions,  satisfactory  due diligence  review,  and

formal  approval  by  the  Bank's  underwriters  and  credit  committee.  In addition,  no party  shall  rely  on any  statement
herein  as a basis  for  any  claim  against  the  Bank.

If  you  or anyone  else have  questions  or need  any  additional  information,  please  feel free to reach  out  to me at
816.298.2352.

Sincerely,

Th
,  I

's.  .

,X,(0"a

Andrew  Perkins

Senior  Vice  President  & Market  Manager

Bank  Midwest,  a division  of  NBH  Bank

Andrew.Perkins@nbhbank.com

Office:  816-298-2352

Cell: 573-239-3435



EXHIB(T G

Mam & Mill TIF - Taxing  Jurisdiction  Cost-Benefit  Analysis  Siimmary

BENEFIT

Taxing Jurisdiction
NPV Revenue

WITHOUT
Redevelopment

NPV Revenue WITH
Redevelopment

Net NPV
Benefit

Benefit  Ratio

State $270 $1,122,892 iQ -  4,166.33

School $43,486 $874,287 iI $830,802 I 2011

Fire $6,805 $427,653 I $420,847 62.84
City $3,707 $401,573 I $397,867 ' 108.34

Ambulance $3,540 $154,757 $1511218 % 43.72

Library $2,911 $58,522 $55i6l1  I 20.1i

County $1,234 $171,989 $170,755 I 139 33

Handicap Tax $924 343,172 i , $42,248 l 46.75

Heath Tax 5770 $15,479 I $14,709 J 2011

Mental Heath Tax $770 $15,479 i si,og  l 2011
Zoo $0 $16,352 i d Undefined

COST

Net NPV Benefit
Captured  by TIF

$1,020,870

$0

$344,730

$0

$68,334

$144,948

$0

$18,075

$18,075

$16,352

Dtsoount Rata1 8.00% 1 Total NPV Bendita:0

PROJECTED TAXES WITH REDEVELOPMENT PROJECTED TAXES WITHOUT REDEVEIOPMENT

YEAR SALES TAX
SALES TAX Captured

(EATS)

I REAI
I PROPERTY' TAX PILOTs" I

I
Surplus

PILOT's IINcetapP:LuOreTdaslm(EATs+Net
PILOT's)

