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+MISSOURI~=*

A GREAT AMERICAN STORY

Tax Increment Financing Commission
November 24, 2025 10:00 AM,
IUC, 17221 E. 23rd Street, Conference Room 117, Independence, MO 64057

WELCOME & INTRODUCTIONS
APPROVAL OF MEETING MINUTES

1. November 12, 2025
CONTINUED PUBLIC HEARING FOR WALLY’S TAX INCREMENT FINANCING PLAN

1. Submission of Additional Exhibits

2. Additional Presentations regarding the Plan

3. Additional Public Comments

4. TIF Commission Questions and Discussion
RESOLUTION

1. Consider Resolution Recommending Approval of TIF Plan, Approval of the
Redevelopment Area, Designation of Blight within the Redevelopment Area, Approval
of the Redevelopment Project and Approval of the Developer of Record to the City
Council.

OTHER BUSINESS
ADJOURNMENT

| HEREBY CERTIFY THAT THIS NOTICE WAS POSTED ON NOVEMBER 14, 2025.
Susanne Holland Signature:
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INDEPENDENCE

*MISSOURI~
A GREAT AMERICAN STORY

Tax Increment Financing Commission Minutes

November 12, 2025 2:00 PM

IUC, 17221 E. 23" Street, Conference Room 117, Independence, MO 64057

WELCOME & INTRODUCTIONS

A meeting of the Tax Increment Financing Commission was held at 2:00 PM on 11/12/2025, at
the IUC, 17221 E. 23rd Street Conference Room 117 (1st Floor), Independence, MO 64057.
The meeting was called to order.

Upon roll call, the following members were present: Wendy Baird, Denise Fears, Charlie
Franklin, Chris Whiting, Grant Watkins-Davis, Ron Bruch, James Conley, Allie Zaroor, John
Szturo, Aaron Mason. Absent: Amanda Mclntyre.

ELECTION OF OFFICERS

Commissioner Bruch made a motion to appoint Allie Zaroor as Chair. Grant Watkins-Davis
seconded the motion. The motion was approved Yes 10, No 0, Abstained 0.

Chairwoman Zaroor made a motion to appoint Ron Bruch as Vice-Chair. Grant Watkins-Davis
seconded the motion. The motion was approved Yes 10, No 0, Abstained 0.

APPROVAL OF MEETING MINUTES
1. October 23, 2024

Motion
Commissioner Fears made a motion to approve the minutes. Commissioner Bruch seconded the
motion. The motion was approved Yes 10, No 0, Abstained 0.

PUBLIC HEARING FOR WALLY'S TAX INCREMENT FINANCING PLAN

1. Submission of Exhibits
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David Martin with Gilmore & Bell, P.C. provided an overview of the exhibits provided to the
Commission. Chairwoman Zaroor accepted the exhibits into the record.

2. Presentations regarding the Plan

Mr. Martin provided an overview of the proposed TIF. He stated that the plan includes
approximately $52 million in total project costs, with a request for $8.6 million in
reimbursement. He noted that the project includes significant traffic improvement costs
totaling approximately $9.875 million. Of that total, $7.6 million would be reimbursed
directly to Wally’s, and $1 million would be directed to the City.

Mr. Martin also explained that the plan includes a Chapter 100 transaction, which is expected
to save Wally’s approximately $2.3 million in sales tax related to the development. He stated
that the plan anticipates a bond issuance through the Industrial Development Authority, with

no governmental backing or guarantee for any potential shortfall.

Mr. Martin further noted that a few amendments have been made to the published TIF plan.
As a result, the public hearing will need to be continued to allow for appropriate review.

Curt Petersen, 900 W. 48th Place, Kansas City, stated he is representing Wally’s and that the
development team has worked for years to bring the project to this point. He provided
background about the company and an overview of the customer base expected to visit their
stores. He also reviewed the history and current conditions of the project site, noting that
Wally’s reimbursed the City for demolition of the former K-Mart building and paid all
outstanding property taxes.

Michael Rubenstein, CEO of Wally’s, stated the proposed development is a 54,000-square-
foot, first-class travel center with food, beverage, and retail offerings. He noted that the site
will include 84 fuel pumps and electric vehicle charging stations. Mr. Rubenstein reviewed
the extensive traffic improvements and reiterated that the total project budget 1s $52,950,000.
He stated the project would create approximately 200 jobs and that the company hopes to
partner with local high school culinary programs. He emphasized that they are not seeking a
City-backed TIF and presented a site fly-through of the renderings. Mr. Rubenstein noted that
the alignment of Lynn Court is one of the major challenges at the site and reviewed proposed
modifications to the I-70 ramps. He stated the traffic improvements alone are estimated at
$9,875,000.

Mr. Petersen discussed the public-private partnership and reviewed both the TIF and the
proposed TDD. He noted a difference in the funding structure due to the removal of a
previously proposed CID. When reviewing sources and uses of funding, he the TIF would
account for $7,346,699 (14%), the TDD sales tax (non-EATs) would provide $1,258,702
(2%), and private investment would account for $44,344,599 (84%). He stated that based on
projections, the TIF would be paid off in 14 years. Mr. Petersen noted the project is estimated
to generate a net benefit of $33,413,000 to the taxing jurisdictions. He reviewed the Cost-
Benefit Analysis and stated that a few cell errors had been corrected. He said that compared
to the originally posted version, revenues increased for most entities, except for slight

Page 3 of 127



decreases for the City of Independence, the Noland Road CID, and the Zoo.

Commissioner Watkins-Davis asked when the decision was made to request a TIF, noting
that community meetings suggested no public dollars would be used to support the project.
Mr. Petersen stated a public-private partnership was always anticipated due to the extent of
the off-site infrastructure improvements required. Mr. Rubenstein added that from the
beginning it was clear the project would require such a partnership to address the

infrastructure needs and emphasized that the financing would be developer-backed, not City-
backed.

In response to Commissioner Fears’ question, Mr. Petersen explained how the TIF could still
be paid off within 14 years despite the removal of the new CID.

In response to Commissioner Bruch’s question, Mr. Rubenstein stated they will use a
competitive bid process and intend to use local companies when possible.

In response to Commissioner Watkins-Davis’ question, Mr. Rubenstein described the
company’s current locations, explaining that one was a greenfield site located within an
Opportunity Zone with an existing TIF, another was an old plant considered a brownfield
site, and the third was primarily a greenfield site that still required infrastructure
improvements. He noted that brownfield sites generally involve higher costs due to necessary
repairs or replacement of aging infrastructure.

In response to Commissioner Szturo’s question, Mr. Rubenstein stated they are working
closely with the City and MoDOT to address current traffic issues. Tom Scannell,
Community and Economic Development Director, added that discussions with MoDOT
began years ago and that MoDOT has reviewed the traffic study. He noted that MoDOT has
considered its long-term plans for I-70 and that their remaining comments are minor. Mr.
Scannell stated that the proposed improvements will significantly improve traffic flow in the
area.

In response to Commissioner Watkins-Davis® question, Mr. Rubenstein stated that turnover
in the food service industry is costly, so the company strives to pay competitive wages to
retain employees, including front-line cashiers and food service managers. He noted the
average wage, including benefits and 401(k) matching, is approximately $25 per hour.

In response to Commissioner Conley’s question, Mr. Petersen stated the underwriter has been
involved throughout the process to ensure the plan aligns with current market conditions. Mr.
Rubenstein noted that the company’s existing stores are smaller than the proposed location
and said he intentionally used conservative sales projections to provide a cushion.
Commissioner Conley stated that, as a banker, he believes the proposal represents a solid deal
and noted the project’s strong acceleration, flexibility, and financial structure. He said the
increased revenues to all taxing jurisdictions compared to a vacant property represent a clear
win-win. Mr. Rubenstein added that he is mindful of the sales tax rate as an operator and
wants to remain competitive in the market.
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3. Public Comments

Lucy Young, 2320 Viking Drive, stated this project 1s not comparable to the Bass Pro TIF or
the Santa Fe TIF. She said 1t will bring significant positive changes for Independence
residents, including improvements to I-70 and addressing existing traffic issues on Noland
Road. Ms. Young stated she has supported this project from the beginning. She noted that
Wally’s website lists part-time cashier positions at one of their other locations starting at
$18.75 per hour, which she believes is encouraging. She also asked, given the estimated 14-
year payoff period, when the bonds and the TDD would expire. Mr. Petersen clarified that the
14-year estimate refers to the bond payoff period.

William Torres, 11504 E. 33rd Terrace, expressed concern that the meeting was held in the
afternoon rather than in the evening. He stated he is worried about traffic impacts and has not
seen documentation from MoDOT indicating support for the proposed plans. Mr. Torres also
questioned why the site has not yet been platted. He expressed additional concerns about
increased traffic from pickup trucks towing boats and trailers, as well as amateur drivers
hauling trailers, which he believes will further strain the on- and off-ramps and Noland Road.

4. TIF Commission Questions and Discussion

Mr. Martin stated there are two reasons for making amendments to the existing TIF plan: the
removal of the CID components and adjustments to the cost-benefit analysis for the taxing
jurisdictions. He explained that the TIF Act allows these changes to be made with a 7-day
notice to the taxing jurisdictions. He noted that the public hearing would not be closed and
would need to be continued to a specific date before the end of November to allow additional
comments from both the taxing jurisdictions and the public. Mr. Martin stated the goal is to
bring the plan forward to the City Council in December.

After brief discussion, the Commission agreed that November 24, 2025, at 10:00 a.m. would
be the most appropriate date and time to continue the meeting.

Mr. Petersen noted that no new information will be presented at the continued meeting; the
purpose is solely to allow for proper notification of the changes already discussed.

In response to Commissioner Watkins-Davis’ question, Mr. Scannell stated the traffic study
identified timing issues at several Noland Road intersections. He said that with this
development, and based on recommendations from the study as well as input from City and
MoDOT engineers, traffic flow throughout the area is expected to improve significantly.

Commissioner Fears stated she is pleased to see the projected revenues for the School District
and 1s also excited about the potential partnership with school culinary programs.

In response to Chairwoman Zaroor’s question, Mr. Mason stated that the Mid-Continent
Library anticipates only positive impacts from the project.
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Motion

Commissioner Allie Zaroor made a motion to continue this public hearing to November 24,
2025 at 10:00 a.m. . Commissioner Charlie Franklin seconded the motion. The motion was
approved Yes 10, No 0, Abstained 0.

RESOLUTION

1. Consider Resolution Recommending Approval of TIF Plan, Approval of the
Redevelopment Area, Designation of Blight within the Redevelopment Area, Approval
of the Redevelopment Project and Approval of the Developer of Record to the City
Council

OTHER BUSINESS

ADJOURNMENT

The meeting was adjourned at 3:50 p.m.

| HEREBY CERTIFY THAT THIS NOTICE WAS POSTED ON NOVEMBER 3, 2025.
Susanne Holland Signature:
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ADDITIONAL EXHIBIT LIST

TAX INCREMENT FINANCING COMMISSION OF INDEPENDENCE, MISSOURI
PUBLIC HEARING

Wally’s Tax Increment Financing Plan

Hearing opened November 12, 2025
Hearing continued to November 24, 2025

Additional Exhibits
1. Amended Wally’s Tax Increment Financing Plan with Cost-Benefit Analysis

2. Notice of Changes to TIF Plan delivered to Taxing Districts on November 14, 2025, with proof of
delivery

3. Sunshine Law Notice of TIF Commission Meeting posted on November 14, 2025
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WALLY’S
TAX INCREMENT FINANCING PLAN
INDEPENDENCE, MISSOURI

PREPARED BY:
Polsinelli PC
900 West 48" Place, Suite 900
Kansas City, Missouri 64112
ON BEHALF OF PLAN PROPONENT:

WALLY’S INDEPENDENCE MO OWNER LLC,
a Missouri limited liability company

1400 S Highway Drive, Suite 403
Fenton, Missouri 63026

SUBMITTED SEPTEMBER 25, 2025.

AMENDED NOVEMBER 13, 2025.

RECIEVED ON
NOV. / 02
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L. INTRODUCTION

This Plan provides for the redevelopment of the Redevelopment Area, which consists of blighted
land generally located in the northeast quadrant of the intersection of Interstate 70 and S Noland Road in
the City of Independence, Missouri. The Redevelopment Area contains approximately 20.96 acres. The

Redevelopment Area is legally described on Exhibit 1.

