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I. Introduction

This Third Amendmentto the Santa Fe Tax Increment Financing Plan (the “Third
Amendment”) shall amend the Santa Fe Redevelopment Plan as approved by the
Ordinance No. 930859 and as amended on November 30, 2000, by Ordinance No.
001216 (referred to herein as the “First Amendment”) and on October 13, 2005, by
Ordinance No. 051225 (referred to herein as the “Second Amendment”). (The Santa Fe
Tax Increment Financing Plan, as amended by the First Amendment, the Second
Amendmentand the Third Amendmentshall hereinafter be referred to as the “Plan” or
“Redevelopment Plan”).

The Third Amendment, if approved, would allow for the continued reclamation of the
Redevelopment Area that will support the existing retail and enable the eventual
construction of industrial/warehouse uses; provided however, the construction ofretail,
office and industrial/warehouseuses are no longer contemplated by the Plan.

This Third Amendment(i) eliminates the construction of approximately 500,000 square
feet of retail uses, 3,900,000 square feet of office uses and 3,600,000 square feet of light
industrial/warehouse uses, (ii) modifies the Site Map, (iii) reduces the Budget of
Estimated Redevelopment Project Costs (iv) modifies the Sources of Funds, (v) updates
the estimated date of completion for the improvements contemplated by the
Redevelopment Projects to 2026, (vi) modifies the estimated Payments in Lieu of Taxes
and Economic Activity Taxes whiles tax increment financing is authorized and declares
as surplus all PILOTs generated during and after 2021, which shall distributed to the
Taxing Districts in accordance with the Act, (vii) modifies the But-For Analysis attached
to the Plan and (viii) modifies the Cost Benefit Analysis attached to the Plan. In
addition, the legal description includedin the Blight Study will be amendedto reflect the
modified legal description of the RedevelopmentArea.

IL Plan Text Amendments

The RedevelopmentPlan shall be amendedasfollows:

1. Amendment No. 1 The first four paragraphs of Section LA., entitled
General Description Summary, of the Plan shall be deleted in their entirety and replaced
with the following:

A. Summary. The RedevelopmentPlan provides for the completion of
following public infrastructure improvements within the Redevelopment Area:

 

Phase 2 (all)

|

Construction of Marion Park Drive from 87" Street south to
approximately 93"Street, including street, curbs, sidewalks,
street lighting, water lines, and such construction shall be
completed by December2016.
 

Phase 3 & 4 Phase 3 A and Phase 4 A&B were completed by 2018.    
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Phase 4 Phase 4 C&D. Reclamation is currently ongoingin this area.
Thelandwill be reclaimed andready for public improvements
by December 2021.
 

Phase 4 Begin construction of the incomingroad anticipated to be the
northeast entrance into the businesspark.
 

Phase 3 & 4 Phase 3 B and Phase 4 E&F reclamation currently ongoing.
Thereclamation will be completed by December 2022.
 

Phase 5 Phase 5 (all) reclamationis currently ongoing. The reclamation
will be completed by December 2025.
 

Phases 6 & 10 Phase 6 & 10 reclamation currently ongoing. The reclamation
will be completed by December 2026.
 

Phases 7 & 8

|

Phase 7 & 8 reclamationis currently ongoing. The reclamation
will be completed by December 2026. .
 

Phases 9 & 12

|

Phase 9 &12 reclamation is currently ongoing. The reclamation
will be completed by December 2026.
 

Phase 11 Phase 11 reclamationis currently ongoing. The reclamation
will be completed by December 2024.    

2. Amendment No.2. Section 1.C. of the Plan, entitled, Redevelopment
Projects, is hereby deleted in its entirety and replaced withthe following:

B. Redevelopment Projects. The legal descriptions for
Redevelopment Project Areas are each set forth on Exhibit 1B and each shall be
approved by Ordinance as required by the Act. A Site Plan generally depicting
the location of the Public Improvementsis attached as Exhibit 2.

3. Amendment No.3. The first paragraph of Section II of the Plan,
entitled, Estimated Redevelopment Project Costs,is hereby deleted in its entirety
and replacedwith the following:

IL. ESTIMATED REDEVELOPMENT PROJECT COSTS.

Estimated redevelopment project costs related to the implementation of
the Public Improvements are the administration of the Plan is projected to be
approximately $121,255,262. The Plan proposes that approximately $87,507,282
in redevelopmentproject costs will be reimbursable from the Special Allocation
Fund established in connection with the Redevelopment Projects (the
“Reimbursable Project Costs”). Reimbursable Project Costs include costs related
to the Public Improvements described in Section i.A. This includes the controlled
blasting technique; streets, sewers and sidewalks to serve the Redevelopment
Project Areas as shown and related or incidental administration, legal and
financial fees.
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4. Amendment No. 4. The first paragraph of Section III.A. of the Plan,
entitled Payments in Lieu of Taxes, is hereby deleted in its entirety and replaced
with the following:

The total Payments in Lieu of Taxes (“PILOTS”) generated during the period in
which tax increment allocation financing is authorized is estimated to be
approximately $ 1,141,523.99 | Such PILOTS generated prior to December 31,
2020, which are approximately $545,215.41 may be used to pay or reimburse
Redevelopment Project Costs. No PILOTS generated after December 31, 2020
shall be utilized to pay or reimburse Redevelopment Project Costs. All PILOTs
generated after December 21, 2020, which are anticipated to be
$_546,309.58 » Shall be declared surplus and shall be distributed to the
affected Taxing Districts in accordance with the Act.

5. Amendment No. 5. The first paragraph of Section IIIB. of the Plan,
entitled Economic Activity Taxes, is hereby deletedin its entirety and replaced
with the following:

The total Economic Activity Tax revenues generated during the period in which
tax incrementallocation financing is authorized is estimated to be approximately
$ 4,200,645.51 . Of such total additional revenue from taxes imposed by the City
or other Tax Districts and which are generated by the economic activates within
Redevelopment Project Areas, fifty percent (50%) or approximately $2,100,322.75
will be available upon annual appropriation to pay eligible RedevelopmentProject
Costs.

6. Amendment No. 6. Section VIII of the Plan, entitled, General Land
Use, is hereby deletedin its entirety and replaced with the following:

VIII. GENERAL LAND USES

The proposed generalland use for the redevelopmentis envisioned to be a
mixture of uses, including retail, office and warehouse uses. The Site Plan,
attached hereto as Exhibit 2, and made a part ofthis Redevelopment Plan,
designates the intended predominant land uses categories for whichtracks in the
area will be sold, leased or otherwise conveyed. Theindividual Redevelopment
Project Areas shall be subject to the application zoning ordinances mandated by
the City, as well as other ordinances as may be amendedfrom timeto time.

Te Amendment No.7. Section XII of the Plan, entitled, Estimated Date of
Completion, is hereby deleted in its entirety and replaced with the following:

XII. ESTIMATED DATE OF COMPLETION
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The completion of the construction of the redevelopment projects is
expected to concur in 2026. In the event, the completion of any public
improvementwithin or adjacent to a RedevelopmentProject Area andtheretire of
obligation incurred to finance Redevelopment Project Costs will be completed no
later than twenty-three (23) years from the adoption of the ordinance approving
the last approved and designated Redevelopment Project Area within the
RedevelopmentArea, provided that no ordinance approving and designating shall
be passedlater than ten (10) years from the adoption of the ordinance approving
this RedevelopmentPlan.

WI. Plan Exhibit Amendments

8. Amendment No. 8. Delete Exhibit B and C, Site Plan,in its entirety,
andinsert the revised Exhibit 2, Site Plan, as attached hereto.

9. AmendmentNo.9: Delete Exhibit 3, Specific Objectives,in its entirety,
and insert the revised Exhibit 3, Specific Objectives, as attached hereto.

10. Amendment No. 10: Delete Exhibit 4, Estimated Redevelopment
Project Costs in its entirety, and insert the revised Exhibit 4, Estimated
Redevelopment Project Costs, as attached hereto.

11. Amendment No. 11: Delete Exhibit 5, Source of Funds for All
Estimated Redevelopment Project Costs, in its entirety, and insert the revised Exhibit
5, Source of Funds for All Estimated Redevelopment Project Costs, as attached
hereto.

12. AmendmentNo.12: Delete Exhibit 6, Estimated Annual Payments in
Lieu of Taxes and Economic Activity Taxes Over the Life of the Plan,in its entirety,
and insert the revised Exhibit 6, Estimated Annual Payments in Lieu of Taxes and
Economic Activity Taxes Over the Remaining Life of the Plan,as attached hereto.

13. Amendment No. 13: Delete Exhibit 7, Developer’s Proposal ,
Evidence of Commitments to Finance,in its entirety, and insert the revised Exhibit 7,
Developer's Proposal, Evidence of Commitments to Finance,as attached hereto.

14.

|

Amendment No. 14: Delete Exhibit 9, Estimated Development
Schedule, in its entirety, and insert the revised Exhibit 9, Estimated Development
Schedule,as attached hereto.

15. AmendmentNo. 15: Delete Exhibit 14, Definitions, in its entirety, and
insert the revised Exhibit 14, Definitions, as attached hereto.

16. AmendmentNo. 16: Delete Exhibit 15, But For TIF,in its entirety, and
insert the revised Exhibit 15, But For TIF,as attached hereto.
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17. Amendment No. 17: Delete Exhibit 16, Cost Benefit Analysis, in its
entirety, and insert the revised Exhibit 16, Cost Benefit Analysis, as attached hereto.

