EXHIBIT A

AMENDMENT TO THE CITY OF SEDALIA MIDTOWN TAX INCREMENT
FINANCING REDEVELOPMENT PLAN & PROJECT

The attached document is a true and correct copy of the Amendment to the City of Sedalia Midtown Tax
Increment Financing Redevelopment Plan & Project recommended by the Sedalia TIF Commission.



An Amendment To
The City of Sedalia Midtown Tax
Increment Financing
Redevelopment Plan & Project

Sedalia, Missouri




. AMENDMENT TO THE
SEDALIA MIDTOWN TAX INCREMENT FINANCING
 REDEVELOPMENT PLAN

I. - INTRODUCTION

A. Background

In 2008, the City of Sedalia (the “City” or “Master Developer”) approved and adopted the Sedalia
Midtown Tax Inctement Financing Redevelopment Plan (the “ Original TIF Plan™) and related
Redevelopment Projects (“Ptoject” or “Projects”) (teferred to collectively as the “Plan and
Projects”) within the Sedalia Midtown Redevelopment Area (the “Area”, “District” or
“Redevelopment Project Area™). The Redevelopment Area is generally located on apgroximately
163 acres of land in historic downtown Sedalia, Missouri and is bounded generally by 9* Street and
Broad Boulevard on the south; Moniteau Avenue on the west; Marvin Street on the east; and
Jefferson Street on the north consisting of 178 parcels and abutting public rights-of-way.

The Redevelopment Atea has been designated as a Conservation Area by the Sedalia City Council. A
Conservation Area is defined in Section 99.805, (3) RSMo, as any improved area within a
redevelopment area within the territorial limits of a city in which 50% or more of the structutes in
the atea have an age of 35 years or mote which is not yet 2 blighted area but is dettimental to the
public health, safety, morals, or welfare and may become 2 blighted area because of any one or more
of the following factors: dilapidation; obsolescence; deterioration; illegal use of individual structures;
presence of structures below minimum code standards; abandonment; excessive vacancies;
overcrowding of structures and community facilities; lack of ventilation, light ot sanitary facilities;
imadequate utilities; excessive land coverage; deleterious land use or layout; depreciation of physical
maintenance; and lack of community planning. At least three factors must be met for 2 designation
of a Consetvation Area, which are discussed in more detail below.

The Otiginal TIF Plan is speculative in nature; that is, the City of Sedalia has developed this plan to
remediate the conservation area conditions in midtown Sedalia and, therefore, serves as a “Master
Developer” which is seeking out a private developer or developers to implement the Original TIF
Plan. The Original TIF Plan calls for a total investment by private developers in the Redevelopment
Area of $20,140,000. The Original TIF Plan offers TIF reimbursement incentives of $6,000,000 to
the developer or developets selected to implement the Original TIF Plan.

B. Conservation Area Findings

Field wotk performed by PGAV Utsban Consulting (“PGAV?) in 2008 identified the factors and
findings meeting the definition of a2 Conservation Area in the Redevelopment Project Area in the
Original TIF Plan as follows: ,

1) Age. The threshold question is whether more than 50% of the structures in the Atea are 35 years
of age or older. Approximately 91% of the structutes in the Area are 35 years of age or older, as
determined by field work performed by PGAV. PGAV also noted that central and other
portions of the Area represent some of the oldest platting in the City and many of the structures
are historic.’
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2) Obsolescence. Obsolescence is defined as the condition or process of falling into disuse.
Obsolescence was observed by PGAV in 14 (100%) of the 14 blocks in the Area. Obsolete
conditions were evidenced by instances of fanctionally obsolete buildings, obsolete platting,
vacant or partially vacant buildings that are economically obsolete, and obsolete site
improvements.

3) Detefioration. Deteriotation of site improvements refers to the physical and economic
deterioration of the improvements of the Area. Physical deterioration refers to physical
deficiencies, or disrepair in buildings, or site imptovements tequiring treatment or repair.
Deterioration was obsetved by PGAV throughout the Area, Many buildings in the area show
signs of deterioration such as cracked or crumbling masonry and foundations. Additionally,
severe detetioration in patking lots, streets, sidewalks and curbs and gutters were noted.