The Redevelopment Area is a blighted area and, as evidenced by the Blight Study attached as
Exhibit 6, the Redevelopment Area is not developed to its highest and best use. Moreover, the
redevelopment of the Redevelopment Area will positively impact the City’s economy. However, the
Redevelopment Area cannot be reasonably anticipated to be developed without the assistance of tax
increment financing (“TIF”) to help defray, among other things, the costs of ameliorating the blighted

conditions.

The Redevelopment Area is anticipated to be redeveloped through one (1) Redevelopment
Project. The Redevelopment Project will consist of land acquisition, engineering, site preparation, and
the marketing, design and construction of an approximately 54,000 square foot travel center, including
fuel pumps, landscaping, parking and other amenities and public and private infrastructure. The legal
description of the Redevelopment Project Area is the same as the legal description of the Redevelopment
Area, which is set forth on Exhibit 1. A Preliminary Site Plan for the Redevelopment Area is attached as
Exhibit 3.

Upon completion of the Redevelopment Project, it is estimated that approximately 200 permanent
workers will be employed in the Redevelopment Area. Moreover, it is also anticipated that the
construction of the Redevelopment Project will create approximately 163 one-year employment
equivalent construction related jobs during the construction of the Redevelopment Project. The combined
annual salaries of the construction and permanent employees are estimated to exceed $5,000,000

annually.

The aggregate Redevelopment Costs for the Redevelopment Project are estimated to be
approximately $52,950,000, including pre-development professional service costs anticipated to be
incurred by the Developer as initial expenses for the Redevelopment Project and $1,000,000 to be
directed by the City to the Noland Road Corridor Project (as defined herein). This Plan will make
Payments in Lieu of Taxes and Economic Activity Taxes, together with € O nd TDD
Revenues, available to reimburse the portion of those Redevelopment Project Costs that constituie

Reimbursable Project Costs under this Plan.

102651754.14
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The most recent equalized assessed valuation of the real estate within the Redevelopment Area
was $1,708,045. It is estimated that the total assessed value of real estate within the Redevelopment Area

will be approximately $9,324,000 when the Redevelopment Project is completed.

The total amount of Payments in Lieu of Taxes anticipated to be generated by the Redevelopment

Project is shown on Exhibit 5 and is estimated to be approximately $6,560,197.

The total Economic Activity Taxes (exclusive of those attributable to utility taxes, if any)
anticipated to be generated by the Redevelopment Project is shown on Exhibit 5 and is estimated to be

approximately $12,273,695, which does not include the captured portions of the TDD Sales Tax. o
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It is anticipated that a Transportation Development District encompassing the Redevelopment
Project Area will be formed pursuant to the TDD Act (defined herein) when the Redevelopment Plan is
adopted by the City for the purpose of providing additional revenue to finance Reimbursable Project
Costs through the imposition of a sales tax (the “TDD Sales Tax™). One half (/%) of such TDD Sales Tax
will be captured as Economic Activity Taxes. One half (}2) of such TDD Sales Tax (the “TDD
Revenues”) is anticipated to be made available by the TDD pursuant to an intergovernmental cooperation
agreement with the City, for the purposes of repaying Reimbursable Project Costs. The estimated amount

of TDD Revenues is shown on Exhibit 5.

Payments in Lieu of Taxes and Economic Activity Taxes generated by the Redevelopment
Project Area will be made available to pay Reimbursable Project Costs, subject to any contractual
agreements with regard to relative priority of pledges as collateral for Obligations, Private Loans or
Developer Advances. It is projected that the Reimbursable Project Costs will be fully reimbursed in the
14" year after approval of the Redevelopment Project. After all Reimbursable Project Costs,

Reimbursable Interest (defined herein), Financing Costs (defined herein) and Debt Service (defined

2
102651754.14
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herein) for the Redevelopment Project are repaid, TIF for the Redevelopment Area will be terminated and

the Taxing Districts will receive all tax revenues generated by the Redevelopment Project.
II. DEFINITIONS
As used in this Plan, the following terms shall mean:

A. Approved Site Plan: The actual site plan as approved by the City for the Redevelopment

Project Area.

B. Blighted Area: An area which, by reason of the predominance of insanitary or unsafe
conditions, deterioration of site improvements, or the existence of conditions which
endanger life or property by fire and other causes, or any combination of such factors,
retards the provision of housing accommodations or constitutes an economic or social

liability or a menace to the public health, safety, or welfare in its present condition and

use.
e b iR Improvement-District-anticipated-to-be-formed-for-the-purpose-of
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H. City: City of Independence, Missouri,
L. City Council: The governing body of the City of Independence, Missouri.

I City Director of Finance: The Director of Finance or other chief financial officer of the

City of Independence, Missouri.

102651754.14
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K. County: Jackson County, Missouri.
L. County Assessor: The Assessor of Jackson County, Missouri.

M. County Collector: The Collector of Jackson County, Missouri.

N. Debt Service: The amount required for the payment of interest and principal on
Obligations as they come due, for the payment of mandatory or optional redemption

payments, and for payments to reserve funds required by the terms of Obligations.

0. Developer: The business organization or other entity selected by the City to implement

the Plan or Redevelopment Project.

P. Developer Advance: Funds, other than TIF Revenue, ¢ 1) Fevenue: TDD Revenue, the

proceeds of Obligations, or the proceeds of Private Loans, used by the Developer or an
affiliate of the Developer to pay Reimbursable Project Costs or to obtain or repay, wholly

or partially, Private Loans that financed or refinanced Reimbursable Project Costs.

Q. Development Agreement: An agreement to be executed by the City and the Developer

relating to the Redevelopment Project and the reimbursement of Reimbursable Project

Costs, which may include, at the discretion of the City, the ©1b-and/or TDD as paitics a
party.
R. Distribution Date: March 1, June 1, September 1 and December 1 of each calendar year

while this Plan remains in effect.

S. Economic Activity Account;: The separate segregated account within the Special

Allocation Fund into which Economic Activity Taxes are to be deposited.

T. Economic Activity Taxes: Fifty percent (50%) of the total additional revenue from taxes,

penalties and interest which are imposed by the City or other Taxing Districts, and which
are generated by economic activities within the Redevelopment Project Area, over the
amount of such taxes generated by economic activities within the Redevelopment Project
Area in the calendar year prior to the adoption of the Redevelopment Project for the
Redevelopment Project Area by Ordinance, while TIF remains in 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, RSMo,

4
102651754.14
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taxes levied for the purpose of public transportation pursuant to Section 94.660, RSMo,
licenses, fees or special assessments other than Payments In Lieu of Taxes and penalties
and interest thereon, and any other taxes excluded from tax increment financing by
Missouri law at the time of approval of this Plan. If a retail establishment relocates
within one (1) year from one facility to another facility within the County and the City
Council finds that the relocation is a direct beneficiary of tax increment financing, then
for purposes of this definition the Economic Activity Taxes gencrated by the retail
establishment shall equal the total additional revenues from Economic Activity Taxes
which are imposed by the City, County or other Taxing Districts over the amount of
Economic Activity Taxes generated by the retail establishment in the calendar year prior

10 its relocation to the Redevelopment Area.

U. Financing_ Costs: Those costs incurred by the TIF Commission or the City as a result of
issuing or obtaining one or more series of Obligations to finance all or any portion of
Reimbursable Project Costs incurred or estimated to be incurred, including but not
limited to interest, Joan fees, capitalized interest, financial advisor fees, legal fees, broker
fees or discounts, original purchaser's discount, printing and other costs related to such

financing.

V. Obligations: Bonds, loans, debentures, notes, special certificates, or other evidences of
indebtedness issued by the Independence Industrial Development Authority, Missouri
Development Finance Board, or similar issuer, to pay or reimburse all or any portion of
Reimbursable Project Costs incurred or estimated to be incurred, to finance the cost of
issuing such Obligations, to establish reserves to refiund or secure such Obligations, to
finance the interest costs associated with such Obligations or to refund, redeem or defease

outstanding Obligations.
W. Ordinance: An ordinance enacted by the City Council.

X. Payments in Lieu of Taxes: Revenues from real property taxes in the Redevelopment

Project Area selected for the Redevelopment Project which are to be used to reimburse
the Reimbursable Project Costs, which Taxing Districts would have received had the City
not adopted tax increment allocation financing, and which result from levies made after
the time of the adoption of tax increment allocation financing within the Redevelopment

Project Area, and during the time the current equalized value of real property in the

102651754.14
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Redevelopment Project Area exceeds the Total Initial Equalized Assessed Value of real
property in the Redevelopment Project Area, until the designation is terminated pursuant
to this Plan which shall not be later than twenty-three (23} years after the Redevelopment
Project is approved, excluding, however, the blind pension fund tax levied under the
authority of Article 11T, Section 38(b) of the Missouri Constitution, the merchant's and
manufacturer's inventory replacement tax levied under the authority of Article X, Section
6(2) of the Missouri Constitution, taxes levied under Section 205.971, RSMo, for the
purpose of establishing and maintaining a county sheltered workshop, residence, facility
and/or related services, and any other taxes excluded from tax increment financing by

Missouri law at the time of approval of this Plan.

Y. PILOT Account: The separate segregated account within the Special Allocation Fund

into which Payments in Licu of Taxes are to be deposited.
Z. Plan: This Tax Increment Financing Plan.

AA. Preliminary Site Plan: The preliminary site plan for the Redevelopment Project Area,
attached as Exhibit 3.

BB. Private Loans: Loans made to or for the benefit of the Developer or an affiliate of the
Developer by a third party not affiliated with the Developer, the proceeds of which are

used to finance or refinance Reimbursable Project Costs.

CC. Redevelopment Area: The real property legally described in Exhibit 1 and outlined in
Exhibit 2.

DD. Redevelopment Project: The approximately 54,000 square foot travel center, including

fuel pumps, landscaping, parking and other amenities and public and private
infrastructure to be constructed in the Redevelopment Project Area in accordance with
this Plan and the Approved Site Plan, as further described in Exhibit 4 hereto, and/or any
other redevelopment project described and designated as such under any amendment to

this Plan.

EE.  Redevelopment Project Area: The area selected for the Redevelopment Project, which is

legally described on Exhibit 1 and outlined on Exhibit 2, and/or any other redevelopment

project area described and designated as such under any amendment to this Plan.

102651754.14

Page 15 of 127



FF. Redevelopment Project Costs: The sum of all reasonable or necessary costs incurred, or

estimated to be incurred, and any such costs incidental to this Plan or the Redevelopment

Project, as applicable. Such costs include, but are not limited to, the following:

Costs of studies, surveys, plans and specifications;

2. Professional service costs, including, but not limited to, architectural,
engineering, legal, marketing, financial, planning or special services (except for
reasonable administrative costs of the Commission, such costs shall be allowed
only as an initial expense, and are included in the costs set forth in this Plan for
the Redevelopment Project);

3. Costs of preparing land for construction of buildings, including but not limited to,
cost of clearing, grading, filling land, constructing adequate stormwater facilities,
mitigating environmental impacis, and the costs of design, engineering and
construction of such buildings;

Costs of landscaping, parking lot and access drive construction;
Costs of utility relocation and service provision;

Costs of construction of public works or improvements;

SO ShE

Financing Costs, including, but not limited to, ail necessary and incidental
expenses related 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 the Redevelopment Project for which such Obligations
are issued and for not more than eighteen months thereafter, and including
reasonable reserves related thereto;

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

9. Relocation costs to the extent that the City determines that relocation costs shall
be paid or are required to be paid by federal or state law; and

10. Payments in lieu of taxes.

(GG. Reimbursable Interest: Interest payable to the Developer or an affiliate of the Developer,

at the rate set forth in the Development Agreement on any Reimbursable Project Cost

paid by the Developer from a Developer Advance or Private Loan.

HH. Reimbursable Project Costs: The sum of all reasonable or necessary costs incutred or

estimated to be incurred in the design and construction of the Redevelopment Project, as
shown on Exhibit 4. The amounts shown on Exhibit 4 are estimates only, and the
reimbursable amount shown on Exhibit 4 with respect to any category are not maximum

reimbursable amounts for such category.  All costs shown under the “Total
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Reimbursement” column on Exhibit 4 are reimbursable from TIF Revenues even if

anticipated to be reimbursed from other sources shown on Exhibit 4.