18. Amendment No. 18: Exhibit 17, Construction Totals and
Employment Information, will be incorporated within and attached to the Third
Amendment to Plan.
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EXHIBIT 2

SITE MAP
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(4)
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(9)

(10)

aD

EXHIBIT 3

SPECIFIC OBJECTIVES

To cure the blighted conditions currently existing on the 516 acres* with those
areas selected for redevelopment projects by means of mine stabilization and land
reclamation, clearance of deteriorating buildings and structures, provision for
adequate street layout, utilities, and other site improvements, and removal of
other unsanitary and unsafe conditions.

To support the existing retail on the south end of the TIF Plan and to promote the
construction of the 3,000,000 square feet of industrial uses in the Redevelopment
Area.

To install, repair, construct, reconstruct and relocate streets, utilities, sidewalk
improvements, essential to the preparation of the areas selected for redevelopment
projects.

To continue extension of a north-south street connecting Bannister Road to 87th
Street which will provide access to Project Areas 1 through 3, along with all
necessary utilities, sidewalk improvements and appurtenances.

To provide an easement to Spire along Hickman Mills Drive and to construct,
upgrade and refurbish utilities, and other infrastructure facilities serving the areas
selected for redevelopment projects as well as other areas contiguousthereto.

To vacate any existing public rights-of-way inconsistent with the Plan and to make
them a part of the Redevelopment Area.

To replat the land into parcels suitable for redevelopment in accordance with this
Redevelopment Plan in accordance with City requirements.

To enhance the tax base and economy by inducing development of the
Redevelopment Area to its highest and best use, and to encourage private
investment in surrounding areas.

To promote the health, safety, order, convenience, prosperity and the general
welfare, as well as efficiency and economyin the process of development.

To provide development/business opportunities in the areas selected for
redevelopmentprojects and the surroundingareas.

To stimulate construction employment opportunities and increased demand for
secondary and support servicesfor the surrounding commercial area.
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(12) To developthe site as an attractive location for commercialandindustrial projects.

(13) To provide attractive landscaped buffers along Bruce R. Watkins Freeway and
Bannister Road to complement the work completed on 87thStreet.

(14) To havethe developerretain an independentregistered engineer, expert in mine land
stabilization to certify to the City, through the Director of Public Works, that the
subject property has been reclaimed over the mines and area affected thereby and
can be built uponprior to any construction over such land; such engineerselected
by developer shall have in force a policy ofprofessional liability insurance with
limits ofliability of not less than $1,000,000.00 and the Director of Public Works
shall have absolute discretion to approve or disapprove the selection of such
engineer. Further, that the developer agrees to retain an independent registered
structural engineer to certify to the City, through the Director of the Codes
Administration, that the buildings and appurtenances can be safely constructed on
the reclaimed land in question; such engineer shall be acceptable to and previously
approved by the Director of Codes Administration.

* 407 acres of the 516-acre TIF Plan are on the land reclamation plan with Missouri
Department of Natural Resourcesstill to be reclaimed.
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EXHIBIT 4

ESTIMATED REDEVELOPMENT PROJECT COSTS
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EXHIBIT4

ESTIMATED REDEVELOPMENT PROJECT COSTS

  

TIF
PROJECT REIMBURSABLE

EXPENSE AMOUNT

COMMISSION EXPENSES,

1. Estimated Reimbursable Costs for

Plan Implementation!

A. Legal $ 30,000 $ 30,000
B. Agenda 2,000 2,000
C. Staff Time 40,000 40,000
D. Miscellaneous 4,000 4,000

2. Final Development Plan Approval 156,350 156,350

3. Plan Administration and TIF General
Expenses 330,000 330,000

SUBTOTAL COMMISSION EXPENSES Ss 562,350 Ss 562,350

REDEVELOPMENTPROJECT COSTS FOR ALL

PROJECT AREAS

1. Land Acquisition $ 2,500,000 $

2. Building Demolition 750,000

3. MineStabilization & Land Reclamation?
Clear and Chip 785,000 785,000
Excavate/Fill Dirt and Shale 31,087,405 31,087,405
Excavate/Fill Rock 14,647,510 14,647,510
Break Rock in RoofSection 23,425,017 23,425,017
Material Transportation 30,497,980 -

5. Public WorksProjects (streets,
sewers, sidewalks) 5,000,000 5,000,000

5. Professional fees, including but not limited

to, engineering and legal costs 2,500,000 2,500,000

6. Legal, Professional & Financial Fees

Related to Issuance of TIF Bonds and
collection of TIF Revenues 2,000,000 2,000,000

7. Miscellaneousandincidentalcosts 7,500,000 7,500,000

SUBTOTAL 120,692,912 $ 86,944,932

TOTAL s 121,255,262 s 87,507,282

» Theselected developershall payall fees and expensesofthe TIF Commission for Plan
preparation, approval and implementation including, but notlimited to, staff time, agendacosts,
legal fees, printing and publication of notices. The selected developershall be billed for these
expenses by the Commission as needed. These expensesshall be considered reimbursable
project costs to the developer from the Special Allocation Fund.

In addition, up to five percent (5%) of the annual PILOTS and Economic Activity Taxes
deposited in the Special Allocation Fund maybe retained by the TIF Commission to cover
incidental expensesincurred by the TIF Commission. This amountwill be figured andallocated
prior to allocation ofany other reimbursablecosts.

> Minestabilization and land reclamation includessite work required to bring to rough
grade each building site for its intended construction purpose. This assumesstripping ofexisting
material and removalofmineceilings, as well as other conventional methodsofreclamation. Using
these techniques,the cost of land reclamation for the whole RedevelopmentAreais estimated to
be $69,944,932. This includesall professionalfees necessary to comply with the requirements
of third-party users for the land when developed.

 



 

EXHIBIT 5

SOURCES OF FUNDS FOR ESTIMATED
REDEVELOPMENT PROJECT COSTS

 Private Debt and Equity $33,747,980

 Amount of Reimbursable Costs from EconomicActivity $87,507,282
Taxes and Paymentsin Lieu of Taxes

  TOTAL $121,255,262  
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EXHIBIT 6

ESTIMATED ANNUAL PAYMENTSIN LIEU OF TAXES AND
ECONOMIC ACTIVITY TAXES OVER THE REMAINING LIFE OF

THE PLAN

REAL PROPERTY TAX REVENUES - NONCAPTURED

  

 
 

 
 

         
  

[

ov COUNTY SCHOOL MNILHLTH SHELTERED JROOLLEGE LIBRARY LIBRARY BLIND REPLACEMENT TF RATE Non TIF TOTAL
ASSESSED 1.7529% 0.6110% 5.8891% 0.1056% 0.0649% 0.2128% 0.3153% 0.0480% 0.0300% 1.4370% "3 8867% i 5799% 10. A666%VALUE

|

PLOTs 19.72% 688%  6627% 119% 2.39% 355%

2021 748,592 66,525 478 354 221 10,585 11,638
2022 841,941 74,821 538 398 249 11,905 13,089
2023 946,931 84,151 605 447 280 13,390 14,7212024

|

1,085,013

|

04,645 680 503 314 15,059 16,557
2025 1,197,820 106,447 765 566 354 16,937 18,622
2026 1,347,189 119,721 860 636 398 19,049 20,944

TOTAL(GROSS) [To 0 0 0 3,926 0 2,904 1,815 696 ]

 

  

REAL PROPERTY TAX REVENUES - BASE

  
 

  
 

  
 

         

  

amy COUNTY SCHOOL MNILHLTH SHELTERED JRCOLLEGE LIBRARY LIBRARY BLIND REPLACEMENT TFRATE Non TIF

|

TOTAL
r ” rASSESSED 1.7529%  0.6110% 5.8891% 0.1056%  0.0649% 02128%  0.3153% 0.0480% 0.0300% 1.4370% 8.8867% 1.5799%

|

10.4666%
VALUE

2021 536,671 9,257 3,227 31,099 558 343 1,124 1,665 253 158 7,589 55,272
2022 536,671 9,257 3,227 31,099 558 343 1,124 1,865 253 158 7,589 55,272
2023 536,671 9,257 3,227 31,099 558 343 1,124 1,665 253 158 7,589 55,272
2024 536,671 9,257 3,227 31,099 558 343 1,124 1,665 253 158 7,589 55,272
2025 536,671 9,257 3,227 31,099 558 343 1,124 1,665 253 158 7,589 55,272
2026 536,671 9,257 3,227 31,099 558 343 1,124 1,665 253 158 7,589 55,272

TOTAL (GROSS) Css 19,360 186,596 3,346 2,058 6,743 9,990 1,521 951 45]

 

  

REAL PROPERTY TAX REVENUES - SURPLUS

 

 
 

 
 

MY COUNTY SCHOOL MNTLHLTH SHELTERED JROOLLEGE LIBRARY LBRARY BLIND REPLACEMENT TFRATE Non TIF

|

TOTAL
r r yASSESSED 1.7529%  0.6110% 5.8891% 0.1056% 0.2128%  0.3153% 8.8867% 0.0000%

|

8.8867%
VALUE PLOTs 19.72% 688% 66.27% 1.19% 2.39% 3.55%

2021 748,592

|

66,525 13,122 4,574 44,085 791 o 1,593 2,360 o o 0 66,525
2022 841,941 74,821 14,758 5,144 49,583 889 o 1,792 2,655 0 0 o 74,821
2023 946,931 84,151 16,599 5,786 55,766 1,000 0 2,015 2,986 o o o 84,151
2024

|

1065013

|

94,645 18,669 6,507 62,720 1,125 o 2,266 3,358 o o o 94,645
2025

|

1,197,820

|

106,447 20,997 7,319 70,541 1,265 o 2,549 3,777 o o 0 106,447
2026

|

1,347,189

|

119,721 23,615 8,231 79,337 1,423 0 2,867 4,248 0 o o 119,721         

  

