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GLADSTONE CI TY COUNCI L

PUBLI C HEARI NG

MAYOR SM TH: Madam Cl erk, woul d you pl ease
notice that the entire Council is present? CQur
public neeting tonight is to nake a blight
determ nation of G adstone Plaza. OQur public
hearing process will work as such, first, | wll
ask for coments fromthe City Manager, then the
Assistant City Manager. At that tine, we wll
include a presentation by representatives from
Integra Realty Resources. | will then ask for
any comments fromthe audi ence and we would Iike
to remnd you, and will again at that tinme, that
the topic at hand this evening is the

determ nation of blight for G adstone Plaza, not
necessarily what the future of G adstone Plaza
m ght hold, but if it, inits present state,
shoul d be decl ared blighted and then | ast, but
not |least, a followup summary by the staff. So
at this time, the public hearing is open. M.
Davi s?

MR. DAVI S: Thanks, Mayor. In 1998, the City
Counci | established a goal that would "encourage
owner investment in residential and commerci al

nei ghborhoods."” In 1999, the Council initiated



anot her goal to "devel op an econom c devel opnment
plan for the city.” 1In 2000, the city initiated
a series of econom c devel opment sunmts in

whi ch approximtely sixty residents and

busi nesses participated. The result of these
summits was the creation of an economc

devel opnent plan. At the same time, the city
enbarked on a North Gak corridor study. Both of
t hese processes involved significant public
input. In October of 2000, the Counci
established a goal calling for the elimnation
of blight. At the sane tinme, the Counci
establ i shed an objective to inplenment the
recommendati ons contained in the North Oak
corridor study and inplenent the goals of the
econom ¢ summts. Both of these projects

hi ghli ghted the need for reinvestnent along the
corridor, identified G adstone Plaza as an area
of focus. In 2001 and 2002, the city began

| ayi ng the adm nistrative framework to address
the issues contained within these two projects,
t he studies and the Council, through goal
setting, reinforced continued progress on the
North QGak corridor study recomendation -

recomendati ons actually. Tonight, the City



Council will consider a declaration of blight at
G adstone Pl aza. The declaration is a
continuation of efforts to establish the
framework for the redevel opnment objectives of
the city and will allow the city to work with

t he owner or potential investors toward the
redevel opnent of the plaza and at this time, |
would like to turn the m crophone over to

Assi stant City Manager Scott W ngerson.

MR. W NGERSON: Thank you, M. Davis. Thank you,
Mayor Sm th and nenbers of the City Council. |
woul d like to start by introducing a project
team that's been established for this discussion
tonight. The project teamis led by City
Manager Kirk Davis and conposed of City
Counsel or Dave Ransay, Lynn MClure, our
Econom ¢ Devel opnent Adm nistrator, folks from

| ntegra Realty Resources and Speci al Counsel
with White, CGoss, Bowers, March, Schulte &

Wei senfel s(ph). Staff's presentation tonight
wi Il be organized into four parts. The first is
pl anni ng and appropriate state |law, the second

i s communi cation and notice, the third is a

di scussion of blight, that will be the core of

staff's presentation and finally, it will be



foll owed by a section on support and staff's
recommendation to the City Council. d adstone
Pl aza was constructed in the 1960's. That was a
time in G adstone before the real growth of

G adstone as we know it today. North OGak was
two lanes; it's now five |anes. The center
itself is an L-shaped center, generally
constructed out of concrete block, flat roofs
with square and |l arge retail units. The center
itself contains approximtely two hundred

t housand square feet of general retail and is
conposed of approximately forty-one acres. The
current tenants in G adstone Plaza consist of
secondary retail, service based businesses and
not for profits. The remai nder of the
presentation will seek to provide the City
Council with information that exists and has
been created for this purpose. The first is
what we're | abeling as Exhibit One and | woul d
ask you to | ook at the notebook we provided to
you tonight. We will step through each and
every one of the sonme fourteen Exhibits that
will be presented over the next few m nutes.
The first Exhibit is the 1993 conmprehensive