II. Special Allocation Fund: The fund maintained by the City into which, as required by the

TIF Act, all Payments in Lieu of Taxes and Economic Activity Taxes are to be deposited.

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

KK. TDD: The Transportation Development District anticipated to be formed for the purpose
of providing revenue to finance Redevelopment Project Costs for the Redevelopment

Project.

LL. TDD_Act: The Transpottation Development District Act, Section 238.236, et. seq.,

Revised Statutes of Missouri, as amended.

MM. TDD Revenues: That portion of the revenue derived from TDD Sales Tax that does not

constitute an Fconomic Activity Tax.

NN. TDD Revenues Fund: The separate, scgregated account established by or on behalf of the

TDD inte which TDD Revenues are to be deposited.

00. TDD Sales Tax: A sales and use tax of 1.0% to be imposed by the TDD on taxable retail

sales within the Redevelopment Project Area.

PP.  TIF Act: The Real Property Tax Increment Allocation Redevelopment Act, Section

99.800, ef seq., Revised Statutes of Missouri, as amended.
QQ. TIF Commission: The Tax Increment Financing Commission of Independence, Missouri.
RR.  TIF Revenues: Payments in Lieu of Taxes and Economic Activity Taxes.

SS.  Total Initial Equalized Assessed Value: That amount certified by the County Assessor

which equals the most recently ascertained equalized assessed value of each taxable lot,
block, tract, or parcel of real property within the Redevelopment Project Area
immediately after tax increment financing for the Redevelopment Project Area has been

approved by the City Council by an Ordinance.
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II. TAX INCREMENT FINANCING

This Plan is adopted pursuant to the TIF Act. The TIF Act enables municipalities to finance
Redevelopment Project Costs with the revenue generated from Payments in Lieu of Taxes resulting from
increased assessed valuation on real property and, subject to annual appropriations, from Economic
Activity Taxes resulting from increased economic activities in the Redevelopment Area. Under the TIF

Act, the TIF Commission or the City may issue Obligations to finance Redevelopment Project Costs.

Immediately after the City Council approves a Redevelopment Project and adopts tax increment
financing for the respective Redevelopment Project Area, the County Assessor shall certify the Total
Tnitial Equalized Assessed Value of the Redevelopment Project Area. Real estate taxes (including
penalties and interest thereon) resulting from: (1) all taxes levied on the Total Initial Equalized Assessed
Value for the Redevelopment Project Area; and (2) all taxes excluded from Payment in Lieu of Taxes as
set out in the definition thereof in this Plan, will be payable to Taxing Districts as if tax increment
financing were not adopted. Payments in Lieu of Taxes (including applicable penalties and interest)
collected from owners of property within the Redevelopment Project Area will be paid by the County
Collector to the City Treasurer and deposited in the PILOT Account within the Special Allocation Fund.
In addition, the Economic Activity Taxes generated within the Redevelopment Project Area shall be paid
by the collecting Taxing Districts to the City Treasurer who shall deposit such funds in the Economic

Activity Account within the Special Allocation Fund, subject to annual appropriation by the City.

V.  EXISTING CONDITIONS IN THE REDEVELOPMENT PROJECT AREA — “BUT FOR”
TEST ANALYSIS

The Redevelopment Area is a “blighted area” within the meaning the TIF Act. The blight study
attached as Exhibit 6 details the condition of the Redevelopment Area.

Without tax increment financing, revitalization of the Redevelopment Area will not occur due to
its blighted condition and other challenges to redevelopment. The aggregate redevelopment costs for the
Redevelopment Project are estimated to be approximately $52,950,000, including $1,000,000 to be
directed by the City to the Noland Road Corridor Project (as defined herein) and pre-development
professional service costs anticipated to be incurred by the Developer as initial expenses for the
Redevelopment Project and exclusive of permanent financing costs. The Developer will require
reimbursement of Reimbursable Project Costs in the amount of 1074 $8.605.401 (plus
Reimbursable Interest) via reimbursement on a pay-as-you-go basis, from proceeds of the issuance of

Obligations, or a combination of both, to bridge the gap between the amount the Developer is willing to

9
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invest in private funds and the total dollars necessary to complete the Redevelopment Project. $1,000,000
of such amount will be directed to the Noland Road Corridor Project (as defined herein). Reimbursement
of Developer in the amount stated above is estimated to provide the Developer with a 12.67% 11.52%
internal rate of return. By contrast, absent any reimbursement of Developer’s Reimbursable Project Costs,
Developer’s internal rate of return would be negative 5.35%, demonstrating that, without TIF, the

Redevelopment Project is not financially feasible.

When the blight study is read in conjunction with the Preliminary Site Plan and the categories and
estimates of Reimbursable Project Costs, it’s clear that the TIF Revenues, or proceeds from the
Obligations, are critical to the elimination of blight in, and the redevelopment of, the Redevelopment

Project Area.

Given the risks involved in making the substantial investment necessary to remove the
Redevelopment Project Area’s blight and to develop and deliver a high-quality development project to the
City, the Developer would not pursue the Redevelopment Project but for the availability of funds from
TIF. Moreover, the same factors suggest that no other developer would bring a project of similar quality
to the site without substantial public incentives. Thus, without reimbursement of the Reimbursable Project
Costs in the amount of &10.° $8,605,401 (plus Reimbursable Interest) with TIF Revenues:- 10

veaues: and TDD Revenues, the Redevelopment Project is not economically viable.

V. REDEVELOPMENT PLAN OBJECTIVES

The Redevelopment Project will be implemented by a Developer, who shall be responsible for the
design and construction of the Redevelopment Project with respect to which such party has been selected

as Developer. The objectives of this Plan are outlined below.

A. General Plan Objectives. The general objectives of this Plan are:
1. To eliminate the blighted condition of the Redevelopment Area.
72 To enhance the tax base of the City and other Taxing Districts by development of

the Redevelopment Area to its highest and best use and encouraging private

investment in the Redevelopment Area and surrounding areas.

3. To encourage commerce and industry to locate in the City.
4. To encourage retention and expansion of retail sales in the City.
5. To increase employment in the City.

10
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6. To provide for improved public infrastructure in and around the Redevelopment

Area.
7. To enhance the aesthetics of the Redevelopment Area.
B. Specific Plan Objectives. Specific objectives of this Plan are:
1. To cause the Redevelopment Area to be redeveloped through the design,

engineering and construction of an approximately 54,000 square foot travel
center in the Redevelopment Project Area, together with fuel pumps,

landscaping, parking and other amenities and public and private infrastructure.
2. To construct public infrastructure to serve the Redevelopment Area.

3¢ To expand the tax base of the City by encouraging private investment in the

Redevelopment Area and retaining retail sales dollars of residents and visitors.
4. To increase the employment opportunities for the City's residents.
S To increase the quality, convenience and variety of retail offerings in the City.

VI DEVELOPER

A. Developer Selection. The City has issued a request for proposals from prospective

developers for the Redevelopment Project and will designate the Developer by ordinance at the time of

approval of this Plan.

VII.  PLAN IMPLEMENTATION

A. Site Acquisition. The proposed Developer is the owner of the Redevelopment Project

Area.

B. General Land Use. The general land uses to apply in the Redevelopment Area are

commercial and/or retail, which is in conformity with the City’s Comprehensive Plan. The
Redevelopment Area is currently zoned C-2, which should be adequate for the proposed uses following

redevelopment.

The Redevelopment Area shall be subject to the applicable provisions of Ordinances as well as
other applicable codes. All requirements for landscaping, storm water detention, parking, lighting and

off-site traffic improvements which are imposed pursuant to the zoning process will automatically
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become part of the requirements of this Plan. All public improvements which are to be dedicated to the
City or any other municipality shall comply with City or appropriate municipal street and road

construciion standards.

C] Schedule of Development. The anticipated dates for the commencement and completion

of construction of the Redevelopment Projects are set forth as follows:

REDEVELOPMENT ANTICIPATED ANTICIPATED
PROJECT COMMENCEMENT* COMPLETION*
1 2025 2027

*The exact commencement and completion dates of construction of the Redevelopment Project
will be dependent on many factors, including market conditions, weather, availability of materials and

other events beyond the control of the Developer, and may be earlier or later than the anticipated dates.

C. Private Development. The Developer will design and construct the Redevelopment

Project substantially in accordance with the Approved Site Plan. It is anticipated that the Redevelopment
Project will consist of an approximately 54,000 square foot travel center, together with fuel pumps,

landscaping, parking and other amenities and public and private infrastructure.

Prior to the commencement of consiruction of the Redevelopment Project, the Developer shall

obtain approval by the City of an Approved Site Plan for the Redevelopment Project Area.

D. Public Infrastructure. Public infrastructure improvements associated with the applicable

Redevelopment Project Area will be constructed by the Developer in accordance with the applicable
Approved Site Plan. The costs of the design and construction of the public infrastructure improvements

are Reimbursable Project Costs as shown on Exhibit 4.

E. Additional Redevelopment Projects. This Plan may be amended from time to time to

identify additional Redevelopment Projects and to designate additional Redevelopment Project Areas,
provided, however, that no Ordinance approving a Redevelopment Project will be adopted later than ten
(10) years from the adoption of this Plan.
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E. Relocation Plan. A Relocation Plan to aid persons or entities in the Redevelopment Area
who may be entitled to relocation assistance pursuant to applicable law is attached as Exhibit 9. The

Relocation Plan complies with the requirements of Section 523.200 et seq., RSMo.

VIII. FINANCING PLAN

A. Projected Redevelopment Project Costs. The total Redevelopment Project Cost for the

Redevelopment Project is estimated to be approximately $52,950,000, as shown on Exhibit 4 including
pre-development professional service costs anticipated to be incurred by the Developer as initial expenses
for the Redevelopment Project. The total aggregate amount of reimbursement paid to the Developer
hereunder shall not exceed =0.795652 $7.605,401, plus Reimbursable Interest. $1,000,000 shall be
directed to the Noland Road Corridor Project. The amounts shown on Exhibit 4 are estimates only, and
the reimbursable amount shown on Exhibit 4 with respect to any category are not maximum reimbursable
amounts for such category.

The actual costs for the Redevelopment Project may vary from that estimated in this Plan due to
many factors, including but not limited to the actual configuration of the Redevelopment Project,
unforeseen site conditions, final determinations as to engineering, land acquisition costs, and construction
and fluctuation in the cost of labor and materials. The total amounts to be paid from TIF Revenues: ¢ 1B

and TDD Revenues may include Reimbursable Project Costs, Reimbursable Interest, Financing

Costs and Debt Service on Obligations issued to provide reimbursement of Reimbursable Project Costs.

B. Source of Funds. It is anticipated that the amounts necessary to pay Redevelopment

Project Costs may be derived through a combination of proceeds from Obligations, Private Loans and
Developer Advances. The Developer shall be entitled to payment of Reimbursable Interest. The TIF
Revenues. < i and/or TDD Revenues, or right to repayment therefrom, may be pledged as
security for the repayment of Obligations, Private Loans and Developer Advances, as agreed to by the

City and the Developer.

D. Financing Schedule. It is anticipated that TIF Revenues:— 1o Revenues: and TDD

Revenues generated by the completed Redevelopment Project will be sufficient to repay the
Reimbursable Project Costs. The Projected Debt Service Schedule for Reimbursable Project Costs for the
Redevelopment Project is attached as Exhibit 7. These schedules project that the Reimbursable Project
Costs for the Redevelopment Project will likely be repaid in the 14™ year after approval of the

Redevelopment Project.

E. Evidence of Commitments to Finance. Fvidence of commitmenis to finance

Redevelopment Project Costs is attached as Exhibit 8.
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F, Issuance, Nature and Term of Obligations. Without excluding other methods of

financing, this Plan anticipates that Obligations will be issued pursuant to this Plan. Any such
Obligations would be issued on terms and at an interest rate determined by market conditions at the time
of issuance. The proceeds of any Obligations issued would be used to finance all or some portion of
Reimbursable Project Costs. The proceeds of the Obligations may also be used to fund capitalized interest

accounts, debt service reserve funds, and Financing Costs, as may be required to issue such Obligations.

