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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
0561700020100

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 is owned by Eric Craig, a principal of Developer. Parcel
numbers 05617000300200, 05617000201100, and 0561700020100 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 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




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.
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EXHIBIT H - Developer’s Affidavit
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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.

City: City of Smithville, Missouri

City Board of Aldermen: The governing body of the City

County Assessor: The assessor of Clay County, Missouri

County Collector: The collector of Clay County, Missouri

County Treasurer: The treasurer of Clay County, Missouri

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.

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 cost and
other Redevelopment Project Costs.

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

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




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.

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 on 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.

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

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 of real 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-Three (23) 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 38(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 §
205.968.

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 110 Smithville site 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);

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

IIT. 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:

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 TIF, 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 5.89%. 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 10.69%,
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.

05617000300400
05617000300500

The City owns tax parcels 05617000300200, 05617000201100,
0561700020100 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 TIF Plan, the
Developer will perform or cause to be performed the design, demolition,
rehabilitation and construction of the Redevelopment Project in accordance
with this TIF 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 TIF 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 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 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 in such amounts as are set forth on Exhibit D. Currently, total
Redevelopment Project Costs are estimated at $15,659,049.

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 form
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. Estimated Reimbursable 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 7.5% discount rate with 125% coverage
and 10% costs of issuance, it is estimated that (i) PILOTSs will pay for approximately $901,401 of
Reimbursable Project Costs; and (ii)) Economic Activity Taxes will pay for approximately
$328,599 of Reimbursable Project Costs. Total TIF financing proceeds to Pay Reimbursable
Project Costs are estimated to be $1,229,000. The Developer will obtain a private construction
loan in the amount of approximately $8,925,000 based on current market conditions. By capturing
a portion of PILOT’s and EAT’s, the developer anticipates the ability to finance an additional
$1,229,000 supplemental loan from a TIF-specific lender or from the first mortgage construction
lender. The remainder of funds for development of the project will be provided by the owner’s
equity contribution.

Upon completion of construction, the borrower anticipates placing permanent financing on
the project that will payoff the construction loan and possibly the TIF 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

10



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 TIF
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. This Plan contemplates that a capital contribution will be made to the Smithville
School District of Fifty (50%) of the incremental real property taxes. The specific schedule is
displayed in the cost benefit analysis for the School District and 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 0561700020100 (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 $3,064,467. The assessed valuation for the project is assumed to increase
2% annually after completion. The increase in assessed valuation by year is shown on
Exhibit E as is the subject percentage of PILOTs available to pay Reimbursable Project
Costs.

c. Surplus PILOTSs

The amount of PILOTSs in excess of Reimbursable Project Costs, not counting any
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 Areas in the manner provided by the Act.

2. Economic Activity Taxes
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VIII.

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 2% 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.

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.

COST-BENEFIT ANALYSIS

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 $3,598,552. These figures
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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-Three (23) 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
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 finding of such financially 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 5.89%. Considering the amount of risk 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 10.69%, 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.
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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-three (23) 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 [ 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 financially
feasible.

Gambling Establishment. This TIF Plan does not include the initial development or
redevelopment of any gambling establishment as defined 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.
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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 W10' Lot 2 & All Lots 3 & 4 Block 3.
Smithville Original Town Unrecorded Plat W1/2 Lot 4 & Lot 5 Bock 2

Smithville Original Town Unrecorded Plat Lot 6 Block 2
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EXHIBIT A-3
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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
USLI2WISR 1-aadz Y Liii2ya IyR fiYlityd 02yRiii2ya IyR HIS 5S0S2LY Syl Lyail-iidSa0 dzyoll-aSR
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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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
UKS 11SLI20a STISOUGS RI-USI 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
GOBIKASR HISI-€ SKIOK 1& RSTYSR ty{S0ii2y ddynp 6mo RSMo. The primary blighting factors include:

Insanitary or Unsafe Conditions,

Deteriorated Site Improvements,

Conditions which endanger life or property,

Conditions which retard the provision of housing accommodation,
Conditions which constitute an Economic or Social Liability,
Conditions which are a menace to the public health, safety or welfare.