pl an. The goals of the conprehensive plan are



to maintain, pronote and enhance the overall
quality of life, to inplenent the |location and
retention of businesses within G adstone in a
way that goods and services are provided and job
opportunities are offered. The '93
conprehensi ve plan indicates then and reinforced
by the 2001 corridor study, that the
denographi cs of that part of the community offer
a strong base for retail. Nothing has changed
from'93 to today. Overall, provided by the
city and state and federal governnment, business
and technical assistance has been and continues
to be avail able for redevel opment and busi ness
assi stance. Business recruitnment has been under
way since before 1993 and conti nues today.
Redevel opnment tools have been utilized as
suggested in the '93 conprehensive pl an,
specifically at the Honme Depot and at Prospect
Pl aza, so we're famliar with the tools and
understand their value in the redevel opnent
process. There's also marketing materials that
exi sted shortly after 1993 and updated over the
| ast year to eighteen nonths that exist to
pronmote the community to business partners and

our relationships, as a whole, with the



devel opnent community are considered to be very,
very good. The second Exhibit is a 2001 North
OCak corridor study. There's an entire chapter
dedi cated to G adstone Plaza and one ot her
catalytic project. Catalytic projects are

desi gned to spur growth and econom c devel opnment
along the entire North Oak corridor. This study
is inmportant and it's inportant in a couple of
ways. |It's nost inportant because it's

w t nessed by a significant amount of public

i nput and continued support for the study. |It's
al so i nportant because concurrently with the
performance of the 2001 corridor study, were
econom ¢ devel opnent visioning summts. Those
processes have been relatively sinultaneously.
There was sonme overlap and again, a very

i nportant public process including nore than a
hundred residents of our comunity. The 2001
North Qak corridor study indicates that we mnust
focus redevel opnent efforts on catal ytic areas
to spur corridor inprovenent and secure the
future of the area. Since the tinme of the 2001
North QGak corridor study, anchor tenants have
left the Plaza. There's no potential quality

tenants that we know of that exist today, no



regi onal drawi ng capability. The center is
mai nl y made up of discount stores and thrift
marts. Overall, the study envisions a strong
commerci al presence to provide a positive and
sust ai nabl e presence for the entire corridor.
The study envisions nedium scale boxes with
accessory uses, such as restaurants, banks and
pad devel opnent and envisions a nmultifam|ly
devel opnent to the east of the existing plaza
and maybe nost inportantly, the market study
that was included in the corridor study
i ndi cates over a hundred and fifty thousand
square feet of retail |eakage, neaning that
there's an availability of that square footage
in that part of the corridor to the benefit of
our residents. Overall, the two studies, in
conbi nation, indicate that the overall planning
efforts, that G adstone Plaza suffers from an
out nnded and outdated design, poor traffic
circul ation, lack of maintenance and investmnent.
The center is in need of redevel opment. The
first Exhibit in your notebook is Chapter 353,
ur ban redevel opment corporations law. | would
like to read two definitions fromthat law, it's

the first Exhibit in your notebook. The



definition of area, "That portion of the city
which the legislative authority of such city has
found or shall find to be blighted so that the
cl earance, re-planning, rehabilitation or
reconstruction thereof is necessary to
effectuate the purposes of this law. Any such
area may include buildings or inmprovenents not
in thenselves blighted and any real property,
whet her i nproved or uni mproved, the inclusion of
which is deenmed necessary for the effective

cl earance, re-planning, reconstruction or
rehabilitation of the area of which such

bui I di ngs, inprovenents or real property forma
part." The next definition is blighted area,
"That portion of the city within the |egislative
authority of such city determ nes that by reason
of age, obsol escence, inadequate or outnoded
desi gn or physical deterioration have becone
econom ¢ and social liabilities and that such
condi tions are conducive to ill health,

transm ssion of disease, crinme or inability to
pay reasonable taxes.”™ Those two definitions
are the topic of the discussion tonight. |
would like to take just a m nute and provide

t hose three Exhibits to our court reporter, who



is here to provide an accurate record. The
second part of the presentation focuses on
communi cation with the ownership and tenants of
G adstone Plaza. In July of 2002, staff and
menbers of the project teamnmet with a gentl eman
by the name of Ray Byers, he's the historical
representative of G adstone Plaza, who expressed
an interest in redevelopnent. W followed that
conversation up with a letter on March 25th and
| would like to read just two paragraphs from
that letter, March 25th, 2003, a letter to M.
Byers, Edith Wlfe, a copy to M. Byers by
registered mail, "The city is highly interested
in partnering with you in an effort to redevel op
G adstone Plaza and pronpt new i nvestment al ong
t he adjacent portion of North Gak Trafficway.
The city has comm ssioned a blight study
conpleted recently for the shopping center and
adj acent properties in an effort to provide tech
skill support for incentive assistance, such as
Chapter 353, Chapter 70 and transportation