Such Obligations would be payable from TIF Revenues and/or TDD Revenues. Developer
Reimbursable Project Costs not financed by such Obligations may be financed by the Developer through

Private Loans or Developer Advances, subject to reimbursement in accordance with this Plan.

Obligations may be sold in one or more series to implement this Plan. Each Obligation issued
must be retired not later than 23 years after the adoption of tax increment financing for the
Redevelopment Project Area. It is anticipated that such Obligations will be retired within such 23-year
period as illusirated on the Debt Service Schedule attached as Exhibit 7.

G. Projected TIF - and TDD Revenues. The total amount of Payments in Lieu of Taxes
anticipated to be generated by the Redevelopment Project and available to pay Reimbursabie Project
Costs is shown on Exhibit 5 and is estimated to be approximately $6,560,197. The total Economic
Activity Taxes (exclusive of those attributable to utility taxes, if any) anticipated to be generated by the

Redevelopment Project is shown on Exhibit 5 and is estimated to be approximately $12,273,695. ‘Fhe

FEH)Rewe anticipates ' negated-b » Redevelopment-Projeetfronrthe-ereation-of-the
arnmuRi-tmprovement-Distriet-throuch-23-vears-ef-eperation-of-the-RedevelopmentProject-isshowi
timated-to-be-approximately-$6:824.746: The total TDD Revenues anticipated to be

generated by the Redevelopment Project from the creation of the Transportation Development District
through 23 years of operation of the Redevelopment Project is shown on Exhibit 5 and is estimated to be
approximately $3,865,247.

H. Payments in Lieu of Taxes. Calculation of anticipated Payments in Lieu of Taxes are

based on current and projected future real property assessed valuations and the best available information
concerning future property tax levy rates, both of which are subject to change due to many factors,
including statewide reassessment, the effects of real property classification for real property tax purposes,
and the rollback in tax levies resulting from reassessment or reclassification. The anticipated Payments in
Lieu of Taxes available to pay Reimbursable Project Costs under this Plan are limited to fifty percent
(50%) of the Payments in Lieu of Taxes (the “PILOTs Reimbursement Portion™). Any Payments in Lieu
of Taxes that exceed the PILOTs Reimbursement Portion shall be declared a surplus by the City and
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made available for distribution to the Taxing Districts located wholly or partially within the

Redevelopment Area in accordance with the Act.

1. Equalized Assessed Valuations. According to the records of the County
Assessor, the Total Equalized Assessed Value of the Redevelopment Area in
2024 was $3,152,000, which Total Equalized Assessed Value included value
attributable to a building which has since been demolished. The 2025 Total
Equalized Assessed Value of the Redevelopment Area is $3,518,230; provided,
however, the 2025 Total Equalized Assessed Value of the Redevelopment Area
is currently under appeal. The cost-benefit analysis attached as Exhibit 10
assumes a Total Equalized Assessed Value of the Redevelopment Area of
$1,708,045, as the same is believed to be a more accurate representation of what
the Total Equalized Assessed Value of the Redevelopment Area will be upon
activation of the TIF as said assumed value considers the demolition of the

building.

2. Anticipated Assessed Valuation. It is estimated that the total assessed value of

real estate within the Redevelopment Area will be approximately $9,324,000

when the Redevelopment Project is completed.

L Economic_ Activity Taxes. FEconomic Activity Taxes to be generated in the

Redevelopment Area consist of sales taxes generated by operation of the Redevelopment Project. The
current sales tax rate for the Redevelopment Area and the captured rate for purposes of tax increment
financing are shown on Exhibit 5. Additionally, «+ - Fesot—-0%-and a TDD Sales Tax of 1.0%

is proposed. Sales subject to sales taxes in the Redevelopment Area in 2024, the year prior to the year
in which this Plan was adopted, were $4,117,040.

I Special Allocation Fund. The City shall establish and maintain the Special Allocation

Fund, which shall contain two separate segregated accounts. Payments in Lieu of Taxes shall be deposited
into the PILOT Account within the Special Allocation Fund, and Economic Activity Taxes shall be
deposited into the Economic Activity Account within the Special Allocation Fund. TIF Revenues so
deposited, and any interest eamned on such deposits, will be used for and are pledged, to the extent
allowable by law, for the payment of Reimbursable Project Costs. TIF Revenues shall also be available
for distribution to the Taxing Districts, in the manner set forth in Article IX of this Plan. ©/]
ehiod—w 1D Revenues—F pplie \6e
TDD Revenues shall be deposited in the TDD Revenues Fund and applied in accordance with

the Development Agreement. Notwithstanding anything to the contrary herein, an amount equal to
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$1,000,000 shall be applied as directed by the City for the installation and improvement of sidewalks,
curbs, gutters, and other transportation-related corridor improvements along Noland Road (the “Noland

Road Corridor Project”).

1X. DISBURSEMENTS FROM SPECIAL ALLOCATION FUND

All disbursements from the Special Allocation Fund will be made by the City out of the
aforementioned separate segregated accounts maintained within the Special Allocation Fund. On each
Distribution Date, Disbursements shall be made by the City from the Special Allocation Fund in the order

of preference set out in the Development Agreement.

X. COST-BENEFIT ANALYSIS

The amount of all revenues estimated to be received by the Taxing Districts directly from the
Redevelopment Project during the 23 years of tax increment financing collections is estimated in the cost-
benefit analysis attached as Exhibit 10. The cost-benefit analysis shows the impact on the economy if the
Redevelopment Project is built and if the Redevelopment Project is not built pursuant to this Plan. The

cost-benefit analysis illustrates the fiscal impact on every Taxing District.

XL PROVISIONS FOR AMENDING THE TAX INCREMENT PLAN

This Plan may be amended only pursuant to the provisions of the TIF Act.

XII. TERMINATION OF TAX INCREMENT FINANCING

Tax increment financing shall remain in effect until all Reimbursable Project Costs,
Reimbursable Interest, Financing Costs and Debt Service on Obligations have been paid, except that tax
increment financing for the Redevelopment Project Area shall be terminated no later than 23 years after
the adoption of tax increment financing for the Redevelopment Project Area by Ordinance. At that time,
tax increment financing shall be terminated for the Redevelopment Project Area by the adoption of an
Ordinance of the City Council which terminates the designation of the Redevelopment Project Area under
the TIF Act or by any other method authorized by the TIF Act. It is anticipated that all Reimbursable
Project Costs will be reimbursed and that tax increment financing for the Redevelopment Project Area

will be terminated by Ordinance in the 14" year after approval of the Redevelopment Project.

XII. REQUIRED STATUTORY FINDINGS

With the approval of this Plan, the TIF Commission and the City Council have, as required by the
TIF Act, made the findings set forth below, based upon the record of the public hearing on the Plan,
including but not limited to the information in this Plan concerning blight, the impact of development on
taxing jurisdictions, and the affidavit of the Developer attached as Exhibit 11.
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1. Blighted Areca. The Redevelopment Area as a whole is a Blighted Area within the
meaning of the TIF Act.

2 Expectations for Development — “But For Test”. The Redevelopment Area, on the

whole, has not been subject to growth and development through investment by private
enterprise and would not reasonably be anticipated to be developed without the adoption
of tax increment financing due to the substantial cost to ameliorate the blighted condition

of the Redevelopment Area.

3. Conforms to Comprehensive Plan of City. This Plan conforms to the City’s

Comprehensive Plan, as the City's Comprehensive Plan indicates that the Redevelopment

Area should be developed for commercial use.

4, Date to Adopt Redevelopment Project Area. The Ordinance approving the

Redevelopment Project will not be adopted later than ten years from the adoption of this
Plan.

5. Date to Complete Redevelopment. The estimated date to complete the Redevelopment
Project has been stated and such date is not more than 23 years from the adoption of the

Ordinance approving the Redevelopment Project.

6. Date to Retire Obligations. In the event Obligations are issued to finance Redevelopment

Project Costs, it is anticipated that such Obligations will be retired in the 14* year after
adoption of the Redevelopment Project, which is Iess than 23 years from the adoption of

the Ordinance approving the Redevelopment Project.

7. Relocation Assistance. A Relocation Plan meeting the requirements of Section 523.205,
RSMo, is attached as Exhibit 9.

8. Cost-Benefit Analysis. The cost-benefit analysis attached as Exhibit 10, shows the

economic impact of this Plan on each Taxing District. The analyses show the impact on
the economy if the Redevelopment Project is built and if the Redevelopment Project is

not built pursuant to this Plan.

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

10. Reporting Requirements. The Commission shall report to the Director of the Department

of Economic Development for the State of Missouri by the last day of February of each

year the name, address, phone number and primary line of business of any business that

17
102651754.14

Page 26 of 127



relocates to the Redevelopment Arca. Pursuant to the TIF Act, the Director for the
Department of Economic Development is required to compile and report the same to the
governor, the speaker of the house and the president pro tempore of the Senate on the last

day of April of each year.

11. Redevelopment Project Area. The Redevelopment Project Area includes only those
parcels of real property and improvements directly and substantially benefited by the
proposed Redevelopment Project. Construction activity may take place, and
improvements may be constructed, on land in the vicinity of, but not included within, the
Redevelopment Area which benefits the Redevelopment Area, and the costs associated
therewith will be Reimbursable Project Area Costs if within a category shown as

reimbursable on Exhibit 4.

XIV. REPORTING ECONOMIC ACTIVITY TAXES

Any person or entity which generates economic activity taxes within the Redevelopment Area
will be asked to submit to the City, no less frequently than quarterly and no more frequently than
monthly, evidence of payment of Economic Activity Taxes. Each such person or entity which generates
sales taxes within the Redevelopment Area shall also be asked to authorize the Missouri Department of
Revenue to release to the City the aggregate sales tax figures for all such persons’ or entities” businesses

within the Redevelopment Area.
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EXHIBIT 1 TO WALLY’S TAX INCREMENT FINANCING PLAN

SEE ATTACHED.
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LEGAIL DESCRIPTION OF
REDEVELOPMENT AREA AND REDEVELOPMENT PROJECT AREA

ALL FHAT PART OF THE NORTUWEST 144 OF THE SOUTHEAST 1/4 OF SECTION 23,
TOWHNSHIP 40, RANGE 32, I THE CITY OF INDEPENDENCE, JACKEON COUNTY,
MISSOURL DESCRIBED AS FOLLOWS:  COMMENCING AT THE NORTHWEST
CORNER OF SAID SOUTHEAST 1i4; THEMNCE SOUTH 90° 00 00" EAST, ALONG THE
NORTH LINE OF SAID SOUTHFAST 14, A DISTANCE OF 27231 FEET; THENCE
SOUTH ¢ 00° 00" WEST, A DISTANCE OF 40.00 FEET TO THE SOUTH RIGHT-OF-WAY
LINE OF 38™ STEEET, AS ESTABLISHED BY DOCUMBNT NO. 1456433, RECORDED
IN BOOK 1§78, PACIE 1452, SAID POINT BEING THE TRUE POINT OF BEGINNING OF
THE TRACT OF LAND T0O BE HEREIN DESCRIBED; THENCE SOUTH 0° 00" 00" WEST,
AT RIGHT ANGLES TO SAID SOUTH RIGHT-OF-WAY LINE, A DISTANCE OF 343.00
FEET: THENCE NORTIE 90° 00 00" WEST, A DISTANCE OF 1843 FEET, THENCE
SOUFTH 1° 157 007 EAST, PARALLEL TO THE EAST RIGHT-Q1-WAY LINE OF NOLAND
ROAD, AS NOW ESTABLISHED, A DISTANCE OF 130,00 FEET: THENCE NORTH 90°
Do 0" WEST, A DISTANCE OF 500 FEET; THENCE SOUTH ¢ 00" 00" WEST, A
DISTANCE OF 200.00 FEET: THENCE SOUTH 00° 00" 00° WEST, A DISTANCE OF
152.81 FEET (DEED = 152.9% FEET), TQ A POINT ON THE AFORESAID EAST RIGHT-
OF-WAY LINE OF NOLAND ROAD; THENCE SOUTH 11° 06” 41* EAST (DEED = 8OUTH
11% 02° 39* EAST), ALONG SAID EAST RIGHT-OF-WAY LINE, A DISTANCE OF 6540
FEET; THENCE NORTIH 90° 00° 0 EAST, A DESTANCE OF 201.39 FEET; THENCE
SOUTH 19 02° 25" BAST, A DISTANCE OF 355,00 FEET; THENCE NORTH 85° 50" 557
WEST, A DISTANCE OF 140,49 FEET (DEED = 140.92 FEET), TO A POINT ON SAID
BAST RIGIIT-OF-WAY LINE OF NOLAND ROAD: THENCE SOUTH L1® 06" 41™ EAST,
ALONG SAID BAST RIGHT-OFE-WAY LINE, A DISTANCE OF 7.64 FEET (DEED =
SOUTH 11° 02* 39" EAST, A DISTANCE OF §,29 FEET), TO A POINT THAT 15 OPPOSITE
ANDY 155.000 FEET BAST OF STATION 18+50 ON THE CENTERLINE OF MOLAND
ROALD; THENCE SQUTH %%° 41" 51" WEST, (DEED = SOUTIL 88° 45 00~ WEST),
CONTINUING AlONG SAID EAST RIGHT-OF-WAY LINE, A DISTANCE OF 25.00 FEET
TO A POINT THAT 18 OPPOSITE AND 130 FEET EAST OF STATION 18+30 ON SAID
NOLAND ROAD CENTERLINE, THENCE SOUTH 2° 02' (1" EAST CONTINUING
ALONG SAID EAST RIGHT-OF-WAY LIME, A DISTANCE OF 124.30 FEET (DEED