4) Depreciation of physical maintenance. This factor refers to an on-going lack of maintenance on
Area buildings and site improvements and is similar in nature of deterioration. Depreciation of

physical maintenance was observed by PGAV in 100% of the 14 blocks in the Area. Many
commercial structures in the area are in peed of repainting or tepair and many commercial
parking lots need to be striped or sealed. A majority of the residential structures are in need of
repairs or replacement of doots, windows, potches, and roofing materials.

5) Excessive land coverage. Excessive land coverage refets to the over-intensive use of property
and the crowding of buildings and accessory facilities onto a site. According to PGAV, excessive
land coverage was present in 11 (78%) of the 14 blocks of the Area. Properties utilizing nearly
100% of the land area for parking or other activities are numerous throughout the Area.

6) Lack of community planning. Lack of community planning relates to development of the Area
ptior to or without the benefit or guidance of a community plan. Lack of community planning
was identified by PGAV on 10 (71%) of the 14 blocks in the Area. The majority of histotic
downtown was developed without the benefit or guidance of a community plan. PGAV noted
instances of incompatible land-use relationships between industrial and residential uses, small
irregularly sized commercial parcels, and overhead power lines poles in the middle of sidewalks
which are all indicators of a lack of community planning.

A request was submitted to PGAV Consulting November 7, 2014, to revisit the area in concert with
the prepatation of this Plan Amendment and provide an updated Conservation Area study findings.
As of this date, the updated Consetvation Area study has not been received but is expected to be
received prior to the public hearing on December 3, 2014. The updated study will be provided as
soon as possible after receiving. '

C. Original Purpose

The primary purpose of the Original TIF Plan is to implement and fund a unified approach to the
revitalization and redevelopment of Midtown Sedalia. To facilitate the ptimaty purpose, the Original
TIF Plan established a process by which redevelopment within the Redevelopment Project Area
could occur. This process enables the City to catry out the comprehensive redevelopment objectives
envisioned by the Otiginal TIF Plan which include redevelopment of the Redevelopment Project
Area, fostering economic development, and alleviating those conditions that cause the
Redevelopment Project Area to be a Consetvation Area. The assistance provided through tax

Page 2 of 7



increment financing (“TIF”) is a critical component for the City to experience significant growth
and development through public and private entetprise investments. The Orginal TIF Plan
established a comprehensive program to (1) create oppottunities for private and public sector
investment, (2) provide new revenue of the affected taxing districts, (3) encourage reinvestment in
historic buildings, and (4) create new jobs within the City. The Project was identified as (1) a
comprehensive streetscape improvement program and (2) the construction of a new Sedalia
Community Center. The Project will be accomplished over time and the City will serve as “Master
Developer” coordinating the Project. Projects activities include the use of TIF funds for streetscape,
utility, and other public improvements and development including construction.

D. Updated Priorities

In April 2014, the TIF Commission met to discuss the status of Project activities as well as the need
for a shift in priorities for the redevelopment atea in the six years since the Original TIF Plan was
adopted. The Original TIF Plan anticipated costs of $20,240,000 for the consttuction of a
community center. While there is still an interest the construction of a community centet, the
community center has become a lower priotity in midtown Sedalia due to the recent sale of the
Jennie Jaynes stadium and potential plans for creating a community center at that site through a
different funding source. The TIF Commiission discussed two additional priorities for
tedevelopment of the Redeveloped Project Area, which consist of the rehabilitation and restoration
of (1) the State Fair Community College McLaughlin building and (2) the Sedalia Trust Building,

To address the need for increased educational services in addition to providing revitalization of a
historic building, the TIF Commission discussed assisting State Fair Community College to
transform the State Fair Community College McLaughlin building into an adult education center to
hold Leamning Force classes, Community Education classes, Business and Qutreach classes, and
Lifelong Learning classes. '

The stabilization and structural repair of the Sedalia Trust Building has been identified as being
 instrumental to the redevelopment within the Sedalia Commercial Historic District. The Sedalia
Trust Building is an iconic building listed on the National Register of Historic Places and is
- considered by the Missouri Department of Nature Resources State Historic Preservation Office
(“SHPO”) to be the most outstanding example of Romanesque-Chateanesque Revival architecture
in out-state Missouti. The Sedalia Trust Building requires immediate attention to avoid demolition.