 

TOTAL (GROSS) 107,759 37,561 362032 6492 o 13,082 19,383 o o o ]
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¡SALES TAXES - OTHER 50% OF CAPTURED RATES

 

 

 

 

       
 

ory ory am am EN om om am CTY COUNTY COUNTY COW

TY

zoo STATE TOTALCAPINPROV PMT-CAPTTAL PMT-CITY PARKS CENTRAL FIRERENEW FRENEW PUBLICSFIY KCATA CHLDRENS  STADUMESTMATED 900%  00000% 023125% 02500%  0.0000% 0.1250% 00000%

—

0.1250%  O.1875% 0.3750% 000% 00000% 008256  o.0000%

|

l'185625%[TAXABLE SALES]

20,041,902 o o 46,347 50.106 o 25.052 o 25052 37879 75187 o o 12.526 o 37202822,541,127 112,706 o 52.126 56.353 o 28,176 o 28176 42205 64,529 o 0 14,088 0 418,42025,352,006 126,760 o 58627 63,380 0 31,690 o 31690 47535 95070 o o 15845 o 470.59728.513.401 142,567 o 65997 71204 o 35.642 o 35642 53.453 106.925 o o 17,821 o 529,28032,069,022 160,345 0 74,160 804173 o 40,086 o 4008 60,129 120,258 o 0 20043 o 595,2819.017.007 45.085 o 20852 22,543 0 nan o 11271 16907 33814 0 o 5.636 o 167,378

[tora(cross)] [687.672 o 318,048 343,835 0 171,918 o 171918 257.877 515,754, 0 o 85,959 o| [255298 
NOTE: BASED ON 2020 EATs

SALES TAXES - NON-TIF RATES

2021

2023
2024

2025

 

 

 

       
 

ary ory EN EN am om om am CTY COUNTY. COUNTY Cour” 200 STATE TOTALCAPINPROV PMTCAPTAL PMTCTY PARKS CENTRAL FRERENEW FRENEW PUBLICSFIY  KCATA CHLORENS  STADUMESTMATED 90000%  00375% O0000% 000% 01250%  00000%  02500% 00000% 0.00% 00000% 0.125% 0.3750% 0.000%  42250%

|

Y starsTAXABLE SALES

20,041,902 o 7,516 o o 25.052 o 50,105 o o o 25052 75.157 o 845,770 1,029,65322,541,127 0 8453 o 0 28,176 o 56,353 o o 0 28476 84,529 o 952.363 1.158.05025,352,006 o 9,507 o o 31,690 o 63,380 o o o 31,690 95070 0 1071122

||

1.302.45028,519,401 o 10,693 o 0 35,642 o 71,204 o o o 35642 106,925 o 1204691

||

146487632,069,022 o 12.026 0 o 40.086 o 80,173 o o o 40086 120,250 o 1354916

||

1,647,5469,017,007 o 3,381 o o 11,271 o 22,583 o o o 11,271 30814 o 380,969 463,249

[rorat (cross) [o 51,575 o 0 171,918 o 343,836 0 o o 171.918 515,754 o 5810831] [7.065.833 
NOTE: BASED ON 2020 EATs
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EXHIBIT 7

DEVELOPER’S PROPOSAL- EVIDENCE OF FINANCE
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 PONY EXPRESSBANK)
MEMBERFDIC

“Established 1890”
215 North 291 Highway + Liberty, MO 64068

816-781-9200 + Fax: 816-781-8606
www.ponyexpressbank.com

  

Pursell Mid-City Development, L.L.C.

300 N. Church Road

Liberty, Missouri 64068

Attn: Michael Pursell, President

Re: Santa Fe TIF Plan, Kansas City, Missouri

Dear Mr. Pursell,

This is a proposedterm sheet for the construction financing of the above referenced project. This proposalis fordiscussion only. The bank must complete its normaldue diligence, underwriting and approval process. In addition, theloan amountexceedsourlegal lendinglimit. Therefore, we would require participation from other banking institutionsfor muchofthis loan. We have had no conversations with potential banking partners for this project.

Borrower: Pursell Mid-City Development, L.L.C.
Guarantor: Mike Pursell and any other company owners.
Purpose: construction financing.
Loan Amount: $25,000,000.00.
Interest Rate: TBD.
Fees: Loan fee TBD. Borrower would payall closing costs associated with the closing

of the loan.
Term: Oneyear.
Repayment: Accrued interest payable monthly with principal balance due at maturity.
Collateral: 1*deed oftrust on subject property.
Other Requirements: -Appraisal ofthe property at an amount acceptable to the bank to support a

loan to value at a maximum of 75%. Appraiser to be selected by the bank.
-All financial information for the borrower and guarantors requested by the bank.
-approval by other bankingpartners for participation in the loan up to an amount acceptable to
the bank.
-any other covenants or requirements that the bank mayrequire in regardsto the loan,
borroweror guarantors.

This letter is intended as an outline only and doesnot purport to summarize all of the conditions, covenants,
representations, warranties and other provisions which would be contained in definitive legal documentation fora loan.

If you should wish to proceed with consideration for a formal loan agreementwewill provide you with

a

list of
documentation required for our underwriting consideration.

Very Truly Yours,

Wath. £. Bal

Walter A. Holt

Senior Vice President



EXHIBIT 9

ESTIMATED DEVELOPMENT SCHEDULE
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EXHIBIT 9

ESTIMATED DEVELOPMENT SCHEDULE

Phase Activated Commencement Completion
1 1993 N/A Complete
1A 1994 N/A Complete
2 2003 2015 2016
3 2003 2016 2022
4 2003 2016 2022
5 2003 2022 2025
6 2003 2017 2026
7 2003 2026 2026
8 2003 2026 2026
9 2003 2026 2026
10 2003 2017 2026
11 2003 2017 2024
12 2003 2026 2026



EXHIBIT 14

DEFINITIONS

As used in this Tax Increment Financing Plan, the following terms shall have the
following meanings:

D

2)

3)

4)

5)

“Act,” the Real Property Tax Increment Allocation Redevelopment Act, Section
99.800, et. seq., Revised Statutes of Missouri, as amended.

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

“City,” City of Kansas City, Missouri.

“Commission,” the Tax Increment Financing Commission of Kansas City, Missouri

“Economic Activity Taxes,” fifty percent (50%) of the total additional revenue from
taxes which are imposed by the City or other Taxing Districts, and which are
generated by economic activities within the Redevelopment Project Area, over the
amount of such taxes generated by economic activities within the Redevelopment
Project Area in the calendar year priorto the adoption of the Redevelopment Project
by Ordinance, while tax incrementfinancing remainsin effect, but excluding personal
property taxes, taxes imposed on sales or charges for sleeping rooms paid by transient
guests of hotels and motels, taxes levied pursuant to section 70.500, taxes levied for
the purpose of public transportation pursuant to section 94.660, taxes imposed on
sales pursuant to subsection 2 of section 67.1712 for the purpose of operating and
maintaining a metropolitan park and recreation district, licenses, fees or special
assessments other than payments in lieu of taxes and penalties and interest thereon,
any sales tax imposed by a county with a charter form of government and with more
than six hundred thousand but fewer than seven hundred thousand inhabitants, for the
purpose of sports stadium improvement or levied by such county under section
238.410 for the purpose of the county transit authority operating transportation
facilities, taxes imposed on sales under and pursuantto section 67.700 or 650.399 for
the purpose of emergency communication systems and such other taxes that may be
excluded by State law from time to time; provided, however,if the voters in a Taxing
District vote to approve an increase in such Taxing District’s sales tax or use tax,
other than the renewal ofan expiring sales or use tax, any additional revenues
generated within the RedevelopmentProject Area that are directly attributable to the
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newly voter-approved incremental increase in such taxingdistrict’s levy rate shall not
be considered “Economic Activity Taxes”, without the consent of such Taxing
District. For redevelopment projects or redevelopment plans approved after
December 23, 1997, if a retail establishment relocates within one (1) year from one
facility to another facility within the same county and the governing body of the
municipality finds that the relocation is a direct beneficiary of tax increment
financing, then for purposes ofthis definition the economic activity taxes generated
by the retail establishment shall equal the total additional revenues from economic
activity taxes which are imposed by a municipality or other taxing district over the
amount of economic activity taxes generated by the retail establishment in the
calendar yearpriorto its relocation to such redevelopment project area

6) “Gambling Establishment,” an excursion gambling boat as defined in section
313.800, RSMo., and any related business facility including any real property
improvements which are directly and solely related to such business facility, whose
sole purposeis to provide goods or services to an excursion gambling boat and whose
majority ownership interest is held by a person licensed to conduct gambling games
on an excursion gambling boat or licensed to operate an excursion gambling boat as
provided in Sections 313.800 to 313.850, RSMo.