SOUTH 1° 15 00" EAST. A DISTANCE OF 124.24 FEET), TO A POINT OMN THE
NORTHERLY RIGHT-OF-WAY LINE OF INTERSTATE ROUTE NO. [-70, AS NOW
BSTABLISHER THAT I OPPOSITE ANMD 22880 FEET NORTHERLY OF STATION
s45+60 ON THE CENTERLINE OF SAID 1.70, THENCE SOUTH 84° 21 11™ EAST
ALONG SAID NORTHERLY RIGHT.OF-WAY LINE, A DISTANCE OF 643.04 FEET
{DEED = SOUTH $4° 17° 39" EAST, A DISTANCE OF 644,64 FEET) TO A POINT THAT IS
OPPOSITE AND 166.30 FEET NORTHERLY OF STATION 552400 ON THE CENTERLINE
OF SAID 1.70; THENCE SOUTH #9° 35 50" EAST, CONTINUING ALONG SAID
NORTHERLY RIGHT-OF-WAY LINE, A DISTANCE OF 546.03 FEET (DEED = S0UTH
g0° 51' 16 EAST, A DISTANCE OF 543561 FEET), TO A POINT ON THE WEST LINE OF
Y“BROOKWOOD NO., 27, A SUBDIVISION OF LAND N INDEPENDENCE, JACKSON
COUNTY, MISSOURE THENCE NORTH 1° 15* 587 WE4T, ALONG THE WEST LINE OF
SAID SUBDIVISION, A DISTANCE OF 785.43 FEET (DEED} = NORTH [° 12* 00" WEST, A
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DISTANCE OF 7%6.12 FEET), 10 THE SOUTHEAST CORNER OF LOT 19,
“WOODRIDGE™, A Sl IBDIVISION OF LAND N INDEPENDENCE, JACKSON COUNTY,
MISSOURIL; THENCE SOUTH 89° 51° 43" WEST, ALONG THE SOUTH LINE OF SAID
“WOODRIDGE™, A DISTANCE OF 251.04 FEET (DEED - NORTH 90° 00° 00" WEST, A
DISTANCE OF 250.63 FEET), TO AN ANGLE POINT THEREIN: THENCE NORTH 80° 01
00" WEST, CONTINUING ALONG SAID SOUTH LINE OF “WOODRIDGE"
SUBDIVISION, A MSTANCE OF 28830 FEET TO AN ANGLE POINT THEREIN;
THENCE SOUTH 89° 47 §7° WEST (DEED = NORTH 90° G60° 667 WEST). C ONTINUING
ALONG SAID SOU [H LINE OF “WOODRIDGE” SUBDIVISION, A DISTANCE OF 286.00
VEET TO A POINT ON THE WEST RIGI IT-OF-WAY LINE OF DODGION STREET, AS
NOW ESTABLISHED: THENCE NORTH 0° 12 (3" WEST (DEED = NORTH 0° 00" 007
WEST), ALONG SAID WEST RIGHT-OF-WAY LINE, A DISTANCE OF 5.00 FEET TO
THE SOUTHEAST CORNER OF LOT M4, SAID “WOODRIDC S THENCE SOUTH 39° a7
57" WEST ALONG THE SOUTH LINE OF SAID LOT 34, A DISTANCE OF 135.40 FEET
(DEED = 9 00° 00" WEST, A DISTANCE OF 135.00 FEET), TO THE SOUTHWEST
CORNER OF SAID LOT 34; THENCE NORTH 07 007 007 EAST, ALONG THE WEST LINE
OF SAID “\WOODRIDGE” SUBDIVISION, A DISTANCE OF 44000 FEET TO THE
AFORESAID SOUTH RIGI (T-OF-WAY LINE OF 39TH STREET; THENCE NORTH 907 00°
00" WEST, ALONG SAID SOUTH RIGH IT.OF-WAY LINE, A DISTANCE OF 160,00 F EET
TOTHE POINT OF BEGINNING.

Page 30 of 127



EXHIBIT 2 TO WALLY’S TAX INCREMENT FINANCING PLAN

SEE ATTACHED.
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DEPICTION OF
REDEVELOPMENT AREA AND REDEVELOPMENT PROJECT AREA

Redevelopment Area
&
Redevelopment Project
Area

S Noland Road
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EXHIBIT 3 TO WALLY’S TAX INCREMENT FINANCING PLAN

SEE ATTACHED.
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PRELIMINARY SITE PLAN
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AMENDED
EXHIBIT 4 TO WALLY’S TAX INCREMENT FINANCING PLAN

SEE ATTACHED.,
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AMENDED
EXHIBIT 5 TO WALLY’S TAX INCREMENT FINANCING PLAN

SEE ATTACHED.
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EXHIBIT 6 TO WALLY’S TAX INCREMENT FINANCING PLAN

SEE ATTACHED.
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BLIGHT STUDY

[-70 & Noland Road TIF Redevelopment Area, Lee’s Summit, Missouri

I. Introduction

Purpose

This analysis has been prepared to determine whether the property at the northeast corner of the intersection
of Interstate 70 and S Noland Road in Independence, Missouri is “blighted” according to § 99.805(1) of the
Missouri Real Property Tax Increment Allocation Redevelopment Act (the “TIF Act”). The property
evaluated by this study is generally described as follows: the property generally located east of S Noland
Road, north of Interstate 70, south of E 39" Street, and west of S Hocker Avenue, all located in the City of
Independence, Missouri (the “Study Area”).

Study Area

The Study Area is comprised of 2 parcels of land located in the City of Independence, Jackson County,
Missouri. The Study Area consists of approximately 20.96 acres and contains one existing building, which
is occupied by Northern Tool + Equipment and Office Depot. A legal description and aerial depiction of
the Study Area are attached as Exhibit A and Exhibit B, respectively. The boundaries of the Study Area
are generally depicted below:

1004473384
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Statutory Analysis

Section 99.805(1) of the Missouri Revised Statutes defines a “Blighted Area” as “an area which, by reason
of the predominance of insanitary or unsafe conditions, deterioration of site improvements, or the existence
of conditions which endanger life or property by fire and other causes, or any combination of such factors,
retards the provision of housing accommodations or constitutes an economic or social liability or a menace
to the public health, safety, or welfare in its present condition and use.”

An exploration of the presence of these factors within the Study Area is included below.

II. Study Area Data

The Study Area is generally located in the southern area of Independence, Missouri and is immediately
northerly adjacent to Interstate 70. The general location of the Study Area is denoted by the star below:

1004473384
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Property Data

Land Area

According to Jackson County records, the 2 parcels that constitute the Study Area are as follows:

Jackson County, MO Parcel # Acreage
33-240-03-16-00-0-00-000 0.99
33-240-03-12-00-0-00-000 19.97

TOTAL 20.96

Ownership and Current Use

According to Jackson County land records, the land parcels within the Study Area are owned by the
following parties and are used in the described manner:

Parcel 1D Owner Description/Use
33-240-03-16-00-0-00-000 |[WALLY’S INDEPENDENCE MO
OWNER LLC Vacant/Parking Lot
33-240-03-12-00-0-00-000 |WALLY’S INDEPENDENCE MO
OWNER LLC Parking Lot/Retail/Vacant

100447338 4
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IT1. Blight Analysis

Section 99.805(1) of the Missouri Revised Statutes defines a “Blighted Area” as “an area which, by reason
of the predominance of insanitary or unsafe conditions, deterioration of site improvements, or the existence
of conditions which endanger life or property by fire and other causes, or any combination of such factors,
retards the provision of housing accommodations or constitutes an economic or social liability or a menace
to the public health, safety, or welfare in its present condition and use.

We have prepared the following study pursuant to the statutory factors described above and, accordingly,
determined that the Study Area is a blighted area within the meaning of the TiF Act.

FACTOR #1: INSANITARY OR UNSAFE CONDITIONS

The Study Area is plagued with significant trash and debris from illegal dumping. Additionally, the vast
majority of the Study Area lacks adequate lighting, as no lights arc installed around the perimeter of the
Study Area.

Trespassers have repeatedly established squatter camps within the Study Area. Squatter camps present
dangerous biohazards to the Study Area as they are often times accompanied by drug paraphernalia, human
excrement, and other insanitary items.

See Exhibits 1 — 6 below.

100447338.4
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EXHIBIT |

Trash and Debris Littering the Study Area

100447338 4
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EXHIBIT 2

Trash and Debris Littering the Study Area

100447338 .4
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EXHIBIT 3

Trash and Debris Littering the Study Area

100447338 4
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EXHIBIT 4

Trash and Debris Littering the Study Area

100447338 4
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EXBIBIT 5

Squatter Camp in Study Area

10
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EXHIBIT 6

Lack of Security and Lighting at Study Area

Unsecured and unlit southern boundary line of Study Area.

11
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FACTOR #2: DETERIORATION OF SITE IMPROVEMENTS

Certain site improvements, most notably the sidewalks and the stormwater system, within the Study Arca
are in a deteriorated state.

See Exhibits 7 - 12 below.

EXHIBIT 7

Deteriorated Sidewalk

12
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EXHIBIT 8

Deteriorated Sidewalk

13
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EXHIBIT 9

Deteriorated Light Pole

14
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EXHIBIT 10

Deteriorated Stormwater System

15
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EXHIBIT 11

Deteriorated Stormwater System

16
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EXHIBIT 12

Deteriorated Parking Lot

17
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FACTOR #3: EXISTENCE OF CONDITIONS WHICH ENDANGER
LIFE OR PROPERTY BY FIRE AND OTHER CAUSES

Unauthorized burning by trespassers occurs within the Study Area, which pose a significant danger to both
life and property given the risk of spreading.

See Exhibit 13 below.

EXHIBIT 13

Burn Pile

18
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Conclusion

The above analysis indicates that all three defined conditions of blight —a clear predominance — are present
in the Study Area and, as such, the Study Area constitutes an economic and social liability in its present
condition and use.

The concept of an economic liability and the economic underutilization of property as a basis for blight has
been addressed by the Missouri Supreme Court. The Court has determined that “the concept of urban
redevelopment has gone far beyond ‘slum clearance’ and the concept of economic underutilization is a
valid one.” Tierney v. Planned Industrial Expansion Authority of Kansas City, 742 8.W.2d 146, 151 (Mo.
banc 1987). If vacant land “no longer meets the economic and social needs of modern city life and
progress,” the land can be considered blighted. State ex. rel. Atkinson v. Planned Industrial Expansion
Authority, 517 S.W.2d 36, 46 (Mo. banc 1975). Blight may also be found if the redevelopment of an area
“could promote a higher level of economic activity, increased employment, and greater services to the
public.” Tierney, 742 S.W.2d at 151. Further, the Court determined that an otherwise viable use of a
property may be considered blighted if it is an economic underutilization of the property. Cestwood
Commons Redevelopment Corporation v. 66 Drive-In. Inc., 812 S.W. 2d 903, 910 (MO. App. E.ID.1991).
The Court determined that blight exists to the extent an area is being utilized for less than its potential from
an economic standpoint.