Additionally, demoliion of the Broadway Atms Building located on U.S. Highway 50 has been
identified as a priority fot redevelopment. The Broadway Arms was built in the 1920s and formerly
served as an apartment building. It has been abandoned for over 15 years and is considered a
dangerous building and significant hindrance to redevelopment of the block. Demolition has
previously been considered cost prohibitive due to the presence of asbestos and the costs of
remediation.

Finally, the shift of priorities is also ditectly affected by the new projections for TIF funds. The
original Cost Benefit Analysis (“CBA”) performed in 2008 ptojected $6,000,000 in TIF revenue. An
updated CBA projects only approximately $2,600,000 TIF revenue. The reduction in projections is
latgely due to the economic downtown at the state, local, and national level and decreased consumer
spending between the years of 2008 and 2014 as well as the reduced revenue production that results
from the delayed completion of the redevelopment projects compated to the projected timeframes
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in the Original TIF Plaq.

E. Need for Plan Amendment

After the adoption of an ordinance approving a redevelopment plan or redevelopment project, ot
dc;éignating a redevelopment area, Section 99.825, RSMo, requires compliance with the procedures
outlined in Section 99.825.1, RSMo, before an ordinance changing the nature of the redevelopment
project may be adopted. Rehabilitation of the Sedalia Trust Building and State Fair Community
College McLaughlin building were not included in the Original TIF Plan. Adjustments tust also be
made to the projected TIF revenues based upon the most recent CBA which projects revenues of
$2,600,000 rather than the $6,000,000 originally anticipated. The Original TTF Plan also must be
amended to describe the particular scope and costs telated to the addition of (1) the stabilization and
structural repair of the Sedalia’ Trust Building, (2) the rehabilitation of the State Fair Community
College McLaughlin building, and (3) adjustments to scope and funding in the streetscape
improvement program and construction of the Sedalia Community Centet. The amended Plan and
Projects, if approved, would provide for demolition, structural and historic renovation,
rehabilitation, and/or environtnental remediation of structures; construction of a community center;
streetscape within the 163 acre Redevelopment Project Ates; and for reimbursement of the soft
costs of such amendment of the Redevelopment Plan.

II. PROPOSED AMENDMENTS TO THE ORIGINAL TIF PLAN

A. Financing

"The Original TIF Plan is speculative in natute; that is, the City of Sedalia has developed this plan to
remediate the conservation area conditions in midtown Sedalia and, therefore, serves as a “Master
Developer” which is seeking out a private developer or developets to implement the Original TIF
Plan. The Original TIF Plan calls for a total investment by private developers in the Redevelopment
Area of $20,140,000. The Original TTF Plan offers TIF reimbursement incentives of $6,000,000 to
the developer ot developers selected to implement the Original TIF Plan.

If approved, the Amendment provides for the total investment by ptivate developers i the
Redevelopment Area in an amount of $27,615,000 with TIF reimbutsement incentives of
$2,600,000. The speculative nature of the plan will not change and the City will continue as Master
Developer. The Amendment will also not change the pay-as-you-go approach established in the
Original TIF Plan but will likewise preserve the option for issue of TIF bonds, if necessary.

B. Proposed Plan Amendments

Section 4 — The Redeﬁelopment Project shall be amended to include the following:

(1) Stabilization and structural repait of the Sedalia Trust Building located at 322 South Ohio for the
putpose of attracting private investment in the downtown area and historic preservation; and

(2) Rehabilitation of the State Fair Community College McLaughlin building located at 515 South
Ohio for the putpose of establishing an adult education center and histotic preservatios.

(3) Demolition of the Broadway Arms Building located at the nottheast cotner of Broadway
Boulevard and Lamine Avenue to addtess public safety issues and attract redevelopment efforts to
the immediate area.
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Table 4-1 — The Estimated Re&evelopment Plan & Project Costs shall be amended as follows:

S&eetscape Enhancement Program (All Phases) $ 6,300,000.00
- Community Center ' $ 20,240,000.00
Trust Building , $ 1,500,000.00

State Fair Community College McLaughlin Building $ 2,000,000.00

Broadway Arms Demolition $ 125,000.00

Professional Fees $ 50,000.00

Total Anticipated Redevelopment Plan and Project Costs $ 30,215,000.00*
*Excludes interest, costs of financing and other related costs
Table 4-2 — The Anticipated Redevelopment Plan & Project Implementation Costs to be Paid by

Pay-as-you-go TIF teimbursement, TIF Bonds, and/or Other Obligations shall be amended as
follows: '