devel opnent districts. W believe that after
revi ewi ng our redevel opnent plan, the anount of
financial support the city would be willing to

dedi cate to the effort and considering the



i ncreased value of the site after redevel opnment,
you will find interest in joining hands with us
on this project. Please |let nme know if you
woul d be interested in discussing with ne the
redevel opnent possibilities for G adstone Pl aza
within the next ten days.” W have yet to hear
a response on that letter. During that neeting,
staff shared a lot of information, a | ot of

pl anning work, a | ot of study work, a |ot of
bl i ght analysis, a ot of possibilities for the
redevel opnent of G adstone Plaza. W attenpted
to contact M. Byers on a couple of occasions
after the neeting and prior to the letter being
sent and those were unsuccessful; it's al nost
ten nonths. We also, in preparation for this
public hearing, provided an informational letter
to the tenants of G adstone Plaza, Exhibit Five
in your notebook. On April 14th, staff provided
a letter to the tenants and owner of G adstone
Pl aza. One paragraph reads, "Unfortunately,

G adstone Pl aza has apparently had difficulty
attracting tenants to fill vacant spaces. One

i npressi on expressed in the retail marketpl ace
is that the quality of the structure and the

| easabl e space is not conpetitive. |nproving



the quality of the structure and | easabl e space
depends upon obtaining both | egal and financi al
support fromthe current property owner. A
partnership between the city and the owner could
be extremely inportant to the success of any
redevel opnent opportunities for the plaza. The
city has approached the owner on several tines
to di scuss the opportunities to partner
regardi ng redevel opment of the plaza, but to
date, the city's efforts have failed to produced
any results. In the very near future, the

G adstone City Council will hold a hearing to
consi der whether a determ nation of blight
shoul d be declared for real property located in
and around G adstone Plaza at 64th and North
OCak. As is required by state | egislation,
public notice of the hearing will be advertised
in the | ocal newspaper. As a courtesy, notice
will also be sent via mail to the owners of the
subj ect property, those with a secure interest
in the subject property and each of the tenants
of the subject property, continued response of
our attenpt to informand advise tenants and
anybody involved with G adstone Plaza of the

public hearing tonight. On April 24th, the city



mai | ed official notice of the blight hearing as
t he next Exhibit, Exhibit Six in your packet.

| ncluded in that Exhibit, which is a very thick
Exhibit in your notebook, is the actual notice,
the | egal description of the areas that we're

di scussing tonight, certified mail - or I'm
sorry, a list of all the people that were

provi ded notice and certified mail receipts.

Exhi bit Seven in your notebook is a photocopy of
t he published | egal notice that was provided,
published in the Kansas City Star on April 26th,
2003. The core of the presentation tonight wll
be made by Mark Meyerdirk. He works for Integra
Realty Resources. Exhibit Eight in your packet,
provi ded on your Thursday's packet, is a copy of
the blight study M. Meyerdirk will present.

Exhi bit Nine is the Power Point presentation

whi ch you're about to see. | would like to

i ntroduce Mark Meyerdirk fromlIntegra Realty
Resources and the staff will summarize with
communi ty support for action tonight.

MR. MEYERDI RK: Thank you, M. Wngerson. MW
name is Mark - M. Mayor and nembers of the City
Council, my name is Mark Meyerdirk. |'m an

associate with Integra Realty Resources of



West wood, Kansas. Integra Realty Resources is
the largest real estate valuation and apprai sal
conpany in the United States with approximtely
fifty offices in the major markets throughout
the United States. | also serve as Ceneral
Counsel for our Corporate and Public Finance

Di vision of Integra and in doing so, have a | ot
of experience working with cities and
particularly with blight related matters. |
have twenty-seven years of practice in |aw and
primarily in real estate, finance and franchise
law and |'m a nenber of the Kansas Bar. | have
witten a tenplate, which you have in front of
you, which is the Integra blight study, which we
use for all of our blight analysis and our
conpany does approximtely twenty-five to fifty
bl i ght anal yses each year. First of all, I'm
going to direct your attention to the Exhibit
which M. Wngerson has provided to you, which
is the blight study, and take you briefly

t hrough the provision of the different areas.
The general information area provides

i nformati on about the subject matter area and
the five parcels in question. The economc

anal ysis, which is the next tab in the blight



st udy, provides econom ¢ background and basis
upon whi ch our opinion was based. The next tab
provides for a property analysis giving specific
information, for exanple, the zoning of the