Presently, the Study Area generates approximately $275,000 in annual property taxes. However, if the
redevelopment plan submitted to the City is fully implemented, annual property taxes in the year following
completion of the project are estimated to increase by almost one hundred percent. Additionally, the Study
Area may produce more than $1,000,000 per year in local sales tax revenues.

The stagnate nature of the Study Area’s property taxes and sales taxes, coupled with the presence of the
blighting factors discussed above, are clear indicators that the Study Area is not being utilized for its highest
and best use. The result is less tax revenue for the taxing jurisdictions to provide services to the public, a
clear economic liability to taxpayers. Clearly, the Sindy Area “could promote a higher level of €conomic
activity, increased employment, and greater services to the public”, thus falling within the definition ofa
blighted area.

To achieve the Study Area’s highest, best, and most productive use, a developer must make significant
financial investment to remove the Study Area’s blight.

Accordingly, because of the factors detailed in this report, as of December 2024, the Study Area constitutes
an economic and social liability in its present condition and use, thus being a “blighted area” as defined in
Section 99.805(1) of the Missouri Revised Statutes.

Accordingly, the Study Area does not meet Independence’s high priority economic and social needs and is
being underutilized from an economic perspective.

19
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1004473384

EXHIBIT A

LEGAL DESCRIPTION OF STUDY AREA

ALL THAT FART OF THE NORTHWEST 14 OF THE SOUTHEAST 14 OF SECTICN 73,
TOWNSHIP 40, RANGE 32, IN THE CITY OF INDEPENDENCE, JACKSON COUNTY,
MISSOUR]L, DHESCRIBED A8 FOLLOWS: COMMENCING AT THE NORTHWEST
CORNER OF SAID SOUTHEAST 1#4; THENCE SGUTH 90° 00" 06" EAST, ALONG THE
NORTH LINE OF SAID SOUTHEAST 14, A DISTANCE OF 27231 FEET, THENCE
SOUTL 0° 00° 00" WEST, A DISTANCE OF 40.00 FEET TO THE SOUTH RIGHT-OF-WAY
LINE OF 39™ STREET, AS ESTABLISHED BY DOCUMENT NO. 1436433, RECORDED
TN BOOK. 11078, PAGE 1452, SAID POINT BEING THE TRUE POINT OF BEGINNING OF
THE TRACT OF LAND TO BE HEREIN DESCRIBED: THENCE SQUTH 07 007 00" WEST,
AT RIGHT ANGLES TO SAID SOUTH RIGHT-OF-WAY LINE, A DISTANCE OF 343.0{
FEET: THENCE NORTIL 90° o0 00" WEST, A DISTANCE OF 18.45 FEET, THENCE
SOUTH 1° 15" 007 EAST, PARALLEL TO THE EAST RIGHT-OI-WAY LINE OF NOLAND
ROAD, AS NOW BESTABLISHED, A DISTANCE OF 130,00 FEET; THENCE NORTH 90°
n0° O WEST, A DISTANCE OF 5.00 FEFT; THENCE SOUTIH ¢ 00" 00" WEST, A
DISTANCE OF 20000 FEET: THENCE SQUTH 00° 00" 00" WEST, A DISTANCE OF
152.8] FEET (DEED - 152.08 FEET), TO A FOINT ON THE AFQRESAID EAST RIGLHTT-
OF-WAY LINE OF NOLAND ROAD: THENCE S30UTH 11% 06" 41" EAST (DEED = 80UTH
11° 027 39 EAST), ALONG SAID EAST RIGHT-OI-WAY LINE, A DISTANCE OF 65.40
FEET; THENCE NORTH 90° 00" 0" EAST, A DISTANCE OF 201.3% FEET; THENCE
SOUTH 19 02" 25" GAST, A DISTANCE OF 35500 FEET; THENCE NORTH 85° 50° 55”
WEST, A DISTANCE OF 140.49 FEET (DEED = (40,92 FEET), T0 A POINT ON SAID
BAST RIGHT-OF-WAY LINE OF NOLAND ROAD; THENCE SOQUTH L1° 06" 41" EAST,
ALONG SAID BAST RICHT-OF-WAY LINE, A DISTANCE OF 7.64 FEET (DEED =
SOLUTH 117 02° 30" EAST, A DISTANCE OF 8.29 FEET), TO A POINT THAT 18 OPPOSITE
AND 15500 FEET EAST OF STATION 18+50 ON THE CEMTERLINE OF MOLAND
ROAD; THENCE SOUTH %8¢ 41° 1" WEST, (DEED = SQUTH 88° 45" 00" WEST),
CONTINUING ALONG SAID EAST RIGHT-OF-WAY LINE, A THSTANCE OF 25.00 FEET
TO A POINT THAT IS OPPOSITE AND 130 FEET FEAST OF STATION [8+50 ON SAID
NOLAND ROAD CENTERLINE; THENCE SOUTH 2° 02° 11” EAST CONTINUING
ALONG SAID EAST RIGHT-OF-WAY LINE, A DISTANCE OF 124,30 FEET (DEED -
SOUTH 1 15" 00" PAST, A DISTANCE OF 124.24 FEET), TO A POINT OM THE
NORTHERLY RIGHT-OR-WAY LINE OF INTERSTATE ROUTE NO. 1.70, AS NOW
ESTABLISHED THAT IS OPPOSITE AND 22880 FEET NORTHERLY OF STATION
545460 ON THE CENTERLINE OF SAID 1-70, THENCE SOQUTH 84° 21" 11" EAST
ALONG SAID NORTHERLY RIGHT-OF-WAY LINE, A DISTANCE OF ¢43.04 FEET
{DEED = SOUTH 84° 17" 39" EAST, A DISTANCE OF 644.64 FEET) TO A POINT THAT IS
OPFPOSHE AND 166.30 FEET NORTHERLY OF STATION 552+00 ON THE CENTERLINE
OF SAID 1-70; THENCE SOUTH 89° §5° 50" EAST, CONTINUING ALONG SAID
NORTHERLY RIGHT-OF-WAY LINE, 4 DISTANCE OF 546.03 FEET (DEED = SOUTH
89° 51° 16 EAST, A DISTANCE OF 54561 FEET), TD A POINT ON THE WEST LINE OF
SBROOKWOOD NO. 27, A SUBDIVISION OF LAND IN INDEPENDENCE, JACKSON
COUNTY. MISSOURL THENCE NORTH 1° 15" 58" WEST, ALONG THE WEST LINE OU
SAID SUBDIVISION, A DISTANCE OF 78543 FEET (DEED = NORTH 1° 12° 00" WEST, A

20
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DISTANCE OF 780.12 FEET), TO THE SOUTHEAST CORMER OF LOT %
“ROODRIDGE", & SUBDIVISION OF LAND IN INDEPENDENCE, JTACKSON COUNTY,
MISSOURL; THENCE SOUTH 897 517 437 WEST, ALONG THE SOUTH LINE OF BAID
wWwOODRIDGE™, A OISTANCE OF 251.04 FEET (DEED = NORTH 90¢ 60 087 WEST, A
DISTANCE OF 25863 FEET), TO AN ANGLE POINT THEREIN; THENCE NORTH 807 (H°
" WEST, CONTINUING ALONG SAID sOUTH LINE OF “WOQDRIDGE”
SUBDIVISION, A DISTANCE OF 28830 FEET TO AN ANGLE POINT THEREIN:
THENCE SOUTH 8%° 47 57 WEST (DEED = NORTH 90° 00* B0 WEST). CONTINUING
ALONG SAID SOUTH LINE OF s OODRIDGE™ SUBDHVISION, A DISTANCE OF 236.00
FEET TOQ & POINT ON THE WEST RIGHT-OF-WAY LINE OF DODGION STREET, AS
NOW ESTABLISHER: THENCE NORTH 0% 12° (3 WEST (DEED = NORTH ¢° 00" 00°
WEST), ALONG gAD WEST RIGHT-OF-WAY LINE, A DISTANCE OF 500 FEET TO
THE BOUTHEAST CORMER OF LOT 34, g AID “WOODRIDGET, THENCE SOUTH 89° 47
$7* WEST ALONG THE $OUTH LINE QF SAID LOT 34, A DISTANCE OF 13540 FEET
{DEED = gov o 00 WEST, A DISTANCE OF 135.00 FEETY, TO THE SOUTHWEST
CORNER OF SAID LOT 14; THENCE NORTH 0° 007 007 EAST, ALONG THE WEST LINE
OF SAID sy ODRIDGE™ SUBDIVISION, A DISTANCE OF 440.00 FEET TO THE
AFORESAID SOUTH RIGHT-OF-WAY LINE OF 39TH STREET: THENCE NORTH 50° 00°
00" WEST, ALONG gAID SOUTH RIGHT-OF-WAY LINE, A DISTANCE OF 10000 FEET
TO THE POINT OF B EGINMING.

100447338 4 21
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EXHIBIT B

MAP OF STUDY AREA

22
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AMENDED
EXHIBIT 7 TO WALLY’S TAX INCREMENT FINANCING PLAN

SEE ATTACHED.
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EXHIBIT 8 TO WALLY’S TAX INCREMENT FINANCING PLAN

SEE ATTACHED.
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PIAN . ’
ius) Commerce Bank

¥
—~a

Challenge Accepted,

June 9%, 2025

Mor. Curtis J Petersen
Polsinelli PC

900 W. 48" Place, Suite 900
Kansas City, Missouri 64112

Dear Mr. Petersen:

Wally’s Parent Holdco LLC (and its affiliates, and Michael Rubenstein and Wally’s Independence
MO Holdings LLC) has a longstanding relationship with Commerce Bank, which has included
financing for numerous substantial projects spanning more than the past five years.

We are familiar with Tax Increment Financing, Community Improvement District financing, and
how those interact with the Construction Loans we have provided to projects relying on such
financing. We are also familiar with Wally’s proposed redevelopments plan located at 4023 South
Nolan Road, Independence Missouri 64055, as generally depicted on Exhibit A attached hereto,
and the approximately $40 million cost estimate to design and construct the project, including
thepublic improvements.

The Bank would be willing to finance this project, subject to the usual caveats, underwriting, Loan
Committee and Board approval. Should there be any questions or need for additional information,
please do not hesitate to contact me at 314-746-3914.

Respecttully,

Jason Scott
Vice President
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EXHIBIT 9 TO WALLY’S TAX INCREMENT FINANCING PLAN

SEE ATTACHED.
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RELOCATION ASSISTANCE PLAN

Section 99.810.1, RSMo, requires that a TIF Plan include a relocation plan for “relocation assistance for
businesses and residences” within the Redevelopment Area. The Redevelopment Area does contain
buildings, but no current business or residences. In the event relocation of any occupant or business is
necessary, it will be carried out in accordance with Section 523.200-215 RSMo. {the “Relocation Statuie™}.
This Relocation Assistance Plan adopts the minimum statutory requirements of the Relocation Statute
which is incorporated herein.
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AMENDED
EXHIBIT 10 TO WALLY’S TAX INCREMENT FINANCING PLAN

SEE ATTACHED.
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AMENDED
EXHIBIT 11 TO WALLY’S TAX INCREMENT FINANCING PLAN

SEE ATTACHED.
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AFFIDAVIT

sTaTE oF YOS )

)
county orF HARRS

10.

S8

COMES NOW, Michael Rubenstein, and being first duly sworn, on his oath states:

T am over the age of eighteen (18) and competent to testify to the following matters of my own
knowledge and belief and am duly authorized to testify on behalf of WALLY’S
INDEPENDENCE MO OWNER LLC, a Missouri limited liability company.

I am an agent for, and Manager of, WALLY"S INDEPENDENCE MO OWNER LLC, and am
providing this Affidavit on behalf of WALLY’S INDEPENDENCE MO OWNER LLC.

WALLY’'S INDEPENDENCE MO OWNER LLC is the proposed developer for the
redevelopment project described in the Tax Increment Financing Plan (“TIF Plan™) relating to
the development of real property generally located in the northeast quadrant of the
intersection of Interstate 70 and South Noland Road in Independence, Missouri. The
conditions, which evidence the Redevelopment Project Area (as legally described in the TIF
Plan) is a blighted area, are detailed in the TIF Plan.