Streetscape Enhancement Program (All Phases) $ 700,000.00
Community Center - $ 400,0600.00
Trust Building $ 150,000.00
State Fair Community College McLaughlin Building $ 1,200,000.00
Broadway Arms Demolition $ 100,000.00
Professional Fees ‘ § 50,000.00

Total Anticipated Redevelopment Plan and Project Costs $ 2,600,000.00*
to be Paid by TIF Bonds and/ot Other Obligations

*Excludes interest, costs of financing and other related costs

Table 4-3 — The Anticipated Redevelopment Plan & Project Implementation Costs to be Privately
Financed shall be amended as follows:

Streetscape Enhancement Program (All Phases) $ 5,600,000.00
Community Center $19,840,000.00
Trust Building $ 1,350,000.00
State Fait Community College McLaughlin Building $ 800,000.00
Broadway Arms Demolition $ 25,000.00
Total Anticipated Redevelopment Plan and Project $27,615,000.00%

Implementation Costs to be Privately Finances

*Excludes interest, costs of financing and other related costs

All other terms of the Original TIF Plan shall remain in full force and effect. In the event of a
conflict between the tetms and conditions of the Original TIF Plan and this amendment the terms

and conditions of this amendment shall prevail.

C. Statutory Elements of a TIF Plan

'The statutory requirements for a redevelopment plan ate set forth in Section 99.810, RSMo, and are
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summatized below with 2 cross reference to the Original TIF Plan and/or Amendment for
confirmation of compliance.

L

10.

11.

12,

13.

14.

15.

16.

17.

18.

A general description of the program to be undestaken can be found at Section 4 of the
Onginal TIF Plan beginning at page 4-1; and Section I. A, I. C, and L. D of the Amendment
to the Sedalia Midtown Tax Increment Financing Redevelopment Plan (“Amendment”).
Estimated redevelopment project costs can be found at page 4-3, Table 4-1 of the Original
TIF Plan and Section II. B of the Amendment.

Anticipated soutces of funds to pay the costs can be found at page 44 and 4-5, Table 4-2
and Table 4-3 of the Original TIF Plan and Section II. B of the Amendment.

Evidence of the commitments to finance the project costs can be found at page 4-6 and
Attachment 4 of the Original TIF Plan and remain unchanged. A letter from City
Administrator, Gary L. Edwards, can be found at Exhibit D of the Amendment and
teconfirms the Otiginal TIF Plan commitments.

Anticipated type and term of the soutces of funds to pay costs can be found at page 44 in
the Original TIF Plan and remain unchanged.

Anticipated type and terms of the obligations to be issued can be found at page 4-6 of the
Original TIF Plan and remain unchanged.

Most recent equalized-assessed valuation of the property can be found at page 4-7 of the
Original TIF Plan ‘and remains unchanged because the TIF project has already been
activated. ~

Estimate as to the equalized assessed valuaton after tedevelopment can be found at page 4-7
of the Original TIF Plan and in Table 4 of the revised CBA at Exhibit C of the Amendment.
The revised CBA indicates a slight increase to $7.56 million dollars from $7.3 million dollars.
General land uses to apply in the redevelopment ate2 can be found at page 4-2 of the
Original TIF Plan and remain unchanged.

The Redevelopment Plan conforms to the comprehensive plan for the development of the
municipality as a whole. The findings can be found at page 5-1 and 5-2 of the Onginal TIF
Plan and remain unchanged.

The Atea as a whole is a conservation area. PGAV findings begin at page 5-1 of the Original
TIF Plan and are expected to remain unchanged on the updated Conservation Area study to
be provided by PGAV.

The Area has not been subject to growth and development through investment by private
"cnterpn'se. Findings can be found at page 3-7, 3-8, and 5-1 of the Original TIF Plan and
remain unchanged. :

The Area would not reasonably be anticipated to be developed without the adoption of tax
increment financing. Findings can be found at page 5-1 of the Original TIF Plan and remain
unchanged. ,

Detailed desctiptions of the factots that qualify the Area can be found at Section 3 of the
Original TIF Plan beginning at page 3-1 and remain unchanged.

Affidavit signed by the developer can be found at Attachment 4 of the Original TIF Plan
and remains unchanged.

The estimated dates fat completion can be found at page 4-8 of the Original TIF Plan and
remain unchanged.