7) “Obligations,” bonds, loans, debentures, notes, special certificates, or other evidences
of indebtedness issued by the City, Commission or by any other appropriate issuer,
approved by the City and Commission, to pay or reimburseall or any portion of the
RedevelopmentProject Costs or to otherwise carry out a redevelopmentproject or to
fund outstanding obligations.

8) “Ordinance,” an ordinance enacted by the governing body ofthe City.

9) “Paymentin Lieu of Taxes,” revenues from real property taxes generated within the
Redevelopment Project Area which are to be used to reimburse the Redevelopment
Project Costs identified by the Plan, which Taxing Districts would have received had
the City not adopted tax incrementallocation financing, and whichresult from levies
made after the time of the adoption of tax incrementallocation financing within the
RedevelopmentProject Area that is approved by Ordinance (but excluding the blind
pension fund tax levied under the authority of Article Ill, Section 38(b) of the
Missouri Constitution and the merchant’s and manufacturer’s inventory replacement
tax levied under the authority of subsection2 of Section6 of the Missouri
Constitution) and during the time the current equalized value ofreal property in the
Redevelopment Project Area exceeds the TotalInitial Equalized Assessed Value of
real property in the Redevelopment Project Area, until the designation is terminated
pursuant to the Act, provided however, if the voters in a Taxing District vote to
approve an increase in such Taxing District’s levy rate for ad valorem tax onreal
property, any additional revenues generated within the Redevelopment Project Area
that are directly attributable to the newly voter-approved incrementalincrease in such
Taxing District’s levy rate shall not be considered Payments in Lieu of Taxes without
the consent of such Taxing District. Revenues will be considered directly attributable
to the newly voter-approved incremental increase to the extentthat they are generated
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from the difference betweenthe taxing district’s actual levy rate currently imposed
and the maximum voter-approved levy rate at the time that the Redevelopment
Project was adopted.

10) “Public Improvements,” the improvements described in Section 1 ofthis Plan.

11)“Redeveloper,” the business organization or other entity designated by the
Commission, pursuant to a resolution, and to which the Commission enters a
Redevelopment Agreement to implement the Redevelopment Plan or the Project
Improvements ora portion thereof.

12)“Redevelopment Agreement,” the agreement between the Commission and
Redeveloper for the implementation of the Redevelopment Plan or the Public
Improvements or a portion thereof.

13)“Redevelopment Area,” an area designated by Ordinance of the City, in respect to
which the City has madea finding that there exist conditions which cause the area to
be classified as a conservation area, which area includes only those parcels of real
property directly and substantially benefitted by the proposed Redevelopment
Projects and whichis legally described on Exhibit 1A.

14) “Redevelopment Plan” or “Plan,” the Santa Fe Tax Increment Financing Plan, asit
may be amendedfrom timeto time.

15) “Redevelopment Projects,” any redevelopment project that is identified on Exhibit
1B that (1) is intended to further the objectives of the Redevelopment Plan (2)
containsa legal description, and (3) is approved by an Ordinanceofthe City.

16) “Redevelopment Project Areas,” the areas selected for the Redevelopment Projects
and whicharelegally described on Exhibit 1B.

17) “Redevelopment Project Costs” include the sum total ofall reasonable or necessary
costs incurred or estimated to be incurred, any such costs incidental to the
Redevelopment Plan and/or a RedevelopmentProject. Such costs are identified on
Exhibit 4 and mayinclude,butare not limited to the following:

a) Costs of studies, surveys, plans and specifications;

b) Professional service costs, including, but not limited to, architectural, engineering,
legal, marketing, financial, planning or special services. Except the reasonable
costs incurred by the commission established in section 99.820 for the
administration of sections 99.800 to 99.865, such costs shall be allowed only as an
initial expense which, to be recoverable, shall be included in the costs of the
RedevelopmentPlan or a RedevelopmentProject;

c) 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 gradingofland;
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19.

20.

21.

22.

d) Costs of rehabilitation, reconstruction, repair or remodeling of existing buildings
and fixtures;

e) Cost of construction of public works or improvements;

f) Financing costs, including, but not limited to all necessary and incidental
expensesrelated to the issuance of Obligations, and which may include payment
of interest on any Obligations issued hereunder accruing during the estimated
period of construction of any RedevelopmentProject for which such Obligations
are issued and for not more than eighteen months thereafter, and including
reasonable reservesrelated thereto;

g) All or a portion of a taxing district’s capital cost resulting from the
RedevelopmentProject necessarily incurred orto be incurred in furtheranceofthe
objectives of the Redevelopment Plan and Redevelopment Project, to the extent
the municipality by written agreement accepts and approvessuchcosts;

h) Relocation costs to the extent that the City determines that relocation costs shall
be paid or are required to be paid by federalorstate law; and

i) Paymentsin lieu oftaxes.

- “Reimbursable Project Costs,” Redevelopment Project Costs in an amount not to
exceed Eighty-Seven Million Five Hundred Seven Thousand Two Hundred Eighty-
Two Dollars $87,507,282 that are identified on Exhibit 4, under the column “TIF
Budget”).

“Special Allocation Fund,” the fund maintained by the City or the Commission, as the
case may be, which contains at least two (2) separate segregated accounts for each
Redevelopment Project and any additional accounts deemed appropriate by the City
and Commission (i.e. TIF Revenue Account, Additional City EATS and CID Sales
Tax Revenue) and maintained by the treasurer of the City or the treasurer of the
Commission into which Payments in Lieu of Taxes, Economic Activity Taxes and
other revenues are deposited.

“Tax Increment Financing,” tax increment allocation financing as provided pursuant
to Chapter 99.800, et seq. RSMo.

“Taxing Districts,” any political subdivision of Missouri located wholly or partially
within the RedevelopmentProject Area having the powerto levy taxes.

“TIF Revenue,” Payments in Lieu of Taxes and Economic Activity Taxes
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EXHIBIT 15 G .

* bakertilly
BakerTilly Municipal Advisors, LLC
5440 W.110" Street, Suite 300—_—

2

Overland Park, Kansas 66211
bakertilly.com

MEMORANDUM

TO: Tax Increment Financing Commission of Kansas City, Missouri
(the “Commission’)

Heather Brown, Executive Director

FROM: Thomas Denaway, BakerTilly

DATE: June 1, 2021

SUBJECT: Review of Proposed Third Amendment(“Third Amendment’) to the Santa Fe Tax
Increment Financing Plan (the “TIF Plan”)

Introduction
Baker Tilly Municipal Advisors was retained by the Tax Increment Financing Commission to
evaluate the continued needfor assistance being sought by the proposed Third Amendmentto
the TIF Plan as well as to prepare an analysis of the fiscal impact of the proposed amendmenton
the affected Taxing Jurisdictions.

The Third Amendmentis being proposed to more closely align the TIF Plan with the actual and
anticipated plan of development within the Redevelopment Area described by the TIF Plan (the
“TIF District”). The TIF Plan was previously modified in 2000 and 2005. The proposed Third
Amendment eliminates the construction of approximately 500,000 square feet of retail uses,
3,900,000 sf of office uses, and 3,600,000 sf of light industrial/warehouse uses from the
previously assumed developmentscope to be undertaken by Pursell Mid-City Development, LLC
(the “Developer’). The proposed Third Amendment would allow for the continuation of the
reclamation of the Redevelopment Area andthe construction of certain public infrastructure that
will eventually support the future construction of industrial/warehouse uses, as well as continue to
support the existing retail development that did occur within the TIF District. The future
developmentoflight industrial/warehouse spaceis still anticipated to occur upon completion of
the reclamation and public infrastructure, but it is not contemplated to be undertaken by the
Developer and a significant portion is likely to occur following the completion of the term for the
TIF District.

The level of developmentthat was proposedwithin the 2005 Second Amendmentto the TIF Plan
is significantly different then the level of developmentthat actually occurred within the TIF District.
While a portion of the proposed development scenario did occur,it is still substantially less than
what was proposed and the Developer doesnot anticipate the existing real estate market being
conduciveto the future developmentof the remaining retail and office components contemplated
by the Second Amendmentto the TIF Plan. Dueto the significant difference in the proposed
development scope described in the existing TIF Plan and the actual development that has
occurred, in order for the Developer to remain in compliance with the TIF Plan and its
Redevelopment Agreementwith the Commission, it is necessary for the TIF Plan to be modified.
If the TIF Plan were to not be modified by the proposed Third Amendment,it would likely lead to
the termination of the TIF District.

BakerTilly Municipal Advisors, LLCis a registered municipal advisor and controlled subsidiary of Baker Tilly US, LLP, anaccountingfirm. BakerTilly US, LLP trading as Baker Tilly is a memberofthe global network of Baker Tilly InternationalLtd., the members of which are separate and independentlegalentities. © 2020 BakerTilly Municipal Advisors, LLC



Need For Assistance Analysis Methodology
The proposed Third Amendment would permit the Developer to continue to receivereimbursementfor previously incurred eligible RedevelopmentProject Costs described by the TIF
Plan, until such time as tax increment allocation financing terminates, upon the expiration of theTIF District in 2026. If the TIF Plan is not amended, the Developer would likely not receive
reimbursement from future TIF Revenues generated within the TIF District. As a result, the
analysis we undertook was to review the reasonablelikelihood of the Developer or any otherparty continuing to remediate certain blighted conditions within the TIF District by reclaiming
undevelopable land and constructing public infrastructure improvements, as contemplated by the
Third Amendment, in the absenceof tax increment financing.