SoukrwbdE

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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Please note that this analysis also complies with Section 99.810.1 (1) RSMo. | am a certified urban
planner (AICP) and have been so since July of 1999. Since that time | have completed 130+ blight
analysis surveys and projects.

Sincerely,

e

mes Potter, AICP, LEED GA
development initiatives
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Section |
Introduction

The purpose of this analysis is to determine if the proposed Redevelopment Area, located at
108-110 W. Main Street, Smithville, Clay County, Missouri, 1 I- 46f3KiSR 1MSI- 1-00ording to
alda2il wSMasR  {il-iiiSa /KILSH db dwSIE tiRLSuEE ¢IE  LyOISYSyl 12012y

AAAAA

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 Asses&2iia hTr0So
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Definitions
(KS (S0Y" aofiaKiSR HISIHE 21 (KS Ldzil2aSa 27 iKid &ldiRaI (KS RSTyAiiRY T2dyR ly {SO0li2y”
thapoynp oMb w{a20 1 dzliitiTSRe ¢KI& &S0y LN2@IRSA (KI-i 4ofAKISR MISI-€ &K1 Y SIy

G.03KISR TNSIE 1y HISI- SKIOKI 08 NSIa2y 2F (KS LISR2YIy1y0S 2F
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
USIjaNSY Sylia (2 6S RSOFIMISR I ao6f6iAKISR MISI€ dzyRS UKS 11620S-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: Insanitary or unsafe conditions,
Factor 2: Deterioration of site improvements,
Factor 3: The existence of conditions which endanger life or property by fire

and other causes.

¢KS &S02yR LIMIG 27 (KS aig2 LIHG (Sad1 NSIjaSa K I iKS 1-:620S T1-0021 20 02Y oly1-iizy 27
the above factors within the Development Area:

f Retards the provision of housing accommodations, or

f Constitute an economic or social liability, or

f Constitute a menace to the public health, safety or welfare in its present
condition and use.
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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
27 GofaKier

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. banc 1991); State ex rel. Atkinson v. Planned Indus. Expansion Auth.
of St. Louis, 517 S.W.2d 36, 47-48 (Mo. banc 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. banc 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. banc 1991).

Allright 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."*

! See Missouri Economic Development Law; White, Michael.


http://www.courts.mo.gov/courts/pubopinions.nsf/ccd96539c3fb13ce8625661f004bc7da/6f3a7dc99fe997d1862573b40066b3d1?OpenDocument&Highlight=0,WD68406
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Report Format

This Blight Study is presented in five sections and several Exhibits. Section | presents an
introduction to the analysis and scope. Section Il presents an overview of the project, a
definition of "blight," and the study methodology. Section Ill 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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Section |l

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 metropolitan areas, as well as adjacent non-metro counties that include the
cities of Warrensburg and Chillicothe, MO, and Atchison, KS?. 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.

e St_ Joseph -
Camerone e Chillicothe
LIVINGSTON
BUCHANAN COUNTY
COUNTY CLINTON
Atchisone COUNTY
ATCHISON
COUNTY PLATTE
COUNTY X
K Excelsior
earge&; Springs : RAY
L] OUNTY
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L]
LEAVENWORTH e .
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WYANDOTTE ke North Kansas City
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Topeka e Ssorri‘r?esr Kansas C'.W' MOg Independence COUNTY
Prifgs  City, KS Blue Springs e e Grain Valley
® Shawnee Raytown e
i (EOEncEe 4 e Lenexa g JACKSON
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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).



DEVELOPMENTD INITIATIVES

Figure 3 - City of Smithville Missouri. General Location of Redevelopment.
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Section Il

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:

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

f  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
195600 I'yR 1450 Y'20SR {2 I- RIFSISYE 201-ii2y 10 cnm {0 113K 18 med

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.

11
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Smithville Commmmity Hospital

1938

Photo 1 ¢ 110 West Main Street, 1938. Courtesy Smithville Historical Society.

Photo 2 ¢ ’Present day, 110 West Main Street, Smithville. Image looking east.