ffl
JURISDICTIONSI-PROPERTYTAXIISALES TAX

TOT AL BENEFIT
TO

JURISDICTIONS
I

2

3

4

5

6

7

8

9

10

11

12

13

14

15

16

17

18

ig

20

21

22

23

SO

533,900

517 4,585

5179,823

S185,217

S190,774

S196,497

S202,392

5208,464

S214,718

S221,159

S227,794

S234,628

S241,666

S248,916

5256,384

S264,075

S271,998

S280,158

S288,562

50

50

SO

SO S6,257 SO SO SO

S7,500 S651828  S48,900 S14,418 S34,482

S38,625 5219,425 S174,985 S51,595 5123,391

539,784  S226,008 S180,389 S53,188 S127,201

S40,977 5232,788  S185,955 S54,829 S131,126

S42,207 S239,772 S191,688 S56,519 5135,169

S43,473 S246,%5  S197,592 S58,260 S139,332

S44,777 S254,374 !)203,674  S60,053 S143,621

S46,120 5262,005  S209,939 561,900  5148,038

S47,504 S269,865 5216,391  S63,803 S152,588

S48,929 S277,961 S223,037 S65,762 S157,274

SS0,397 S286,300 S229,882 S67,781 5162,101

S51,909 S294,889 S236,932 S69,860 S167,073

S53i466 S303,736 S244,194 S72,001 S172,194

S55,070 5312,848  5251,674  S74,206 5177,468

S56,722 5322,233 S259,379 S76,478 S182,901

S58,424 5331,900  S267,314 S78,818 S188,497

560,176  !)341,857  S275,488 S81,228 S194,260

%1,982  6352,113  5283,%6  S83,710 S200,197

S63,841 5362,676  S292,578 S86,267 S206,311

SO SO SO SO SO

SO SO SO SO SO

SO SO SO SO SO

i 5o

I S41,982

I S166,985
I S182,805

!)162,016

S172,103

S177,375

S188,398

Sl!)4,158

S200,092

9zos,zoa

!>212,498

S218,982

S225,660

S232,538

S239,623

9zas,szo

S254,437

S262,178

S270,152

SO

SO

90

SO

S40,818

S187,555

9193,2!7

S199,069

S205,086

S211,284

S217,668

S224,244

S231,017

S237,992

S245,178

S252,578

S260,201 I
S268,053

S276,140

S284,469

5zgs,oag

S301,886

S310,988

SO

SO

SO

S6,257 SO S6,257

!)6,195 SO S6,195

S6,133 SO S6,133

S6,071 SO S6,071

SS,all  SO S6,011

S5,951 SO S5,951

S5,891 SO SS,891

S5,832 SO S5,832

55,774 SO SS,774

55,716 0 S5,716

55,659 0 S5,659

5s,so.i  0 S5,602

S5,546 0 S5,546

SS,491 0 S5,491

55,436 0 S5,436

S5,382 0 SS,382

S5,328 0 55,328

S5,275 0 S5,275

S5,222 0 S5,222

S5,170 0 S5,170

SO 0 SO

SO 0 SO

5o o 5o
S3,855,106 S4,440,501

6x,ear,oag  s),86$,5ea

'The  Fire, Ambulance, State and Mental Health Taxing Jurisdictions  are not  sublect  to TIF.

70% Of all PILOT's COlleCted Will be available far payment  of reimburSable COStS. 30% Will be distributed  to taxmg lurisdiCtions  as Surplus



TIF Cost-Benefit  Analysis  - Tax  Rates

Taxing  Jurisdiction ITotal Property Tax Subject  to  TIF Total  Sales  Tax Subject  to  TIF

State 0.0300% O.OOOO% 4.225% O.OOO%

School 4.8404% 4.8404% O.OOO% O.OOO%

Fire 0.7575% O.OOOO% 0.500% O.OOO%

City 0.4126% 0.4126% 2.500% 1.250%

Ambulance 0.3940% O.OOOO% O.OOO% O.OOO%

Library 0.3240% 0.3240% O.OOO% O.OOO%

County 0.1 374% 0.1 374% 1.125% 0.563%

Handicap  Tax 0.1 028% O.OOOO% O.OOO% O.OOO%

Health  Tax 0.0857% 0.0857% O.OOO% O.OOO%

Mental  Health  Tax 0.0857% 0.0857% O.OOO% O.OOO%

Zoo O.OOOO% O.OOOO% 0.125% 0.063%

v I ;!;)g rj it;B J A :1!:) I

::17(z z 2I
r 4g;,I iz z !I

!l

fflu;)JI iza a a I s ffl b ffl J b *

it.j #j f.l! * J I
a * * d * k s I J k * i w bs ffl u V I J

Taxing  District Rate Subject  to TIF Not Subject to TIF IISiirp/us PILOT
School 4.8404% 4.8404% O.OOOO% 30%

Fire 0.7575% O.OOOO% 0.7575% 0%

City 0.4126% 0.4126% O.OOOO% 30%

Ambulance 0.3940% O.OOOO% 0.3940% 0%

Library 0.3240% 0.3240% O.OOOO% 30%

County  Services 0.1374% 0.1374% O.OOOO% 30%

Handicap  Tax 0.1028% O.OOOO% 0.1 028% 0%

Health  Tax 0.0857% 0.0857% O.OOOO% 30%

Mental  Health 0.0857% 0.0857% O.OOOO% 30%

State 0.0300% O.OOOO% 0.0300% 0%

uRu!il
a

I
fflffl ! ffl&* u 6i

>
a JJx

gi iz

:1kl 4! 4! ii q 1* !! r? q

ut b d b s I *J ffl a id * rv

Taxing  District Rate Subject  to TIF Not  Subject  to TIF

State 4.225% O.OOOO% 4.2250%

County l.425o/o 0.5625% 0.5625%

City 2.500% 1.2500% 1.2500%

City  Fire 0.500% O.OOOO% 0.5000%

Zoo 0.125% 0.0625%
 s  s  s s  

0.0625%

uRu
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j
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EXHIBIT  H

srhrpo?#l!SS!)U"/'l

DEVELOPER"S  AFFIDAVIT

AFFIDAVIT

COUNTY  (lfl  )
COMES  NOW,  Eric  Craig,  and being  first  duly  sworn,  on his oath states:

I.  I am a Member  of  110 Sinithville,  LLC,  am over  the age of  eightee'n  (18)  and competent  to
testify  to tlie  following  matters  of  iny  knowledge  and belief,  am duly  authorized  to testify
on beha]f  of  110 Smithvil7e,  LLC  and am providing  this Affidavit  on behalf  of 110
Smithvil[e,  LLC.

2, 1 70 Sinithvi[le,  LLC,  is the proposed  developer  for  the 110 Smithville,  LLC  Tax  Increment
Financing  Pfan, (the "TIF  Plan")  relating  to the proposed  Redevelopment  Are  as described
therein,  which  is generally  at the southwest  corner  of  West  Main  Street  and North  Mill
Street  in Smithville,  Missouri.