Developer Pro Forma
The Developer prepared a pro forma in connection with the Third Amendmentthat detailedits
actualactivities within the TIF District Starting with its acquisition of property within the TIF Districtin 2002. During this time, the Developer has undertaken the construction of certain public
infrastructure improvements andthe reclamation of land within the TIF District and it has realizedrevenuesfrom the sale of rock and associated activities and fees, as well as the sale of reclaimed
lots ready for development. During this same period, the Developer has incurred costs
associated with the initial acquisition of the Property, direct construction/development costs
associated with the construction of public infrastructure and the continued reclamation of theproperty, as well as indirect costs, administrative expenses, and property taxes. The pro forma
activity from 2002 through 2020reflects the actual revenue generated and expensesincurred, as
provided by the Developer. We have assumedthis information to be an accurate reflection of theactual activity within the TIF District, but do not have the meansfor independently confirming
these amounts.

For purposes of estimating future revenues and expensesof the development proposed by theThird Amendment, the Developer has usedthe average of the actual amounts of revenue and
expensesfor the individual revenue and expenseline-items from 2018 through 2020,as the basisfor their future projections. Therefore,thefirst projection year of 2021 reflects the average of the
actual revenue generated and expensesincurred from 2018 through 2020. Followingthis initialprojection year of 2021, the Developer has assumedeach of the line-itemswill inflate at a rate of
3% annually.

Forthe purposeof estimating future lot sales of reclaimed land for light industrial/manufacturing
uses, the Developer has assumedportions of the remaininglots will be sold in 2022, 2024, 2025,
and 2026. The Developer prepared a timeline of when these individual lots will be sold and
basedtheir lot sale proceeds on an assumed sale price of $1.12 per square foot. Based on a
review of industrial land prices within Kansas City metropolitan area, this appears to be a
reasonablesaleprice for reclaimed property sold for future industrial development.

In addition to projecting the future Operating revenues and expensesof the developmentfor theremaining term of the TIF District, the Developeralso calculated a reversion value of the propertybased on a hypothetical sale upon the expiration of the TIF District in 2026. The inclusion ofthis
hypothetical sale at the end ofthe pro formaperiod is not an indication that the Developerintends
to sell the property at that specific point in time, but is simply a mathematical constructundertaken to ensure that the rate of return analysis fully accounts for the value of the asset
created by the Developer. This allows the Internal Rate of Return (IRR) analysis to incorporate
the full development cycle and reflect the return based on the Developer'sinitial investment in theproperty, the operating revenue and pad sales generated by their ownership of the property from
2002 through 2026, and the sale value of the remaining assets of the development. This
methodology allows for the IRR analysis to fully incorporate the potential maximum return on
investmentrealized by the Developer.

BakerTilly Municipal Advisors, LLC is a registered municipal advisor and wholly-ownedsubsidiary of Baker Tilly US, LLP,an accounting firm. BakerTilly US, LLP trading as Baker Tilly is a memberof the global network of Baker TillyInternational Ltd., the members of which are separate and independentlegalentities. © 2020 Baker Tilly MunicipalAdvisors, LLC



The hypothetical reversion value calculation provides that the Developerwill be selling a mix of
income producing property and development ready lots. The potential sale value of income
producing property can be determined based ontheutilization of the Net Operating Income (NOI)
and a capitalization rate. For purposes of estimating the remaining reversion value of the income
producinglots, at the time of this hypothetical sale, the Developerutilized a capitalization rate of
10% and a 6% costof sale assumption. In our review of available resources, we were unable to
find a published capitalization rate specific to an income producing mining operation. However, in
our opinion, as we have described below, a 10% capitalization rate does appear to be
reasonable.

The income that is produced bythis developmentis the result of intensive reclamation costs
incurred by the Developerandthe sale of the rock producedbytheseactivities. This is a much
greater level of complexity than say the traditional passive income generated by a leasedreal
estate asset. As a result, it would be expected that the capitalization rate for this type of
development would be higher. The Developer utilized a capitalization rate for their reversion
value of 10% whichstill falls within the identified range for Industrial Property as surveyed by
RealtyRates.com in their 2"? Quarter 2021 Investor Survey. A 10% rate is above their average
rate, but still within the identified range for industrial Property acquisitions. Considering this
comparison is being made for capitalization rates for industrial property, something we would
expect to have a muchlowercapitalization rate than a mining operation, the use ofa rate that is
still within the identified range for industrial property allows us to determine that the assumption
used by the Developeris reasonable at a 10% capitalization rate.

In addition to the valuation of the sale of the mining/income producing portion of the development,
the Developer has also included future sales assumptions for the sale of remaining reclaimed
Property as developable lots, as part of their overall reversion value calculation. The reversion
value assumes the sale of a remaining 14,656,417 square feet of reclaimed land (approximately
336 acres) at a future sale price of $1.12 per Square foot. Based on a review of current sale
prices andlistings within the greater Kansas City metro area for industrial property we foundthis
to be a reasonable estimate.

Internal Rate of Return Analysis
For purposes of this review we calculated the potential Unleveraged Internal Rate of Return
realized by the Developer for two scenarios, the potential IRR realized by the Developerof the
lifetime of the TIF District (1) with the proposed Third Amendment and (2) without the proposed
Third Amendment. This analysis allows us to understand the specific impact on the IRR realized
by the Developerresulting from the Third Amendment.

Specifically, the “With-Amendment’ scenario is based on the potential IRR to the Developer,if the
Developer receives reimbursement from TIF Revenue generated from 2021 through the first
quarter of 2026. This is the new TIF Revenue that would potentially be available to the
Developer,if the Third Amendmentis approved.

The “Without-Amendment” scenario is based on the potential IRR to the Developer, if the
Developer did not receive reimbursement from TIF Revenue generated from 2021 through the
first quarter of 2026.

Both scenarios incorporate the actual activity incurred within the TIF District, including the actual
reimbursement of TIF Revenue to the Developerfrom 2002 to 2020. The identified IRR analysis
is also based on the total IRR realized by the Developer since its acquisition of the property
located within the TIF District in 2002.

The unleveraged IRR analysis is based on the actualactivities undertaken by the Developer from
2002 to 2020, including the initial acquisition cost, actual lot sales, and actual revenues and
expenses from the reclamation of property and the construction of public infrastructure.
BakerTilly Municipal Advisors, LLCis a registered municipal advisor and wholly-owned subsidiary of Baker Tilly US, LLP,an accounting firm. BakerTilly US, LLP trading as Baker Tilly is a memberof the global network of Baker Tilly
International Ltd., the members of which are separate and independentlegal entities. © 2020 BakerTilly Municipal
Advisors, LLC



Additionally, both IRR scenarios incorporate all of the same future projections for net income, and
reversion values. The sole difference between the calculated “With Amendment” and “Without
Amendment” scenarios is specifically the future TIF Revenue generated from 2021 through the
first quarter of 2026 and made available to reimburse certain Redevelopment Project Costs
incurred by the Developer; all other assumptions are equal between both scenarios including the
already received TIF reimbursementsprior to 2021.

The Table belowillustrates our calculations for the potential Unleveraged IRR realized by the
Developerwith and without the proposed Third Amendmentto the TIF Plan.

Unleveraged   
 

Unleveraged IRR Analysis IRR

Without 34 Amendment(No Future TIF Revenue) 11.17%

With 34 Amendment(TIF 2021-2026) 12.21%

   
 

Need for Assistance Finding
By calculating the impact on the Developer's anticipated IRR as a result of the additional
reimbursement of TIF Revenue that would be received if the proposed Third Amendmentis
approved, weare able to analyze the impacton the feasibility of the implementation of the Third
Amendment and the additional TIF Revenue that would be reimbursed to the Developer. As a
measureof a reasonable return for a project of this type, weutilized the PriceWaterhouseCooper
Real Estate Investor Survey for the 4" quarter of 2020. This surveyidentifies a range for the
desired rate of return on a land developmentproject as being from 10.00% to 25.00%, with an
average return threshold of 15.60%. Typically, when evaluating project feasibility we utilize
average return threshold from this study, which in this case would result in a feasibility threshold
of 15.60%.

Whatthe above IRR analysis illustrates is that the project both with and without the proposed
Third Amendment wouldstill result in the Developer realizing an unleveraged IRRless than this
average return. As such, we can conclude that the additional assistance that would be available
underthe Third Amendmentis neededin orderto allow the project to achieve closer to a market
level return, than would be realized without the Third Amendment and thus making it more likely
that the development, proposed by the Third Amendment, would proceed with the tax increment
financing. Additionally, we conclude that the proposed Third Amendment would notresult in the
Developerbeing overincentivized for the project as described by the Third Amendment, as even
with the remaining duration of the TIF reimbursement assistance the proposed rate of return
would still fall below whatis considered a reasonable benchmark.

BakerTilly Municipal Advisors, LLC is a registered municipal advisor and wholly-owned subsidiary of BakerTilly US, LLP,
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Future TIF Revenue Projections
The Third Amendment proposesa reduction in the Estimated Redevelopment Project Costs from
the current amount of $121,255,262 to a new budget amountof $87,507,282, a reduction of
$33,747,980. While the Third Amendment contemplatesthe potential for reimbursement of up to
$87,507,282 in eligible project costs, the actual amount of TIF Revenue generated prior to the
expiration of tax increment allocation financing within the TIF District will likely be significantly
lower, resulting in the Developer receiving a much lower level of assistance than what is
authorized within the TIF Plan, as amendedby the Third Amendment. Historical records on the
amount of TIF Revenue generatedsincethefirst Redevelopment Project was approved and tax
increment allocation financing was authorized in 1993 through 2020indicates that the aggregate
amountof TIF Revenue generated within the TIF District is $4,795,861.