In my opinicn, the Redevelopment Project Area on a whole is a “blighted area™ as that term is
defined in the TIF Plan and has not recently been subject to growth and development through
investment by private enterprise.

The Redevelopment Project Area would not reasonably be anticipated to be further developed
without the adoption of tax increment financing due to the substantial cost to ameliorate the
conditions which make such real property a blighted area.

The cost benefit analysis included in the TIF Plan shows the anticipated economic impact of
the TIF Plan on each affected taxing jurisdiction,

WALLY’S INDEPENDENCE MC OWNER LLC will not, and cannot reasonably be expected
to, develop the subject property as proposed without the adoption of the proposed TIF Plan.

As demonstrated in the calculations of retuan on investment attached to this affidavit, the
Redevelopment Project described in the TIF Plan is not economically viable without such
assistance.

As demonstrated in the calculations of return on investment attached to this affidavit, the
Redevelopment Project described in the TIF Plan is financially feasible with the assistance
described in the TIF Plan.

To my knowledge the TIF Plan meets the requirements of Section 99.810 of the Real Property
Tax Increment Allocation Redevelopment Act, Revised Statutes of Missouri.
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11.  The information submitted to the tax increment financing commission, and the statements and
averments in this affidavit are, to the best of my knowledge and belief, true, accurate and

complete in alf material respects.

[No further text on this page]

WALLY'S INDEPENDENCE MO OWNER

LLC
S‘M\)
By:

Michakl Rubenstén{Manager

']
Subscribed and sworn to before me, a Notary Public, in and for said County and State this 154 day

of _SeQeenieX— 2025,
NN R
Notary Public =

Printed Name: NITWE W\ S\\\M M"d

My Commission Expires:

SR, 20T

SEAL \.\\\\‘\% M. 8y ¢ I:f,/"’/
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Tax Increment Financing Commission of Independence, Missouri
111 E. Maple Ave.
Independence, MO 64050

Notice of Changes
to the
Wally’s Tax Increment Financing Plan

To: Taxing Districts (Distribution List attached)
Date: November 13, 2025

You have been previously notified that the Tax Increment Financing Commission of
Independence, Missouri (the “Commission”), would hold a public hearing at 2:00 p.m. on November 12,
2025, to consider the Wally’s Tax Increment Financing Plan (the “Redevelopment Plan”), the designation
of the proposed redevelopment area (the “Redevelopment Area”), and the adoption of the redevelopment
project described in the Redevelopment Plan (the “Redevelopment Project”). The Commission opened
the public hearing on such date and continued the hearing for the purpose of allowing time for certain
changes to be made to the Redevelopment Plan.

The Commission will continue the public hearing at 10:00 a.m. on November 24, 2025, at the
Independence Utilities Center, 17221 E. 23rd Street, Conference Room 117 (1st Floor).

The purpose of this letter is to provide notice of changes being made to the Redevelopment Plan.
The changes include (1) eliminating the formation of a new community improvement district from the
Redevelopment Plan and reducing the reimbursement to the developer in proportion to the reduction in
projected revenues resulting from such elimination, and (2) correcting the cost benefit analysis to
accurately reflect the anticipated costs and benefits shown for each taxing jurisdiction.

A copy of the amended Redevelopment Plan, including a legal description and a map of the
proposed Redevelopment Area and the Redevelopment Project, is on file with the office of the City Clerk
at Independence City Hall, 111 E. Maple Ave., Independence, MO 64050, and may be reviewed by any
interested party during business hours. A revised cost-benefit analysis, showing the effects of the
Redevelopment Plan on each taxing jurisdiction, is on file with the Redevelopment Plan. Copies of the
amended Redevelopment Plan and revised cost-benefit analysis may also be obtained by emailing a
request to Tom Scannell, Community Development Director at tscannell@indepmo.org. All taxing
districts receiving this notice are invited to attend the continued hearing and/or to submit comments to the
Commission (at the office of the City Clerk) prior to November 24, 2025. ALL INTERESTED
PARTIES SHALL BE GIVEN AN OPPORTUNITY TO BE HEARD AT THE CONTINUED
PUBLIC HEARING.
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DISTRIBUTION LIST

City Manager

City of Independence

111 E. Maple Ave.
Independence, MO 64050

Assessment Department
Director

Truman Courthouse

112 W. Lexington

1st Floor

Independence, MO 64050

Independence School District
Superintendent

201 N. Forest Ave
Independence, MO 64050

Metropolitan Community College
Chancellor

3200 Broadway

Kansas City, MO 64111

The Kansas City Zoological District
Chair of the Board of Directors
6800 Zoo Drive

Kansas City, MO 64132

Missouri Department of Economic Development
Director

301 West High Street

Jefferson City, MO 65102

Missouri Director of Revenue

County Tax Section

Merchants/Manufacturers Replacement Tax Fund
301 West High Street

Jefferson City, MO 65102

Missouri Department of Revenue
Tax Administration Bureau

301 West High Street

Jefferson City, MO 65102

Noland Road Community Improvement District

4315 South Noland Road, Suite B
Independence, MO 64055

Jackson County

County Executive

415 E. 12th Street
Kansas City, MO 64106

Collection Department
Director

Truman Courthouse

112 W. Lexington

Suite 114

Independence, MO 64050

Mid Continent Public Library
Director

15616 E. Highway 24
Independence, MO 64050-2057

Jackson County Community Mental Health
Executive Director

1627 Main Street, Suite 500

Kansas City, MO 64108

Jackson County Board of Disabled Services
Executive Director

8511 Hillcrest Road, Suite 300

Kansas City, MO 64138

State Tax Commission of Missouri
3705 Missouri Blvd., Suite 100
Jefterson City, MO 65109

Missouri Director of Revenue
County Tax Section

State Blind Pension Fund

301 West High Street
Jefferson City, MO 65102
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Proof of Delivery

Dear Customer,

This notice serves as proof of delivery for the shipment listed below.

Tracking Number
126767941393436541

Service
UPS Next Day Air Saver®

Shipped / Billed On
11/13/2025

Delivered On
11/14/2025 10:01 AM.

Delivered To
KANSAS CITY, MO, US

Received By
CHINN

Please print for your records as photo and details are only available for a limited time.
Sincerely,

UPS

Tracking results provided by UPS: 11/14/2025 12:11 PM. EST
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Proof of Delivery

Dear Customer,

This notice serves as proof of delivery for the shipment listed below.

Tracking Number
126767941396255900

Service
UPS Next Day Air Saver®

Shipped / Billed On
11/13/2025

Delivered On
11/14/2025 10:47 A.M.

Delivered To
INDEPENDENCE, MO, US

Received By
BROWN

Please print for your records as photo and details are only available for a limited time.
Sincerely,

UPS

Tracking results provided by UPS: 11/14/2025 12:13 PM. EST
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Proof of Delivery

Dear Customer,

This notice serves as proof of delivery for the shipment listed below.

Tracking Number
126767941395514711

Service
UPS Next Day Air Saver®

Shipped / Billed On
11/13/2025

Delivered On
11/14/202511:47 A.M.

Delivered To
KANSAS CITY, MO, US

Received By
CUMMINGS

Please print for your records as photo and details are only available for a limited time.
Sincerely,

UPS

Tracking results provided by UPS: 11/14/2025 12:53 P.M. EST
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Proof of Delivery

Dear Customer,

This notice serves as proof of delivery for the shipment listed below.

Tracking Number
126767941390142757

Service
UPS Next Day Air Saver®

Shipped / Billed On
11/13/2025

Delivered On
11/14/202511:13 A.M.

Delivered To
RAYTOWN, MO, US

Received By
ROSALIND

Please print for your records as photo and details are only available for a limited time.
Sincerely,

UPS

Tracking results provided by UPS: 11/14/2025 12:22 PM. EST

Page 99 of 127



SEEOZ/LE WO Ak kAN TTOLEZ 10N

(L1
= £850Z'SZE009 :1'ON 92UaI40Y

d/d *ONIT1IE

dl _yanvs urv Avd 1N sdn
AT [

10-0 1S9 OW

20159 ON ALDD NOSY¥3343(

133418 HOIH 1SIM 10€

3NN3AIY 0 YOLDINI] RINOSSIA

SN3d ANINE 31VIS/NOILD3S Hﬂm.nh."m_w.m—m
‘0L dHs

1401 41158110 WOOH Ty

Page 100 of 127



Proof of Delivery

Dear Customer,

This notice serves as proof of delivery for the shipment listed below.

Tracking Number
126767941390065368

Service
UPS Next Day Air Saver®

Shipped / Billed On
11/13/2025

Delivered On
11/14/2025 9:07 A.M.

Delivered To
JEFFERSON CITY, MO, US

Received By
PETREE

Delivery Location
Mail Room

Please print for your records as photo and details are only available for a limited time.
Sincerely,

UPS

Tracking results provided by UPS: 11/14/2025 10:43 A.M. EST
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Proof of Delivery

Dear Customer,

This notice serves as proof of delivery for the shipment listed below.

Tracking Number
126767941394980371

Service
UPS Next Day Air Saver®

Shipped / Billed On
11/13/2025

Delivered On
11/14/2025 11:35 A.M.

Delivered To
KANSAS CITY, MO, US

Received By
MICHAEL

Please print for your records as photo and details are only available for a limited time.
Sincerely,

UPS

Tracking results provided by UPS: 11/14/2025 12:52 PM. EST
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Proof of Delivery

Dear Customer,

This notice serves as proof of delivery for the shipment listed below.

Tracking Number
126767941396116720

Service
UPS Next Day Air Saver®

Shipped / Billed On
11/13/2025

Delivered On
11/14/2025 10:04 AM.

Delivered To
INDEPENDENCE, MO, US

Received By
LISA

Please print for your records as photo and details are only available for a limited time.
Sincerely,

UPS

Tracking results provided by UPS: 11/14/2025 12:11 PM. EST

Page 105 of 127



==

SEEOZ/LE WO Ak kAN F IR

£8502°SCED00 (L ON @dUIaIY

d/d *ONIT1IE

dl

LBLE OSE6 €L 6L 9L9 ZI -# DNINIVHL

43AVS dIV AVQ 1X3N SdN

10-6 L9 SX

140 |

90L¥9 OW ALLD SYSNYI
133415 H1ZE ‘3 5iF

ALNNOD NOSYOV

0001122918

JALLND3X3 ?_._,“ m._n.vmu._m

uL1581 10 [ttt

Page 106 of 127



Proof of Delivery

Dear Customer,

This notice serves as proof of delivery for the shipment listed below.

Tracking Number
126767941393503781

Service
UPS Next Day Air Saver®

Shipped / Billed On
11/13/2025

Delivered On
11/14/2025 10:34 A M.

Delivered To
KANSAS CITY, MO, US

Received By
DOBBS

Please print for your records as photo and details are only available for a limited time.
Sincerely,

UPS

Tracking results provided by UPS: 11/14/2025 12:12 PM. EST
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Proof of Delivery

Dear Customer,

This notice serves as proof of delivery for the shipment listed below.

Tracking Number
126767941395165938

Service
UPS Next Day Air Saver®

Shipped / Billed On
11/13/2025

Delivered On
11/14/2025 12:30 P.M.

Delivered To
INDEPENDENCE, MO, US

Received By
DANUM

Delivery Location
Front Desk

Please print for your records as photo and details are only available for a limited time.
Sincerely,

UPS

Tracking results provided by UPS: 11/14/2025 3:22 P.M. EST
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Proof of Delivery

Dear Customer,

This notice serves as proof of delivery for the shipment listed below.

Tracking Number
126767941399646349

Service
UPS Next Day Air Saver®

Shipped / Billed On
11/13/2025

Delivered On
11/14/2025 10:12 A.M.

Delivered To
INDEPENDENCE, MO, US

Received By
SWANSON

Please print for your records as photo and details are only available for a limited time.