A plan for relocation assistance has been developed and can be found at page 5-2 and
Attachment 6 of the Original TTF Plan.

A cost-benefit analysis showing the economic impact of the plan on each taxing district at
least partially within the boundaries of the Atrea was submitted by PGAV Consulting
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October 28, 2008 and revised April 10, 2014. The CBA is attached as Exhibit A, The CBA
analysis shows (1) the impact on the economy if the project is not built, and is built, (2) a
fiscal impact study on every affected political subdivision, and (3) whether the project as
proposed 1s financially feasible.

19. The finding that the Original TIF Plan does not include the initial development or
redevelopment of any gambling establishment can be found at page 5-2 of the Original TIF

Plan and remains unchanged.
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Exhibit A

Exhibit B
Exhibit C
Exhibit D

Exhibit List

PGAYV Conservation Area Study
Update

Revised Cost-Benefit Analysis

Financial Feasibility Letter
~Affidavit



EXHIBIT A

CONSERVATION AREA STUDY
UPDATE |



EXHIBIT B

REVISED
COST-BENEFIT ANALYSIS
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EXHIBIT C
FINANCIAL FEASIBILITY LETTER



MUNICIFAL BUILDING -
200 SOUTH OSAGE AVENUE
SEDALIA, MISSOURI 65301

Citty of Fititls ..

TELEPHONE {G60) 827-3000 FAX (680} B27-7800

To:  Members, City of Sedalia Tax Increment Financing Commission
From; Gary L. Edwards, City Administrator

: i
Date: November 19, 2014

‘Re:  City of Sedalia Midtown Tax Increment Financing Redevelopment Plan & Project
Financial Feasibility.

On October 17, 2008 Keith Riesberg, City Administrator for the City of Sedalia, Missouri (the
“City”) submitted a statement of financial feasibility and commitment on behalf of the City of
Sedalia. Riesberg’s statement confirms the City’s role as the Master Developer of the
Redevelopment Project(s) with a commitment that the City will play a direct role in managing
and funding infrastructure improvement and construction.

On the Date noted above, the City reconfirms the City’s role as Master Developer of the
Redevelopment Project(s) with a continuing commitment that the City will play a direct role in
managing and funding infrastructure improvement and construction.’

—
.

Gary L. Edwards, City Administrator



EXHIBITD
AFFIDAVIT



' AFFIDAVIT OF GARY L. EDWARDS

STATE OF MISSCURI )
) ss:
COUNTY OF JACKSON )

I, Gary L. Edwards, City Administrator for the City of Sedalia, Missouri, being first duly
sworn, state and depose upon ocath as follows:

1. I am the City Administrator for the City of Sedalia, Missouri, a third-class city
and political subdivision of the State of Missouri (the “City™). ‘

2. I am familiar with the Sedalia Midtown Tax Increment Financing Redevelopment
Plan & Project (the “Redevelopment Plan”). The City is establishing certain redevelopment
projects within the Midtown Sedalia Redevelopment Area, as described in the Redevelopment
Plan, as amended. To the best of my knowledge, based upon the Redevelopment Plan and other
information available to me, the Redevelopment Area is, on the whole, a “conservation area”,” as
such is defined in Section 99.805 of the Missouri Revised Statues, as amended, and has not been
subject to growth and development through investment by private enterprise, and would not
reasonably be anticipated to be developed without the adoption of tax increment financing,

3. The provisions of Section 99.810.1(1) of the Missouri Revised Statues, as
amended, have been met. :

THE ABOVE STATEMENTS REPRESENT TRUE AND ACCURATE ASSESSMENTS
TO THE BEST OF MY KNOWLEDGE, INFORMATION AND BELIEF.

FURTHER, AFFIANT SAITH NAUGHT.
THE CITY OF SEDALIA, MISSOURI

: AN
Gary L. Edwards, Cj¢y Adwministrator
for the City of Sedalia, Missouri

Subscribed in my presence and sworn to before me this |1+~ day of Mhmﬂé bg v,
A.D. 2814.
<
CUUL // &%}& “TLENEM, sr%
V Nota Pubgfc&m

te
Commissioned for Gobper County
il Ission Explrss: August 20, 2017
' ,W G “ésanfﬁmmnm 1%516&52

Notafy Public
My Commission Expires; O@ 20-2017