In preparing its pro forma, the Developerutilized this historical information as a basis for
projecting future TIF Revenuepotentially generated within the TIF District prior to the expiration of
the TIF District. The Developer utilized the FY2020 total TIF amount of $537,882.74 which
represented a 12.47% increase in TIF Revenue over the FY2019 amount. These two amounts
serve as the basis for the Developer's projection of the remaining TIF Revenue anticipated to be
generated within the TIF District from 2021 throughthefirst quarter of 2026, which they assumed
would grow each year by a rate of 12.47%. The Developer’s TIF projection for the amount
anticipated to be generated over the remaining term of the District is $4,240,475. For the final
yearof the TIF District in 2026, we have modified the Developer's TIF projections to assume that
100% of the TIF Revenueattributable to PILOTS will be captured in 2026, and that 25% of the
EATS revenue will be captured due to the TIF District reaching its 23-year expiration in the first
quarter of 2026.

The table below identifies the future TIF Revenue projections from 2021 throughthe duration of
the TIF District in 2026 by source.

Cumulative TIF Revenue (2021 — 1Q2026) Source

     

 

 

 

PILOTS $546,270

KansasCity Sales Tax EATS $3,083,598

Jackson County Sales Tax EATS $524,653

Zoo Sales Tax EATS $85,954    
Taxing Jurisdiction Impact
The potential impact that would be realized by eachof the taxing jurisdictions represented within
the TIF District, is represented by their pro-rate share of the future TIF Revenue projections from
2021 through 1Q2026. If the proposed Third Amendmentto the TIF Planis adopted this future
revenue would be captured by the TIF District, and not be available to the taxing jurisdictions.
Therefore, this revenue being captured by the TIF District can also beidentified as the tax impact
of the proposed Third Amendment.
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The chart below calculates the pro rate share of each taxing jurisdictions share of the PILOTS
and EATSrevenue,andrepresentsthe potential revenue that would belost by eachjurisdictionif
the proposed Third Amendment were to be approved. The share of PILOTS percentage is each
jurisdiction’s share of the TIF eligible Tax Rate based on 2020 Rates.

     Total: outers, Share of Tax ImpactofTaxing Jurisdiction PILOTS PILOTS EATS P
3 Amendment

$3,190,695

      

 

        City of KansasCity 19.61%      $107,097 $3,083,598
 

 

 

 

 

 

 

Jackson County 6.83% $37,330 $524,653 $561,983

KansasCity ZooDistrict N/A N/A $85,954 $85,954

DMAISel 65.87% $359,807 = $359,807

Mid-Continent Library 4.13% $22,581 - $22,581

Metro Community Colleges 2.38% $13,001 - $13,001

Mental Health Fund 1.18% $6,452 - $6,452       

BakerTilly Municipal Advisors, LLC is a registered municipal advisor and wholly-owned subsidiary of BakerTilly US, LLP,an accounting firm. BakerTilly US, LLP trading as BakerTilly is a memberof the global network of BakerTilly
International Ltd., the members of which are separate and independentlegal entities. © 2020 Baker Tilly Municipal
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EXHBIT 16

Santa Fe Third Amendment
Assumptionsfor the Tax Impact Analysis

Beloware the assumptions used forthe calculations of the Tax Impact Analysis for the ThirdAmendmentto the Santa Fe TIF Plan.

Wereceived information prepared by the TIF Commissionstaff identifying historical TIFRevenuesbyfiscal year for the Santa Fe TIF Plan. The TIF revenuesidentified the amounts forPILOTsas well as the EATs from Jackson County, Zoo District and Kansas City. Thatinformation was used to estimate several of the categories below.

Sales Taxes

Using the above-mentioned data, we used the Jackson County and ZooDistrict EATs tocalculate the estimated taxable sales for the Redevelopment Plan. Weused the calculatedtaxable sales using the Zoo District EATs because they wereslightly lowerthan the calculatedtaxable sales using the Jackson County EATsto be conservative with the calculations. Using theestimated taxable sales allowed usto the estimate the benefit of the non-captured sales taxrevenues to Jackson County, Zoo District and Kansas City, Missouri.

Real Property Taxes

Using the above-mentioneddata for PILOTs, weestimated the taxable assessed value and thencalculated the revenue benefit ofthe non-captured levy rates for real property tax revenue.

Using GIS information, we identified the parcels in the TIF Plan and used the information fromthe Jackson County Assessor’s Officeto calculate the base assessed value.

There are discussions regarding surplusing the PILOTs which would provide additional benefitsto the taxing districts. We assumed a 12,47% increase annually in the PILOTs based upon
historical revenues.

Personal Property Taxes

To calculate the personal property, we used information from the Jackson County Collector’swebsite to search by addressto find the current taxable assessed value of personal property. Toaccountfor continued depreciation and replacement, we used an annual 10% decrease.

Earnings and Utilities Taxes

Using the estimated taxablesales as discussed above, wecalculated the TIF captured sales tax toestimate the KCMO EATsattributed to sales taxes, Once we backed outthat calculated sales taxrevenue, the remaining revenue can be assumed to be earningstax andutilities taxes.
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REAL PROPERTY TAX REVENUE

 

 

CITY
163,300 55,541 107,759

COUNTY
56,921 19,360 37,561

ZOO DISTRICT 0 o 0
SCHOOL DISTRICT 548,628 186,596 362,032
LIBRARY 33,798 11,511 22,287
JUNIOR COLLEGE 19,824 6,743 13,082
MENTAL HEALTH 9,838 3,346 6,492
SHELTERED WORKSHOP 5,982 2,056 3,926
BLIND PENSION 2,765 951 1,815
REPLACEMENT 132,457 45,531 86,926   
     

EARNINGS ANDUTILITY FRANCHISE TAX REVENUE

   
   

 

1,132,525 0 1,132,525

CITY CAPITAL IMPROVEMENTS 687,672 0 687,672
CITY PUBLIC MASS TRANSIT - CAPITAL 51,575 0 51,575
CITY PUBLIC MASS TRANSIT - CITY 318,048 0 318,048
CITY PARKS

343,836 0 343,836
CITY CENTRAL CITY 171,918 0 171,918
CITY FIRE RENEWAL 171,918 0 171,918
CITY FIRE NEW 171,918 0 171,918
CITY PUBLIC SAFETY 171,918 0 171,918
CITY KCATA TRANSIT 257,877 0 257,877
COUNTY GENERAL 515,754 0 515,754
COUNTY CHILDREN'S FUND 171,918 0 171,918
COUNTY SPORTS COMPLEX 515,754 0 515,754
ZOOLOGICALDISTRICT 85,959 o 85,959
STATE

5,810,831 0 5,810,831
   
     

1. BENEFITS SHOWN ABOVE DO NOT INCLUDE PILOTS OR EATS DIRECTED TO THE PROJECT. TAXES SHOWN ABOVE INCLUDE



 

PERSONAL PROPERTY TAX REVENUE

 

   
 

   
 

CITY 348,420 0 348,420
COUNTY 121,447 0 121,447
ZOODISTRICT 0 0 0
SCHOOLDISTRICT 1,170,562 0 1,170,562
LIBRARY 73,464 0 73,464
JUNIOR COLLEGE 42,298 0 42,298
MENTAL HEALTH 20,990 0 20,990
SHELTERED WORKSHOP 12,900 0 12,900
BLIND PENSION 5,963 0 5,963
REPLACEMENT 0 0 0

CITY 3,990,927 55,541 3,935,386
COUNTY 1,381,794 19,360 1,362,435
SCHOOLDISTRICT 1,719,190 186,596 1,532,593
MENTAL HEALTH 30,828 3,346 27,482
SHELTERED WORKSHOP. 18,882 2,056 16,826
JUNIOR COLLEGE 62,122 6,743 55,380
LIBRARY 107,262 11,511 95,751
BLIND PENSION 8,728 951 7,778
REPLACEMENT 132,457 45,531 86,926
STATE 5,810,831 0 5,810,831
ZOOLOGICAL DISTRICT 85,959 0 85,959

[aut TAXING DISTRICTS 13,348,981 331,635 13,017,346 ]
 

 

ONLY THE REAL AND PERSONAL PROPERTY TAXES AND SALES TAXES REMITTED TO THE TAXING DISTRICTS PRO RATA.
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EARNINGSANDUTILITY TAXES

 

 

 

  
 

 
 

Estimated CITY TOTAL
Earnings & Utility

Taxes

2021 165,035 165,035 165,035
2022 185,615 185,615 185,615
2023 208,761 208,761 208,761
2024 234,793 234,793 234,793
2025 264,072 264,072 264,072
2026 74,250 74,250 74,250      

  
 [__ tora(cross) ] [ 1,132,525 [1132525]