subj ect area and the next area is the blight

analysis itself, which will be the presentation
| will make according to the Power Point
presentation that we will have for the rest of

the evening. At the end of the report are
addenda and addendum whi ch provi de additi onal

i nformation and support materials. | would |ike
to draw your attention specifically to the
phot ogr aphs whi ch appear in addendum C and
addendum C-1, approximately eighty photographs
of the subject area which we believe is
significant evidence of blight for the proposed
- in the subject area. |In determ ning whether

t he subject area is a blighted area, we exam ned
the statutory definition of blight and our
report utilizes the definition found in two
applicable M ssouri statutes. The Assi stant
City Manager has provided you, and I won't read
through it again, the definition primary in
guestion here, which is Chapter 353 of the urban

redevel opment |law and we will focus on our



anal ysis of what the areas of blight are for the
subject matter as it relates to that statute, in
particular. The other blight statute which we
have called upon to review here is conmonly
known as the TIF statute for 353, which provides
other criteria, but very simlar to the 353
statute. There are three categories, primry
categories of blight, each with identifiable
subcat egories, all of which contain quantifiable
factors, which if significantly present, either
individually or in conbination, are indicative
of the presence of blight. These primary

cat egories and subcategories are stated shortly
hereafter, so I'll go ahead and get into the
statutory categories as we see them The first
is health, welfare and social blight. W' ve

br oken that category down into two prinmary
subcat egori es, health, which are areas that
effect the conditions which are conducive to il
health, welfare or bad sanitation, nmenace to
public health and transm ssion of diseases. The
second is safety, which provides conditions
conducive to crinme, safety concerns, fire
hazards, social problens or conproni sing nora

or public welfare. The second primary category



is physical blight, conditions which evidence
again a subcategory of physical deterioration,
physi cal deterioration because of age or because
of deteriorated site inprovenments and the second
subcat egory under that area is obsol escence,
obsol escence of the area, the platting, the
subdi vi si on or out noded design of the

i nprovenents on the subject property. The third
primary area or category is econonic blight and
if we find evidence which suggests that the

t axes are not reasonable relative to other taxes
paid in the area or B, where there is an
econom c liability, such as a need for
rehabilitation or redevel opnent or there's a
retardation of the provision for housing
accommodations in the particular area. Again,
all of those sub-categorizations and the ngjor
categori zations conme from our review of the
blight statute. So in reviewng the area to
provi de you sone enpirical analysis relative to
the statute, we |ooked to see whether these - by
reason of a majority of some of these statutory
factors, there is evidence of blight in the
subject area. Wth regard to the first najor

area, health, welfare and social blight, we



beli eve there are several instances in the

subj ect area exhibiting unsanitary conditions
whi ch nmeet the health subcategory definition of
blight, as well as unsafe conditions, which neet
the safety subcategory of blight. The

phot ographs, only a portion of which will be
shown in this presentation, provide evidence of
this fact. The vacant and uni nproved areas
around the property, around the shopping center
area, in particular, are evidence to us of the
heal th, welfare and social blight subcategory
reference in the statute. Refuse often collects
in the uni nproved acreage behind and to the east
of the existing deteriorating shopping center
and to the south of the shopping center.
Overgrown bushes, scrub trees on the north, east
and south sides of the property are unsightly
and conducive to animls and rodents. The

subj ect property has been the scene of
construction dunping and other littering. The
site was littered with broken glass, trash, car
tires, pallets, dinmensional |unber, construction
debris throughout and dunping, which is
unsanitary, continues to be a problem The

| arge undevel oped tracts of property harbor



insects and verm n which, in an urban setting
such as the subject area, are also considered as
unsanitary and unhealthy. The phot ographs on
the follow ng pages, as well as the ones in the
addendum which give even nore evidence of this,
show significant trash, litter and general
unsanitary condition which we believe neets the
heal th subcategory in the prinmary test of
blight. You will see in this photograph sone
trash and overgrowth. You will see in the next
phot ogr aph brush and undergrowth t hroughout the
property. The next photograph again shows

evi dence of dunping and litter. The next

phot ograph al so shows dunping and litter. The

| arge vacant areas and those covered by brush
and scrub trees nmake mai ntenance difficult and

t he phot ographs which we showed previously and

t he ones foll owi ng show that the brush and tree
area which is present along the east side of the
subj ect property. Now, we will nove to the
actual shopping center itself. This is a