13
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Ownership Information

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

County Parcel # Address Owner Acres Legal Description
110 Smithville, LLC SMITHVILLE ORIGINAL TOWN
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
5617000300500 108 W. Main Street (106 W. Main Street 0.17 NRECORDED PLAT LT 9 BLK
Smithville, MO 64089 UNRECO 9BLK3

Total SF: 36,155

Total Acreage: 0.83
Total Parcels: 2
Total Owners: 2

Table 1- Ownership and Lot size within Redevelopment Area.

W CHURCH ST
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w w
——
172995feet = 8
H &

Figure 5- Property Plat Map. Courtesy Clay County Assessor.
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Zoning
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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
400.17n 0. -n /Sy . dzatySad SEinoh &S wS3dtl-iizyaés

District

B-4: Central
Business District

Section 400.170

Table 2 - Zoning District Intent.
Intent

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 "B-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.

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:

UTILITIES PROVIDER

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.

15
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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.
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Mo Digital Data Avaiable
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Area of Undetermined Flood Hazard 2one 0
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OTHER AREAS OF
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" 47 4 Area with Flood Risk due to Levee zane 0

Figure 6 - Flood Zone Map. Courtesy FEMA.
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Development Initiatives was provided with a a[i\Y1iSR 136Sai2a-Containing Materials
LyaLISOli2y wSLI2liié 02 Y LIESISR 6@ ¢iily oyilizyy Syl {SIgi0Sa ty 1dzadzal 21 namno . 1-4SR 2y
site conditions, we would anticipate that conditions haven(i 0KI-y3SR &d:oai -yl ay0S (KS
Na&dz1-y0S 27 ¢ill-yna SLI21G. 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:*

Environmental

Basement Boiler insulation,

Flooring material (floor tile, sheet vinyl flooring and mastic),

O O O

Acoustical Ceiling texture,

o0 Transite Panels.
Ve Y SISy a@Siie Li221g 02yRiii2y 1yR HIS NSI-RIE GRiNl-6tSel Y SI-yly3 1-46S4i24 FioSiia
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 /2y 133Sd32\d hTH0S IR 3K2&s the
155533208 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.

* Limited Asbestos-Containing Materials (ACM) Inspection Report. Titan Environmental Services, August 26,
2014.

17
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The current valuation of the parcel was done in 2021 by the Clay /2dylié 143532104 hi0SI
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.

Appraised

Parcel Assessed Valuation Valuation
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.

18
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Section IV
Proposed Improvements

Itis 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.

19
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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 1& Gofl3K(iSRE! &S Ti&l Ydzal RSTYS
(KS iSIY 4ofiaKiSR HISI-¢  C2U the purposes of this study, we analyzed the Redevelopment
Area in terms of the definition included in RSMo Section 99.805 (1):

6. B3KISR SIE 1y HISI- gKIOKE 08 NSy 27 (KS LNSR2YIYIy0S 27

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
USIjaNSY Sylia (2 6S RSOfIMISR I a6fiAKISR MISI€ dzyRS UKS 11620S-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: Insanitary or unsafe conditions,
Factor 2: Deterioration of site improvements,
Factor 3: The existence of conditions which endanger life or property by fire

and other causes.

¢KS &S02yR LIMIG 27 (KS aig2 LIHiG (Sad1 1SIjdSa (K I iKS 1-620S T1-0i21a 21 02Y olyl-iion of
the above factors within the Development Area:
f Retards the provision of housing accommodations, or

f Constitute an economic or social liability, or

20
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I 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:

Retard the Constitute an Menace to the
provision of Economic or public health,
B ETeChT housing . social liability | safety or welfare
accommodation
Insan.lt.ary or unsafe VES X X
conditions,
peterloratlon of site VES X X X
improvements,
Conditions which endanger
life or property by fire and YES X X
other causes.

Table 5- Summarization of Findings.

21
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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;

1 Structures 6Sty3 LI24iSR &liK b2 h00dLI-y0&¢ d13y1-3S 153dSR Oy the City.

f 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:”

Basement Boiler insulation,
Flooring material (floor tile, sheet vinyl flooring and mastic),

Acoustical Ceiling texture,

o O O o

Transite Panels.
vt Y-GS 1Sty adSiig Li221i¢ 02yRition and are reaRi@ afil-6fSél Y Slyiy3
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.

f Building materials falling off varying structures within the Redevelopment Area. This
includes suspected environmentally contaminated building materials.

f Building materials which pose health hazards to individuals in and around the
Redevelopment Area.