NOTE: BASED ON2020 EATs



Santa Fe

Year

FY 1993

FY 1994

FY 1995

FY 1996

FY 1997

FY 1998

FY 1999

FY 2000

FY 2001

FY 2002

FY 2003

FY 2004

FY 2005

FY 2006

FY 2007

FY 2008

FY 2009

FY 2010

FY 2011

FY 2012

FY 2013

FY 2014

FY 2015

FY 2016

FY 2017

FY 2018

FY 2019

FY 2020

2021

2022

2023

2024

2025

2026

PILOTs

25,605.92

23,369.72

23,276.06

23,413.62

23,826.32

23,908.88

9,147.13

9,393.24

10,307.84

10,281.88

13,142.97

12,345.21

15,462.88

5,617.27

20,275.74

76,267.80

27,396.63

25,914.48

45,124.00

21,018.13

24,095.47

38,895.33

27,979.71

59,149.18

66,525.08

74,820.76

84,150.91

94,644.53

106,446.70

119,720.60

546,308.58

Jackson EATs

95,330.39

133,647.00

126,955.00

163,000.00

7,490.46

7,521.65

3,955.46

3,629.22

20,839.59

34,328.65

27,680.84

11,148.75

14,256.04

3,690.53

14,371.70

19,454.00

26,755.71

34,479.84

14,838.68

85,861.17

67,981.49

76,458.78

85,993.19

96,716.54

108,777.10

122,341.60

34,399.40

524,686.61

Zoo EATs

3,184.99

3,242.00

4,465.83

5,763.27

2,525.69

14,503.08

11,137.36

12,526.19

14,088.20

15,845.00

17,820.88

20,043.14

5,635.63

85,959.04

KCMO EATs

23,114.78

97,270.00

136,905.87

105,471.77

107,551.39

94,819.13

149,654.25

34,358.45

34,805.27

34,449.82

31,905.18

50,928.93

61,333.17

98,631.06

78,117.85

126,379.16

81,629.03

137,183.46

87,641.49

80,855.70

84,013.56

135,326.00

140,450.20

165,700.85

310,698.87

349,857.17

399,554.71

449,379.18

505,416.77

568,442.24

639,326.98

719,051.06

202,179.18

3,083,795.41

Total

23,114.78
97,270.00

162,511.79
224,171.88
264,474.45
245,187.75
336,480.57
58,267.33
43,952.40
51,333.52
49,734.67
65,166.27
78,105.36

131,815.86
78,117.85

176,170.69
114,927.14
168,607.95
178,165.33
111,942.86
127,484.73
203,146.00
192,689.87
230,039.43
366,958.57
478,201.13
537,822.74

604,889.24

680,318.92

765,154.69

860,569.48

967,882.50

361,934.81
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DamonPursell Construction
CHARLES D JONES & CO INC
PENSKE

Amerigas

Toyota

Sodecia

Boulevard Brewing

duvel

RunnerFreight

AJ Manufacturing

Storopack

AJ Manufacturing
AJ Manufacturing

General Motors

Shuttlewagon
Nordco

Super Bowen

9000 HickmanMills Drive
8750 Elmwood Ave

8750 Elmwood Ave

8750 Elmwood Ave

8750 Elmwood Ave

8750 Elmwood Ave

8750 Elmwood Ave

8750 Elmwood Ave

8750 Elmwood Ave

8750 Elmwood Ave

8750 Elmwood Ave
8750 Elmwood Ave
8750 Elmwood Ave

8750 Elmwood Ave

8700 Elmwood Ave

8701 Elmwood Ave

8701 Elmwood Ave
9001 HickmanMills Drive

2020

12,168

21,544

532

11,309

5 and 7year

49,842

102,357

6,610

17,340

924

327,811 5 and 7 year
124,508

52,546

4,311,079

7 year

89.29

70.16

55.13

42.88

30.63

18.38

10

5 year

85

59.5

41.65

24.99

10



EXHIBIT 17

CONSTRUCTION TOTALS AND
EMPLOYMENT INFORMATION

{25272 / 49048; 923970.}
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EXHIBIT 17
CONSTRUCTION TOTALS BY PROJECT AREA — PROJECT

 

 

 

 

 

 

 

 

 

  

AREA 2

New Existing Existing Total Existing
Construction

|

Structures

|

Structures to Structures to be
to be DEMOLISHED

REMAIN |REHABBED

as is
Square Feet 0 0 0 0 0
of Office

Space

Square Feet 0 0 0 0 0
of Retail
Space

Square Feet 0 0 0 0 0
of

Institutional

Space

Square Feet 700,000 0 0 700,000 0
of Industrial

Space F

Total Square 700,000 0 0 700,000 0
Feet

Number of 0 0 0 0 0
Dwelling

Units

Number of 0 0 0 0 0
Hotel

Rooms

Number of 350 0 0 350 0
Parking

Spaces       
(25272 / 49048; 923970.}
602428320.1
USA.602428320.7/WOF

 



EXHIBIT 17
CONSTRUCTION TOTALS BY PROJECT AREA — PROJECT

 

 

 

 

 

 

 

 

 

  

AREA 3

New Existing Existing Total Existing
Construction

|

Structures

|

Structures to Structures to be
to be DEMOLISHED

REMAIN |REHABBED

as is
Square Feet 0 0 0 0 0
of Office

Space

Square Feet 0 0 0 0 0
ofRetail
Space

Square Feet 0 0 0 0 0
of

Institutional

Space

Square Feet 300,000 0 0 300,000 0
of Industrial

Space F

Total Square 300,000 0 0 300,000 0
Feet

Number of 0 0 0 0 0
Dwelling

Units

Number of 0 0 0 0 0
Hotel

Rooms

Number of 150 0 0 150 0
Parking

Spaces       
(25272 / 49048; 923970. )
602428320.1
USA.602428320.7/WOF

 



EXHIBIT 17
CONSTRUCTION TOTALS BY PROJECT AREA — PROJECT

 

 

 

 

 

 

 

 

 

  

AREA 4

New Existing Existing Total Existing
Construction

|

Structures

|

Structures to Structures to be
to be DEMOLISHED

REMAIN |REHABBED
as is

Square Feet 0 0 0 0 0
of Office

Space

Square Feet 0 0 0 0 0
ofRetail
Space

Square Feet 0 0 0 0 0
of

Institutional

Space

Square Feet 700,000 0 0 700,000 0
of Industrial
Space F

Total Square 700,000 0 0 700,000 0
Feet

Numberof 0 0 0 0 0
Dwelling

Units

Numberof 0 0 0 0 0
Hotel

Rooms

Numberof 350 0 0 350 0
Parking

Spaces        
{25272 / 49048; 923970. }
602428320.1
USA.602428320.7/WOF



EXHIBIT 17
CONSTRUCTION TOTALS BY PROJECT AREA — PROJECT

 

 

 

 

 

 

 

 

 

  

AREA 5

New Existing Existing Total Existing
Construction

|

Structures

|

Structures to Structures to be
to be DEMOLISHED

REMAIN |REHABBED
as is

Square Feet 0 0 0 0 0
of Office

Space

Square Feet 0 0 0 0 0
of Retail
Space

Square Feet 0 0 0 0 0
of

Institutional

Space

Square Feet 0 0 0 0 0
of Industrial

Space F

Total Square 0 0 0 0 0
Feet

Number of 0 0 0 0 0
Dwelling

Units

Number of 0 0 0 0 0
Hotel Rooms

Number of 0 0 0 0 0
Parking

Spaces       
(25272 / 49048; 923970. }
602428320.1
USA.602428320.7/WOF

 



EXHIBIT 17
CONSTRUCTION TOTALS BY PROJECT AREA — PROJECT

 

 

 

 

 

 

 

 

 

  

AREA6

New Existing Existing Total Existing
Construction

|

Structures

|

Structures to Structures to be
to be DEMOLISHED

REMAIN |REHABBED

as is
Square Feet 0 0 0 0 0
of Office

Space

Square Feet 0 0 0 0 0
of Retail
Space

Square Feet 0 0 0 0 0
of

Institutional

Space

Square Feet 0 0 0 0 0
of Industrial

Space F

Total Square 0 0 0 0 0
Feet

Number of 0 0 0 0 0
Dwelling

Units

Numberof 0 0 0 0 0
Hotel Rooms

Numberof 0 0 0 0 0
Parking

Spaces        
{25272 / 49048: 923970. }
602428320.1
USA.602428320.7/WOF



EXHIBIT 17
CONSTRUCTION TOTALS BY PROJECT AREA - PROJECT

 

 

 

 

 

 

 

 

 

  

AREA 7

New Existing Existing Total Existing
Construction

|

Structures

|

Structures to Structures to be
to be DEMOLISHED

REMAIN |REHABBED
as is

Square Feet 0 0 0 0 0
of Office

Space

Square Feet 0 0 0 0 0
of Retail
Space

Square Feet 0 0 0 0 0
of

Institutional

Space

Square Feet 0 0 0 0 0
ofIndustrial

Space F

Total Square 0 0 0 0 0
Feet

Numberof 0 0 0 0 0
Dwelling

Units

Numberof 0 0 0 0 0
Hotel Rooms

Number of 0 0 0 0 0
Parking

Spaces       
{25272 / 49048; 923970. }
602428320.1
USA.602428320.7/WOF

 



EXHIBIT 17
CONSTRUCTION TOTALS BY PROJECT AREA — PROJECT

 

 

 

 

 

 

 

 

 

  