phot ograph showi ng the property to the northeast
fromthe back of the buildings. This is the
subj ect showing to the east of the property and

the proximty of unlighted vacant heavy



forestation and rodent infestation on the
property near residential and shopping areas
does, in our opinion, create an opportunity for
nef ari ous behavior and attracts nui sance.
Phot ogr aphs of the unlighted renote forested
areas evi dences the safety hazard and nui sance
hazard that exists on the subject property which
again, in our opinion, are evidence of blight.
Then, we will nove next to the area near the
shopping center. Safety is also a concern in
the vicinity surroundi ng the existing shopping
center. The area around and near the shopping
center is not maintained and is littered with

br oken gl ass and construction debris. These
areas attract nui sance and are a danger to the
children in the neighborhood, residenti al

nei ghborhood to the north of the site who may be
enticed to play nearby. This photograph shows
glass and trash, piling up of pallets and the
alligatoring parking areas. This one shows
trash outside the area. Again, these are just a
few photographs illustrative of nore blight. |
encourage you to |l ook at the other eighty or so
phot ogr aphs whi ch evi dence the sanme information.

The second page or category of blight in our



review is physical blight. The photographs in
section one above were also evidence of physical
deterioration on the site, in particular the
site inprovenents. The follow ng photographs
evi dence the physical deterioration of the
parking lot and the shopping center structure.
They al so show obsol escence of the shopping
center, which is further evidenced by the
vacancy and tenant nix that the center suffers
from Finally, the entire shopping center is
constructed in an outdated and obsol ete and

out noded design that further establishes the
physi cal blight of the property. The parking
lots on the site are all in disrepair and in
need of replacenment. They are covered with

pot hol es, alligator surfacing and curb
degeneration. The parking design is one |arge
poorly |ighted expanse of broken asphalt. The
parking |l ocations are generally unmarked. There
are no traffic barriers or curbing to assure
traffic flow and safety in the | ot and the
entire parking lot design is obsolete and fails
to conformto current parking design nodels. |If
you go into any current or newer shopping

center, you will see the things that |'m nmaking



reference to. The photographs are evidence of
this particular type of physical blight. The
second revi ew of physical blight has to do with
t he shopping center structure itself. The
shoppi ng center is in need of physical repair,

i ncl udi ng pai nting, weatherstripping and
reconstruction. Additionally, the |ocation of
the center is well off the main thoroughfare of
North QGak Trafficway, which makes it
unattractive and difficult for consuners to

| ocate. Additionally, there's no turn signal to
t he sout hbound traffic on North QGak, further

di sadvant agi ng the design of the inprovenents of
t he shopping center as a whole. The center is
i nhabited with what we see a class C or |ower
tenants and nuch of the center is vacant. The
exterior of the center |acks proper signage and
t he signage that does exist is not
architecturally consistent. The next mgjor
category of blight in our analysis has to do
with economc blight. Oher blighting factors
or criteria observed are econom c in nature.
Does this site contain retardation of the

provi sions for housing in the area? Does the

Site present econonmic liability? 1Is the site



unabl e to generate reasonable taxes? The site's
econom ¢ underutilization is designed in the
next three points. |It's not necessary that the
property be |located in what is generally known
as a slumto neet the blight standard. The
concept of when redevel opment is appropriate has
gone far beyond slum cl earance and the concept
of econom c underutilization has becone a valid
finding in the neeting of the legal definition
of blight. The termblighted, for purposes of
this analysis, includes inadequate planning,
excessive | and coverage, |ack of proper I|ight,
air or open space, defective design or
arrangement of buil dings, |ack of proper
sanitation facilities, the existence of
bui | di ngs whi ch by means or by reason of age,
physi cal deterioration or obsol escence or of an
i nadequat e or out noded design and have i npaired
t he econom c value of the |arger area effecting
themw th blight and such areas are
characterized by depreciating val ues, inpaired

i nvest nent, reduced or negligible income and tax
references. One of the factors referenced was
inability to pay reasonable taxes, inability to

generate real estate taxes at conparabl e anounts



for simlar properties of conparable use m X,

t he subject site economcally underutilized and
unabl e to pay reasonabl e taxes. The site’'s tax
value and vital statistics are as follows, the
three retail blighted properties are parcel one,
two and three showing a tax per square foot with
the | ast number on the page there. 1'11
summari ze this at the end. This is what the tax
is currently at. Let's go on to the next one.
Conpar abl e areas at Seaport Plaza on H ghway 169
in Liberty Corners, on 291 Hi ghway show a hi gher
per square footage tax rate. The sanme thing
applies to the multifam |y zone blighted
property of parcels four and five, with the