3.  The  conditions  which  evidence  the Redevelopment  Area  (as legally  described  in the T1.F
Pfan)  as a blighted  area, are detailed  in the TIF  Plan.  The Redevelopment  Area  on a whole
is a <'bl'ighted  area"  as that  term  is defined  in the TIF  Plan and has not been subject  to
growth  and development  through  investment  by private  enterprise,  The blight  study  was
produced  by James C. Potter,  an AICP  Certified  land  use planner.

4.  TheRedeve]opinentAreawouldnotreasonablybeanticipatedtobedevelopedwithoutthe

adoption  of  tax increment  financing  due to the substantial  cost to ameliorate  the blighted
condition  of  the Redevelopment  Area.

5. 110 Smithville,,  LLC  will  not and could not reasonably  be expected  to develop  the
Redevelopment  Area  withocit  the adoption  of  the proposed  TIF  Plan.

6.  Estimated  development  proformas  showing  the anticipated  return  to the project  '=with"  and

By:  

Eric  Craig,  mber

Subscribed  and sworn  to before  me, aNotary  Public,  in and for  said County  and State  this

!  day of r,  2023.
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KELLEY8T!HLE
NOTARY  PuBuC-NOTARY8EAL

8TATiOF,M1S80UR1

PLATTE  OQUNTY
MYCOMMl881pN  EXPIRE$  7/14/2023

COMMISSION  094647180
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Equity

Net  Cash  Flow

Hypothetical  Sale + Residual  TIF

Perm  Loan  and  TIF Loan  Payoff

TOT  AL CASH FLOW  TO DEVELOPER

CUMULATIVE

(S6,050,830)

SO SS,371 S108,120 S183,491 S262,920 S270,669 S307,140 S344,768 S375,064 S423,638
S20,746,261
(S8,543,484)

90 95,371 S108,120 !)183,491 S262,920 S270,669 S307,140 S344,768 S375,064 S12,626,416
SO SS,371 S113,491 S296,982 5559,%3 5830,572 Sl,137,712 Sl,482,480 Sl,857,545 S14,483,960

Cap  Rate

Debt  Interest  Rate

Amortization  (Years)

Debt  Ratio

Equity  Ratio

Annual  Rent  Growth

Annual  Expense  Growth  Rate

Stabilized  DSCR

5.66%

7.50%

30

55.00%

45.00%

3.0%

2.5%

1.22



EXHIBITJ

DEVELOPMENT  TEAM  SUMMARY

110 Smithville,  LLC  and Pulse Development  Group

Pulse Development  Group  is a privately  owned  real estate development  and management  company

owned  by three Members:  Drew  Hood,  Adam  Tholen,  and Carols  Lepe. The three partners  have

worked  together  for 12 years. Collectively  they have rehabbed  and built  a total  of  roughly  three

thousand  dwelling  units  including  apartment  buildings,  town  homes and single-family  homes.

A Special  Purpose Entity  (SPE), 110 Smithville,  LLC  has been established  as a limited  liability

company  to

be the ownership  entity  ofthe  Smithville  project.  The LLC  will  consist  ofthe  three Pulse principals
and l

other  local  investor,  Eric  Craig  who is a real estate broker  based in Smithville.

Pulse owned  and developed  over  200,000  SF of  mixed-use  property  in Westport  in Kansas City,

MO and various  parcels of  land in the Kansas City  metro area. They are currently  developing

approximately  90 single  family  homes in Smithville,  MO.  They  recently  sold a 254-unit  apartment

complex  in Kansas City,  KS that was a very  successful  major  remodel  and they own  numerous

smaller  rental  properties.

Pulse owns land in the Smithville  area that will  ultimately  support  several hundred  more single

family units and townhomes. They recently completed a 34-unit single family pro3ect in
Smithville.  Mr. Craig  is the listing  broker  for  the various  developments.



EXHIBIT  K

CURRENT  OCCUP  ANTS/TENANTS

There  are no  tenants  or occupants  within  the Redevelopment  Area  currently.
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EXHIBIT  L

RELOCATION  PLAN

The City  Board  of  Aldermen  of  the City  of  Smithville,  Missouri  adopts  this  Relocation

Plan  as an exhibit  to the 110 Smithville  Tax  Increment  Financing  Plan  as required  under  Section

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

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

1. Definitions.  The following  terms  shall  have the meanings  set forth  below  for  purposes  of  this

Relocation  Plan.

1.I  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.