AREA 8

New Existing Existing Total Existing
Construction

|

Structures

|

Structures to Structures to be
to be DEMOLISHED

REMAIN |REHABBED

as is
Square Feet 0 0 0 0 0
of Office

Space

Square Feet 0 0 0 0 0
ofRetail
Space

Square Feet 0 0 0 0 0
of

Institutional

Space

Square Feet 0 0 0 0 0
of Industrial

Space F

Total Square 0 0 0 0 0
Feet

Number of 0 0 0 0 0
Dwelling

Units

Numberof 0 0 0 0 0
Hotel Rooms

Numberof 0 0 0 0 0
Parking

Spaces        
{25272 / 49048; 923970.}
602428320.1
USA.602428320.7/WOF



EXHIBIT 17
CONSTRUCTION TOTALS BY PROJECT AREA — PROJECT

 

 

 

 

 

 

 

 

 

  

AREA9

New Existing Existing Total Existing
Construction

|

Structures

|

Structures to Structures to be
to be DEMOLISHED

REMAIN |REHABBED
as is

Square Feet 0 0 0 0 0
of Office

Space

Square Feet 0 0 0 0 0
ofRetail
Space

Square Feet 0 0 0 0 0
of

Institutional

Space

Square Feet 0 0 0 0 0
ofIndustrial

Space F

Total Square 0 0 0 0 0
Feet

Numberof 0 0 0 0 0
Dwelling

Units

Numberof 0 0 0 0 0
Hotel Rooms

Numberof 0 0 0 0 0
Parking

Spaces       
{25272 / 49048; 923970. }
602428320.1
USA.602428320.7/WOF

 



EXHIBIT 17
CONSTRUCTION TOTALS BY PROJECT AREA - PROJECT

 

 

 

 

 

 

 

 

 

  

AREA 10

New Existing Existing Total Existing
Construction

|

Structures

|

Structures to Structures to be
to be DEMOLISHED

REMAIN |REHABBED
as is

Square Feet 0 0 0 0 0
of Office

Space

Square Feet 0 0 0 0 0
ofRetail
Space

Square Feet 0 0 0 0 0
of

Institutional

Space

Square Feet 0 0 0 0 0
of Industrial

Space F

Total Square 0 0 0 0 0
Feet

Numberof 0 0 0 0 0
Dwelling

Units

Number of 0 0 0 0 0
Hotel Rooms

Number of 0 0 0 0 0
Parking

Spaces       
{25272 / 49048; 923970.}
602428320.1
USA.602428320.7/WOF

 



EXHIBIT 17
CONSTRUCTION TOTALS BY PROJECT AREA — PROJECT

 

 

 

 

 

 

 

 

 

  

AREA11

New Existing Existing Total Existing

Construction Structures Structures to Structures to be
to be DEMOLISHED

REMAIN REHABBED

as is

Square Feet 0 0 0 0 0
of Office

Space

Square Feet 0 0 0 0 0

ofRetail
Space

Square Feet 0 0 0 0 0
of

Institutional

Space

Square Feet 0 0 0 0 0
of Industrial

Space F

Total Square 0 0 0 0 0
Feet

Numberof 0 0 0 0 0
Dwelling

Units

Numberof 0 0 0 0 0
Hotel Rooms

Numberof 0 0 0 0 0
Parking

Spaces       
{25272 / 49048; 923970.}
602428320.1
USA.602428320.7/WOF

 



EXHIBIT 17
CONSTRUCTION TOTALS BY PROJECT AREA — PROJECT

 

 

 

 

 

 

 

 

 

  

AREA12

New Existing Existing Total Existing
Construction

|

Structures

|

Structures to Structures to be
to be DEMOLISHED

REMAIN |REHABBED

as is
Square Feet 0 0 0 0 0
of Office

Space

Square Feet 0 0 0 0 0
of Retail
Space

Square Feet 0 0 0 0 0
of

Institutional

Space

Square Feet 600,000 0 0 600,000 0
of Industrial

Space F

Total Square 600,000 0 0 600,000 0
Feet

Number of 0 0 0 0 0
Dwelling

Units

Numberof 0 0 0 0 0
Hotel

Rooms

Numberof 300 0 0 0 0
Parking

Spaces       
{25272 / 49048; 923970. }
602428320.1
USA.602428320.7/WOF
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EMPLOYMENTTOTALS BY PROJECT AREA - PROJECT

AREA 2

Permanent Jobs to be CREATED IN 100
Kansas City

Permanent Jobs to be RELOCATED TO
Kansas City

Permanent Jobs to be RETAINED IN 0
Kansas City

TOTAL 100

Anticipated Annual Payroll $3,500,000

Estimated Numberof Construction 350
Workers to be Hired

During Construction Phase    
EMPLOYMENTTOTALS BY PROJECT AREA - PROJECT

 

 

 

 

 

 

AREA 3

Permanent Jobs to be CREATED IN 40
Kansas City

Permanent Jobs to be RELOCATED TO 9
Kansas City

Permanent Jobs to be RETAINED IN 0
Kansas City

TOTAL 40

Anticipated Annual Payroll $1,400,000

Estimated Number of Construction 150
Workers to be Hired

During Construction Phase     
{25272 / 49048; 923970. }
602428320.1
USA.602428320.7/WOF



EMPLOYMENTTOTALS BY PROJECT AREA - PROJECT

 

 

 

 

 

 

AREA 4

Permanent Jobs to be CREATED IN 100

Kansas City

Permanent Jobs to be RELOCATED TO
Kansas City

Permanent Jobs to be RETAINED IN 0

KansasCity

TOTAL 100

Anticipated Annual Payroll $3,500,000

Estimated Number of Construction 350

Workers to be Hired

During Construction Phase   
 

EMPLOYMENTTOTALS BY PROJECT AREA - PROJECT

 

 

 

 

 

 

AREA 5

Permanent Jobs to be CREATED IN 100

KansasCity

Permanent Jobs to be RELOCATED TO 0
Kansas City

Permanent Jobs to be RETAINED IN 0

KansasCity

TOTAL 100

Anticipated Annual Payroll $3,500,000

Estimated Number of Construction 350

Workers to be Hired

During Construction Phase   
 

{25272 / 49048; 923970. }
602428320.1
USA.602428320.7/WOF

 

 



EMPLOYMENTTOTALS BY PROJECT AREA - PROJECT

 

 

 

 

 

 

AREA 6

Permanent Jobs to be CREATED IN 0
Kansas City

Permanent Jobs to be RELOCATED TO a
Kansas City

Permanent Jobs to be RETAINED IN 0
Kansas City

TOTAL 8

Anticipated Annual Payroll 0

Estimated Numberof Construction 0
Workers to be Hired

During Construction Phase    
EMPLOYMENTTOTALSBY PROJECT AREA - PROJECT

 

 

 

 

 

 

AREA 7

Permanent Jobs to be CREATED IN 0
Kansas City

Permanent Jobs to be RELOCATED TO
KansasCity

Permanent Jobs to be RETAINED IN 0
KansasCity

TOTAL 0

Anticipated Annual Payroll 8

Estimated Number of Construction 0
Workers to be Hired

During Construction Phase     
{25272 / 49048: 923970.}
602428320.1
USA.602428320.7/WOF



EMPLOYMENTTOTALS BY PROJECT AREA - PROJECT

 

 

 

 

 

 

AREA 8

Permanent Jobs to be CREATED IN 0
Kansas City

Permanent Jobs to be RELOCATED TO q
Kansas City

Permanent Jobs to be RETAINED IN 0
Kansas City

TOTAL 0

Anticipated Annual Payroll q

Estimated Number of Construction 0
Workers to be Hired

During Construction Phase     
EMPLOYMENT TOTALS BY PROJECT AREA - PROJECT

 

 

 

 

 

 

AREA 9

Permanent Jobs to be CREATED IN 0
Kansas City

Permanent Jobs to be RELOCATED TO 0
Kansas City

Permanent Jobs to be RETAINED IN 0
Kansas City

TOTAL 0

Anticipated Annual Payroll 0

Estimated Number of Construction 0
Workers to be Hired

During Construction Phase     
(25272 / 49048; 923970.}
602428320. 1
USA.602428320.7/WOF



EMPLOYMENTTOTALS BY PROJECT AREA - PROJECT AREA
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Permanent Jobs to be CREATED IN 0
Kansas City

Permanent Jobs to be RELOCATED TO Y
Kansas City

Permanent Jobs to be RETAINED IN 0
Kansas City

TOTAL e

Anticipated Annual Payroll

Estimated Numberof Construction 0
Workers to be Hired
During Construction Phase   
 

EMPLOYMENTTOTALS BY PROJECT AREA - PROJECT AREA
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Permanent Jobs to be CREATED IN 40
Kansas City

Permanent Jobs to be RELOCATED TO 9
Kansas City

Permanent Jobs to be RETAINED IN 0
Kansas City

TOTAL #0

Anticipated Annual Payroll $1,400,000

Estimated Numberof Construction 300
Workers to be Hired

During Construction Phase   
 

{25272 / 49048; 923970. }
602428320.1
USA.602428320.7/WOF

 

 



EMPLOYMENTTOTALS BY PROJECT AREA - PROJECT AREA
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Permanent Jobs to be CREATED IN 0
Kansas City

Permanent Jobs to be RELOCATED TO 0
Kansas City

Permanent Jobs to be RETAINED IN 0
Kansas City

TOTAL d

Anticipated Annual Payroll 0

Estimated Number of Construction 0
Workers to be Hired

During Construction Phase    

{25272 / 49048; 923970.}
602428320.1
USA.602428320.7/WOF