t axes shown per square foot there. Parcel four
is a vacant parcel east of the shopping center
zoned for multifamly and parcel five is a
single famly house which could be acquired for
access to the north parcel. Parcel five is not
included in the conparable analysis in our
report. These are conparable multifamly
properties with tax per square footages of
substantially higher than those of the ones in
guestion. In summary, relative to retail uses,

the City of G adstone | oses approximately two



cents per square foot on a worst case scenario
or twenty-five thousand dollars per year in
taxes. Relative to multifam |y use, the City of
G adstone | oses ten cents per square foot, worst
case scenario or eighty-three thousand pl us
dol l ars per year in taxes. The real estate
t axes generated are comensurately |ower for the
subject site than simlarly located retail sites
and multifamly sites. Thus, under its current
zoning and the potential real estate taxes are
adversely effected by these blighted conditions.
Econom ¢ underutilization is a termused to
descri be a property that is not producing
maxi mum econon ¢ benefit to the community.
There are many fornms of econom c
underutilization ranging fromallow ng a
property to remai n vacant and uni nproved, to
operating a property in a manner that is no
| onger conpetitive or conplenentary to
properties in the marketplace. Devel opnment has
occurred al nost everywhere in the nei ghborhood
with the exception of the subject property. One
woul d expect, given its location adjacent to
North QGak Trafficway, one of the nost heavily

trafficked areas in the greater Kansas City



nmetropolitan area, that the subject property
woul d have been one of the first tracts to
devel op during the econom c expansion in the
1980's into 2001, that the subject property was
continually passed over for devel opnent and
redevel oped is due to blighting factors
di scussed in the previous sections and evidence
that it is underutilized for its current -
because of its current physical characteristics.
When conparing the subject property to many
available nmultifamly sites in Clay County, a
hi gher devel opnent cost will result fromlack of
sufficient access to the property. Obtaining
adequat e and conparable access will result in
addi ti onal costs which will not result in higher
mar ket rental or | ower expenses for the
potential apartment devel opnment. W thout sone
means to defray these additional devel opnent
costs, devel opnent of apartnment units on this
property will result in an investor |ower yield
than a simlarly located Clay County site would
wi t hout physical constraints for the subject.
Topography is also a problemfor retail portion
of the subject property. Another issue

effecting the property is the very | engthy



hol di ng period until the econom cs inprove to
t he point when the devel opnent is feasible,
absent devel opnent incentives. The site has
been continually declining with retail vacancies
and the nultifam |y property has remi ned
undevel oped for a significant period of tine.
Qur conclusion therefore is that the definition
of blight enconpassed by all of these three
maj or points and their subcategories, as |isted
above and in our preceding anal ysis, described
areas in which the subject should be considered
blighted. M findings are sunmarized hereafter.
Number one, the site is conducive to il
health, sanitation and public health. The
vacant parcels, in particular, are presently and
hi storically used for illegal dunping and
refuse. Litter, trash and verm n are evidenced
t hroughout the area. Nunber two, the site is
unsafe. The wooded areas with brush and densely
foliaged are attractive nui sances for children
and pronote nefarious activities. The broken
gl ass and trash near the shopping center are a
danger to children who live in the residenti al
nei ghborhood to the north of the site. Physical

bl i ght, nunmber one, the physical parking |ot of



the retail center is significantly danaged with
pot hol es, alligator surfaces, broken curbs and
insufficient drainage; the parking design is

al so obsolete. Nunber two, the shopping center
itself, the structure is in need of significant
repair, refurbishing and the building |ayout and
signage are obsolete in their current design and
finally, with regard to econom c blight, nunber
one, the subject parcels are under taxed
conpared to conparable properties in the area
and nunber two, with regard to econom c
liability, the site is underutilized and is an
econom ¢ burden to the community. The retail
center is declining in value as vacancies are
increasing, while the quality of tenants is
decreasing. The vacant nultifam |y parcels have
been underdevel oped for a significant period and
have no effective comercial use. Based on this
information as set forth, it is our opinion that
the subject property does neet the statutory
definition of blight and should be considered
for redevel opnment under Chapter 353 of the

M ssouri Revised Statutes and for tax increnment
financing, should that be considered, under

Chapter 99 of the Mssouri Revised Statutes. |



appreci ate your attention this evening. | would
be happy to answer any questions you nmay have,
otherwise I'Il turn it back over to M.