Sincerely,
UPS
Tracking results provided by UPS: 11/14/2025 12:12 PM. EST

Page 111 of 127



SEE0Z/LL WO Bk SEAN GEDLEETOK

(L1
= £850Z'SZE009 :1'ON 92UaI40Y

d/d *ONIT1IE

db_was v N san
MU |

10-0 1S9 OW

20159 OW AL NOSY3443(
133815 HOIH 1SIM 10€
02/3NN3AFY 30 LINIWLEYIIQ INOSSIA
0001127918
ININIOY 1438 SUTUNLOVANVW/SINVHOIIN
0L dIHS

1401 ¥L1s9110 N

Page 112 of 127



Proof of Delivery

Dear Customer,
This notice serves as proof of delivery for the shipment listed below.

Tracking Number
126767941395021959

Service
UPS Next Day Air Saver®

Shipped / Billed On
11/13/2025

Delivered On
11/14/2025 9:07 A.M.

Delivered To
JEFFERSON CITY, MO, US

Received By
PETREE

Delivery Location
Mail Room

Please print for your records as photo and details are only available for a limited time.
Sincerely,

UPS

Tracking results provided by UPS: 11/14/2025 10:43 A.M. EST
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Proof of Delivery

Dear Customer,

This notice serves as proof of delivery for the shipment listed below.

Tracking Number
126767941395836767

Service
UPS Next Day Air Saver®

Shipped / Billed On
11/13/2025

Delivered On
11/14/2025 12:30 P.M.

Delivered To
JEFFERSON CITY, MO, US

Received By
OF

Please print for your records as photo and details are only available for a limited time.
Sincerely,

UPS

Tracking results provided by UPS: 11/14/2025 3:22 P.M. EST
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Proof of Delivery

Dear Customer,

This notice serves as proof of delivery for the shipment listed below.

Tracking Number
126767941398314771

Service
UPS Next Day Air Saver®

Shipped / Billed On
11/13/2025

Delivered On
11/14/2025 10:12 A.M.

Delivered To
INDEPENDENCE, MO, US

Received By
SWANSON

Please print for your records as photo and details are only available for a limited time.

Sincerely,
UPS
Tracking results provided by UPS: 11/14/2025 12:12 PM. EST
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Proof of Delivery

Dear Customer,

This notice serves as proof of delivery for the shipment listed below.

Tracking Number
126767941391691591

Service
UPS Next Day Air Saver®

Shipped / Billed On
11/13/2025

Delivered On
11/14/2025 9:15 A.M.

Delivered To
JEFFERSON CITY, MO, US

Received By
GREG

Please print for your records as photo and details are only available for a limited time.
Sincerely,

UPS

Tracking results provided by UPS: 11/14/2025 10:45 A.M. EST
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Proof of Delivery

Dear Customer,

This notice serves as proof of delivery for the shipment listed below.

Tracking Number
126767941392639806

Service
UPS Next Day Air Saver®

Shipped / Billed On
11/13/2025

Delivered On
11/14/2025 9:07 A.M.

Delivered To
JEFFERSON CITY, MO, US

Received By
PETREE

Delivery Location
Mail Room

Please print for your records as photo and details are only available for a limited time.
Sincerely,

UPS

Tracking results provided by UPS: 11/14/2025 1:24 PM. EST
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Proof of Delivery

Dear Customer,

This notice serves as proof of delivery for the shipment listed below.

Tracking Number
126767941390084418

Service
UPS Next Day Air Saver®

Shipped / Billed On
11/13/2025

Delivered On
11/14/2025 10:28 A.M.

Delivered To
INDEPENDENCE, MO, US

Received By
WINSHIP

Please print for your records as photo and details are only available for a limited time.

Sincerely,
UPS
Tracking results provided by UPS: 11/14/2025 12:12 PM. EST
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INDEPENDENCE

*+MISSOURI~

A GREAT AMERICAN STORY

Tax Increment Financing Commission
Movember 24, 2025 10:00 AM,
IUC, 17221 E. 23" Street, Conference Room 117, Independence, MO 64057

WELCOME & INTRODUCTIONS
APPROVAL OF MEETING MINUTES

1. November 12, 2025
CONTINUED PUBLIC HEARING FOR WALLY’S TAX INCREMENT FINANCING PLAN

1. Submission of Additional Exhibits

2. Additional Presentations regarding the Plan

3. Additional Public Comments

4. TIF Commission Questions and Discussion
RESOLUTION

1. Consider Resolution Recommending Approval of TIF Plan, Approval of the
Redevelopment Area, Designation of Blight within the Redevelopment Area, Approvat
of the Redevelopment Project and Approval of the Developer of Record to the City
Council.

OTHER BUSINESS

ADJOURNMENT
| HEREBY CERTIFY THAT TH OTICE WAS POSTE N NOVEMBER 14, 2025.
Susanne Holland Signature € {20l
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RESOLUTION NO. 2025-01

A RESOLUTION OF THE TAX INCREMENT FINANCING COMMISSION OF
INDEPENDENCE, MISSOURI RECOMMENDING APPROVAL OF THE WALLY’S TAX
INCREMENT FINANCING PLAN, APPROVAL OF THE REDEVELOPMENT AREA, THE
DESIGNATION OF BLIGHT WITHIN THE REDEVELOPMENT AREA, APPROVAL OF THE
REDEVELOPMENT PROJECT AND APPROVAL OF THE DEVELOPER OF RECORD TO THE
CITY COUNCIL OF THE CITY OF INDEPENDENCE, MISSOURI.

WHEREAS, the Tax Increment Financing Commission of Independence, Missouri (the “TIF
Commission”) has been duly formed by the City Council pursuant to Section 99.820.2 of the Revised
Statutes of Missouri;

WHEREAS, WALLY’S INDEPENDENCE MO OWNER LLC (the “Developer”) submitted a
proposal for approval of the Wally’s Tax Increment Financing Plan (the “TIF Plan”) on September 25,
2025;

WHEREAS, on September 26, 2025, the City mailed written notices of a scheduled TIF
Commission public hearing to all taxing districts from which taxable property is included in the proposed
Redevelopment Area, in compliance with Section 99.825 and 99.830 of the Revised Statutes of Missouri;

WHEREAS, in accordance with its written procedures relating to bids and proposals for
implementation of redevelopment projects, on October 25, 2025, the City published in The Examiner a
notice of request for proposals and bids, which provided reasonable opportunity for any person to submit
proposals and bids for implementation of the Redevelopment Project as proposed in the TIF Plan, in
compliance with Section 99.820.1(3) of the Revised Statutes of Missouri;

WHEREAS, on October 25, 2025, the City also published notice in The Examiner of the scheduled
TIF Commission public hearing to consider the merits of the proposed TIF Plan, in compliance with Section
99.830 of the Revised Statutes of Missouri;

WHEREAS, on October 28, 2025, the City mailed written notices of the scheduled TIF
Commission public hearing to all persons in whose name the general taxes for the last preceding year were
paid on each lot, block, tract, or parcel of land lying within the Redevelopment Area, in compliance with
Section 99.830 of the Revised Statutes of Missouri;

WHEREAS, on November 5, 2025, the City again published notice in The Examiner of the
scheduled TIF Commission public hearing, in compliance with Section 99.830 of the Revised Statutes of
Missouri;

WHEREAS, a copy of the notice of the public hearing has been submitted to the Director of the
Department of Economic Development and to the Missouri Department of Revenue, in compliance with
Section 99.825 and 99.830 of the Revised Statutes of Missourt;

WHEREAS, on November 12, 2025, at 2:00 p.m., the TIF Commission opened the public hearing
to consider the proposed TIF Plan;

WHEREAS, after the TIF Commission heard testimony and evidence, the public hearing was
continued on motion of a commissioner to 10:00 a.m. on November 24, 2025 at the same location in order
to allow for certain changes to be made to the TIF Plan (further references to the TIF Plan shall mean the
TIF Plan, as so amended);
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WHEREAS, on November 14, 2025, the City delivered notice of such changes to each affected
taxing district in compliance with Section 99.825 of the Revised Statutes of Missouri;

WHEREAS, on each day of the public hearing, the TIF Commission accepted written and oral
testimony and evidence regarding the proposed TIF Plan from all interested persons, including the
Developer and its representatives and City staff;

WHEREAS, the public hearing conducted by the TIF Commission to consider the TIF Plan was
open to the public, at which a quorum of the Commissioners were present and acted throughout, and the
proper notice of such hearing was given in accordance with all applicable laws including Chapter 610 of
the Revised Statutes of Missouri;

WHEREAS, on November 24, 2025, the TIF Commission closed the public hearing to consider the
proposed TIF Plan;

WHEREAS, after considering the evidence and testimony received at the public hearing, the TIF
Commission now desires to recommend that the City Council make required findings and take certain
actions to adopt and implement the TIF Plan.

NOW, THEREFORE, be it resolved by the Tax Increment Financing Commission of
Independence, Missouri:

1. Findings. In accordance with Section 99.810 of the Revised Statutes of Missouri, the TIF
Commission makes the following findings, and recommends that the City Council by ordinance make the
following findings, regarding the TIF Plan:

A. the TIF Plan sets forth in writing a general description of the program to be
undertaken to accomplish its objectives, including the estimated redevelopment project costs, the
anticipated sources of funds to pay the costs, evidence of the commitments to finance the project
costs, the anticipated type and term of the sources of funds to pay costs, the anticipated type and
terms of the obligations to be issued, the most recent equalized assessed valuation of the property
within the Redevelopment Area which is to be subjected to payments in lieu of taxes and economic
activity taxes pursuant to Section 99.845 of the Revised Statutes of Missouri, an estimate as to the
equalized assessed valuation after redevelopment, and the general land uses to apply in the
Redevelopment Area;

B. the Redevelopment Area is blighted as set forth in the Blight Study attached to the
TIF Plan as Exhibit 6 performed by a licensed attorney, which is incorporated herein by reference.
The TIF Plan is accompanied by an affidavit, signed by the Developer, attesting to the blighting
clements of the Redevelopment Area attached to the TIF Plan as Exhibit 11, which is incorporated
herein by reference;

C. the proposed redevelopment satisfies the “but for” test set forth in Section 99.810
of the Revised Statutes of Missouri, in that the Redevelopment Area 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, and the TIF Plan is accompanied
by an affidavit, signed by the Developer, attesting to this statement;

D. the TIF Plan is in conformance with the Comprehensive Plan for the development
of the City as a whole;
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E. the TIF Plan contains both estimated dates of completion of the redevelopment
project and estimated dates for the retirement of obligations incurred to finance redevelopment
project costs, and said dates are not be more than twenty-three (23) years from the adoption of an
ordinance approving a Redevelopment Project within the Redevelopment Area;

F. a Relocation Plan has been developed for relocation assistance for businesses and
residences, and the relocation of any business or residents in the Redevelopment Area, if necessary,
will take place in accordance with the Relocation Plan attached to the TIF Plan as Exhibit 9;

G. the TIF Plan is accompanied by a Cost Benefit Analysis and other evidence and
documentation from Developer which contains sufficient information to evaluate whether the TIF
Plan as proposed is financially feasible, showing the economic impact of the TIF Plan on each
taxing district and political subdivision, and that the proposed project is financially feasible, but
only if TIF assistance is provided;

H. the TIF Plan does not include the initial development or redevelopment of any
gambling establishment;

L the area selected for the Redevelopment Project includes only those parcels of real
property and improvements thereon which will be directly and substantially benefited by the Project
improvements; and

J. no alternative proposals for redevelopment of the Redevelopment Area have been
received in response to the October 25, 2025 advertisement.

2. Recommendations. The TIF Commission recommends that the City Council take the
following actions with respect to the TIF Plan:

A. adopt an ordinance to make the findings recommended in Section 1 above,
designate the Redevelopment Area as a redevelopment area as provided in Section 99.805(11),
RSMo, declare that the Redevelopment Area is a blighted area, and approve the TIF Plan;

B. adopt an ordinance which approves the Redevelopment Project and activates the
collection of tax increment financing within the Redevelopment Project; and

C. declare the Developer to be the developer of record for Redevelopment Project and
enter into a redevelopment agreement with the Developer to provide for the terms and conditions
under which the Redevelopment Project will be implemented and reimbursement will be provided
to the Developer for eligible reimbursable project costs.

APPROVED BY THE TAX INCREMENT FINANCING COMMISSION OF INDEPENDENCE,
MISSOURI THIS DAY OF NOVEMBER, 2025.

By:

Chair of the TIF Commission
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