® Limited Asbestos-Containing Materials (ACM) Inspection Report. Titan Environmental Services, August 26,
2014.

22



DEVELOPMENTp INITIATIVES

I 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.

f General state of significant disrepair and deterioration of structures within the
Redevelopment Area. Typical condition issues include;

Broken windows or total lack of windows,

Lack of basic utilities (electric, water sewer),

Deteriorated roof systems,

Total lack of roof systems,

Deteriorated flooring systems,

Total lack of flooring systems in some locations.

0O 0O o O o o 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
GUnsanitary oll *yal¥S /2yRiii2yaé has been met.
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Vi Syfilie R221

‘.5..;'*

Photo 3 ¢ Gb2 ho0LIy0R¢ 43y135 2y 61SY'S
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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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o~

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
facade 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

Excellent Good Average Poor Very Poor

General Appearance Extremely attractive and highly Quite attractive and desirable Still somewhat attractive and Rather unattractive Undesirable

& adequate Proper & adeguate

Building Services

at, like-new Some minor deterioration s visible

Extent of Deterioration None, p

Degree of Usefulness

Occupancy

Maintenance & Repairs

Replacements/Renovations

Housekeeping

Table 6 - Physical Condition Table Source: Marshall & Swift

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.

I Deteriorated building facades 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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I Deteriorated building interiors which have become, and are becoming more
deteriorated with continued exposure to the elements.

I Deteriorated structural systems which have contributed to walls, floors and roofing
systems to be compromised and structurally unstable.

I Significantly deteriorated building improvements which have led to certain structures
being unfit for habitation or access.

I 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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Table 7 - Code Violations: 2008-2021.

Citation Date Description
110 W. Main Street 05/28/08 |Sanitation: General site clean and sanitary condition. Pending
110 W. Main Street 05/28/08 |Weeds: Noxious weeds. Pending
110 W. Main Street 05/28/08 |Motor Vehicles. Inoperative or unlicensed motor vehicle. Pending
110 W. Main Street 05/30/08 |Weeds: Noxious weeds. Pending
110 W. Main Street 08/04/08 |Weeds: Noxious weeds. Pending
110 W. Main Street 08/04/08 |Sanitation: General site clean and sanitary condition. Pending
110 W. Main Street 08/04/08 |Motor Vehicles. Inoperative or unlicensed motor vehicle. Pending
110 W. Main Street 08/20/08 |Motor Vehicles. Inoperative or unlicensed motor vehicle. Pending
Closed or Vacant Structure. Property signage and structure
110 W. Main Street 10/01/08 |security. Pending
Closed or Vacant Structure. Property signage and structure
110 W. Main Street 01/28/09 |security. Pending
110 W. Main Street 01/28/09 |Vacant structures and land maintenance. Pending
110 W. Main Street 01/28/09 |Accessory Structure maintenance. Pending
110 W. Main Street 01/28/09 |Exterior Wall maintenance and property security. Pending
110 W. Main Street 04/20/09 |Weeds: Noxious weeds. Pending
110 W. Main Street 07/09/09 |Weeds: Noxious weeds. Pending
110 W. Main Street 04/28/10 |Weeds: Noxious weeds. In violation
110 W. Main Street 07/13/10 |Weeds: Noxious weeds. In violation
110 W. Main Street 06/05/10 |Weeds: Noxious weeds. In violation
110 W. Main Street 08/27/13 |Weeds: Noxious weeds. In violation
Closed or Vacant Structure. Property signage and structure
110 W. Main Street 03/16/16 |security. In violation
Closed or Vacant Structure. Property signage and structure
110 W. Main Street 05/02/17 |security. In violation
110 W. Main Street 12/18/17 |Vacant structures and land maintenance. In violation
110 W. Main Street 05/25/18 |Vacant structures and land maintenance. In violation
110 W. Main Street 05/10/19 |Accessory Structure maintenance. In violation
110 W. Main Street 05/10/19 |Vacant structures and land maintenance. In violation
110 W. 