W nger son.

MR. W NGERSON: M. Meyerdirk, thank you very
much. Exhibit Nine was M. Meyerdirk's Power
Poi nt presentation, which will be entered into
the record. So we nove into the final phase of
the staff's presentation, which is comunity
support and recomendation. | would like to
agai n thank everybody for their invol venment.
Exhibit Ten is a resolution fromthe Village of
OCakvi ew, who supports efforts to redevel op

G adstone Plaza. Exhibit Eleven, a resolution
fromthe d adstone Area Chamber of Commerce,
agai n indicating support for the redevel opnment
of G adstone Plaza. Exhibit Nunmber Twelve is a
resolution fromthe G adstone Econom c
Betternment Council providing support for
redevel opnent of G adstone Plaza. Exhibit
Thirteen is the letter fromthe Clay County
Econom ¢ Devel opnent Council Executive Board

i ndi cati ng support. | believe you will hear
sone evi dence of support from Northl and

Redevel opnent Partners and finally, Exhibit



Fourteen is a letter fromM. Mke CGuidry,
former tenant of Pizza Street, owner of Pizza
Street that will be provided. There will be
addi ti onal presentation of each of those, |
think all of those resolutions during the public
coments section of your public hearing tonight.
Mayor Smth, | would like to ask that the
Exhibit list, itens One through Fourteen, be
accepted as presented.
MAYOR SM TH: We woul d note that Exhibits One
t hrough Fourteen have been presented and
accept ed.
MR. W NGERSON: Thank you. It's our
recommendation of the staff that the Council
decl are d adstone Plaza, an area described in
the legal notice as published, as a blighted
area. | would be glad to answer any questions
that you have at this tine.
MR. SM TH: Any questions of M. Wngerson?
Thank you, M. Wngerson. At this point, the
staff has made recomendation that the subject
property be declared as blighted, declared
blighted. |Is there anyone in the audi ence who
woul d |Iike to make any comments in opposition to

this recommendation? |If so, please step



forward. G ve us your nane and address for the
record.

MR. HOLBROOK: Mayor Smth and nenbers of the
Council, good evening. M nane is Reed

Hol brook. | ama |lawer and | represent Clay
County Realty and Edith Wl fe, it's nmy privilege
to do tonight. M address is 757 Arnstrong
Avenue, Kansas City, Kansas, 66101.

MAYOR SM TH: Thank you.

MR. HOLBROOK: Edith Wolfe is eighty-six years
old. In 1965, her husband cane to this town,
bought the ground and built what we now know as
G adstone Pl aza Shopping Center. It has been
operated very successfully since then. It has
been, very frankly, he built it on what was
about pl owed ground, two | ane road, as
previously indicated. Since 1965, which is
thirty-seven or -eight years ago, d adstone

Pl aza has paid, on an annual basis, all of its
real property taxes. Currently, they pay just
about seventy-nine thousand dollars a year in

t he aggregate real property taxes. They've
never been behind, they've never been delinquent
and I would submt, if you were interested and

you want to go fifteen hundred feet either north



or south on North OGak Trafficway, you woul d
probably find nore than one retail or owner
along there that is, in sonme way, delinquent or
is behind or has been in tinmes past. |I'm
interested in the findings of M. Myerdirk for
a couple reasons. He nentions that there is
sonme kind of an obsol escence about it and I
woul d submit that when you | ook at the major
shoppi ng centers that have been built in the

| ast five or ten years, these would be shopping
centers or not covered malls, but open strip
type shopping centers, they're all the sane.
They're either rectangul ar or square. They have
parking out front. They have substanti al
par ki ng. They have good view fromthe roadway
and that's been the case here. | would
respectfully submt that there's not anything
obsolete about it at all. There's been nention
made that, in sonme way, it's been allowed to
deteriorate and becone dil api dated and we woul d
respectfully submt that that's not the view of
the eye of the | ocal Chanmber of Commerce. What
M. Byers is going to present you is an award