1.2 City.  The City  of  Smithville,  Missouri.

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

occupancy  codes.  The dwelling  shall:

(a) Be structurally  sound,  weathertight  and in good  repair;

(b) Contain  a safe electrical  wiring  system;

(c) Contain  an adequate  heating  system;

(d) Be adequate  in size with  respect  to the number  of  rooms  needed  to accommodate  the

Displaced  Person;  and

(e) For  a Handicapped  Displaced  Person,  be free of  any barriers  which  would  preclude

reasonable  ingress,  egress or use of  the dwelling.

1.4 Displaced  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.

1.5 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  is

required  to vacate  such real  property  for  any reason  other  than  the expiration  of  a lease, renewal

of  a lease or any other  contractual  requirement  contained  within  a lease.

1.6 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.

19



1.7 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.

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

1.9 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.

1.10 Relocation  Payment.  The payment  to be made by the Developer  to an Eligible  Displaced

Person  pursuant  to Section  5 of  this Relocation  Plan.

2. 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 (i) purposely  resides or locates such Person's Business  in  the

Redevelopment  Area  solely  for  the purpose  of  obtaining  relocation  benefits  or (ii)  is relocated

due to an expiring  lease, renewed  lease or a contractual  agreement  to relocate.

3. 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.

4. Referrals.  The Developer  shall provide  residential  Displaced  Persons with  three (3) Decent,

Safe and Sanitary  Dwelling  referrals  and shall provide  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

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

request  for  transportation  made to the Developer  in care of  Levy  Craig  Law  Firm,  4520 Main

Street, Suite 1600 Kansas City,  Missouri  64111,  Attn:  Andrew  Lonard.  Contemporaneous  with

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

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

5. Relocation  Payments.  Each Eligible  Displaced  Person shall  be entitled  to the following

Relocation  Payment  from  the Developer:

5.1 Residential  Displaced  Persons.  Each residential  Eligible  Displaced  Person shall be provided

with,  at the option  of  such Eligible  Displaced  Person, either:  (a) a One Thousand  Dollar  ($1000)

fixed  payment;  or (b) actual  reasonable  costs of  relocation,  including  actual moving  costs, utility

deposits,  key deposits,  storage of  personal  property  up to one (l)  month,  utility  transfer  and

connection  fees and other  initial  rehousing  deposits,  including  first  and last month's  rent and

security  deposit.

5.2 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 Three Thousand  Dollar  ($3,000)  fixed  payment;  or  (b) actual costs of  moving,
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including  costs  for  packing,  crating,  disconnection,  dismantling,  reassembling  and  installing  all

personal  equipment  and  costs  for  changing  similar  signs  and similar  replacement  stationery,  and

up to an additional  ten  thousand  dollars  ($10,000)  for  reestablishment  expenses.  Reestablishment

expenses  are limited  to actual  costs  incurred  for  physical  improvements  to the replacement

property  to accommodate  the  particular  business  at issue.

6. Special  Needs.  Any  Displaced  Person  who  believes  that  such  Displaced  Person  has any

special  needs  as the  result  of  such  Displaced  Person's  income,  age, size  of  family,  nature  of

business,  availability  of  suitable  replacement  facilities  and  vacancy  rates  of  affordable  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  Levy  Craig  Law  Firm,  4520  Main  Street,  Suite  1600  Kansas  City,  Missouri

64111,  Attn:  Andrew  Lonard.  Such  notice  shall  identify  the special  needs  and  the  basis  of  the

special  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).

7. 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  properly,

whichever  is later.  Payment  for  a satisfactory  claim  for  Relocation  Payments  shall  be made  by

the  Developer  within  thirty  (30)  days  following  the Developer's  receipt  of  sufficient

documentation  to support  the  claim.

8. Advance  Payment.  If  an Eligible  Displaced  Person  demonstrates  the  need  for  an advance

payment  of  the  Relocation  Payment  in order  to avoid  or reduce  a hardship,  the  Developer  shall

issue  the Relocation  Payment  subject  to such  safeguards  as the Developer  may  reasonably

establish  and  are appropriate  to ensure  that  the objective  of  the Relocation  Payment  is

accomplished.

9. Waiver  of  Payment.  An  Eligible  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  Person's  knowledge  of  the  provisions  of  this  Relocation  Plan  and

knowledge  of  entitlement  to Relocation  Payments  under  this  Relocation  Plan,  and  shall  be filed

with  the City.

10. Amendment.  If  a court  of  competent  jurisdiction  determines  that  this  Relocation  Plan  does

not  satisfy  minimum  requirements  required  by  law,  then  this  Relocation  Plan  shall  be

automatically  and  retroactively  amended  to the  minimum  extent  necessary  to bring  this

Relocation  Plan  in conformity  with  the  minimum  requirements  of  law.
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