t hat was received by G adstone Plaza fromthe

| ocal chamber commenting and conplinmenting them



for having a fine and a wonderful shopping
center. That was about six and a half years
ago, but I hope nost of you are very well
acquai nted with what that shopping center | ooks
i ke. Sonme of you may have patronized sone of
t he businesses in that particular store, but |
find it interesting that this store, in the
space of six and a half years, has gone from
bei ng the object of an award from the | ocal
Chanber of Commerce to a blight study by this
conpany that's been hired. | aminterested and
find it nost interesting that M. Meyerdirk
woul d nmention that, in some form or another,
this shopping center is a nenace to the public
health. If that were the case and it was, in
fact, a nenace to the public health, certainly
the Clay County Prosecuting Attorney woul d have
been in here and filed sonme sort of an action to
close it down or stop it or prevent it from
continuing to be a nenace to the public health.
The State of M ssouri has sonething known as
the Division of Health and one of their
responsibilities under M ssouri statute is to be
sure that unhealthy, unsanitary and conditions

t hat m ght becone a nenace to the public health



are prevented from occurring or cleaned up if
indeed, in fact, they are. | haven't seen any
evidence like that at all in this presentation.
Now, there are a | ot of conclusions, very
conclusory statenments and there's readi ng of
this Mssouri statute and because there's trash
that's sitting in a trash bin, if you noted
carefully and if you | ooked at one of the
phot ogr aphs about the so-called refuse and
debris, it's in trash bins. Now, | drove by the
rear end of that shopping center an hour and a
hal f ago. There wasn't any debris out there at
all. 1 don't know when M. Meyerdirk or the
phot ogr apher was out there, but | would think
t hat, among other things, for you to treat this
ei ghty-six year old woman fairly and properly
|i ke you maybe hoped she would treat you if your
positions were reversed, you would want to see
sone real honest to God hardcore facts that
somehow this is a nenace to public health. |
woul d respectfully submt to you that that has
to be present for you to even consider declaring
this a blighted area. 1've tal ked about the
real estate taxes and there's sonething

mentioned in the M ssouri statute about -



there's sonet hing about i moral or anoral
conduct or anything like that. Well, never
since 1965 has there ever been any sort of X-
rated bookstore or any other simlar bookstore.
There isn't there now and believe nme, if you
knew Ms. Wlfe like I do, there will never be
one in that facility as long as she is alive,
but if there is sonmething that's anoral about

t hat shopping center or it is creating or
contributing to sonme kind of an anoral

at nosphere, where are the conplaints fromthe
police departnment describing that, “W’ ve had
twenty-three arrests for this or that or the
other”, or “We’'ve had incidents.” Were' s the
chief of police in here testifying in front of
you saying, "This is a place that's contributing
to an anoral atnosphere.”™ | submt to you that
in order for you to make this finding, you have
to have hard evidence, not concl usory
statenments, sone little blither read off of the
M ssouri statute. There is sonme nention in the
statute about disease and this m ght be a place
that could, in fact, create or establish a

di sease spreading. | have not read anything in

t he newspapers about any out breaks of disease in



G adstone, M ssouri or Clay County, Mssouri, if
i ndeed that is the case. Again, this gets back
to the public health issue and where are the
representatives of the Division of Health of the
State of Mssouri or Clay County's Public Health
Departnent that will come in here and offer you
honest to God facts and say, "We've been in
here. This situation, for whatever reason that
m ght exist, is indeed creating a problem It
is creating a condition or a situation that
breeds disease." There's been a total absence
of that. | don't know how you can think about
or even consider for a monment meking a finding
that this is a blighted area unless that kind of
evidence is present and it's not here. You have
a |lawer who lives in Mssion Hills, Kansas
stand up here and tell you that this place is

di seased, it's blighted, it's out of this, it's
out of that and it would respectfully submt
it's all conclusory, any statenents and

phot ographs. Well, if the place is as blighted
as M. Meyerdirk seenms to suggest to you that it
is, the folks that own and operate Bank M dwest
must be the biggest fools on the planet because

t hey, very recently, came in here and built a



very nice building at the very front end of that
facility. M guess is, nobst bankers are pretty
bright folks and if they can't have access to
their bank facility from North Oak Trafficway
t hat was reasonable so they could serve their
custoners, they wouldn't build something there.

| think that kind of runs in the face and
counter to what is being suggested to you
tonight. Qur request is that you open your eyes
and think about that. There was another fairly
new facility called Advance Auto Parts that's
sitting there, access. That's a retail
operation. They depend on people wal king in,
buying the goods that are offered for sale in
that particular store and | eaving and wal ki ng
out. It's quick in and quick out because nost
of the goods in that store are not terribly high
priced, so they have to have a high vol une.
Most retailers like that do a pretty careful job
of determning traffic fl ows and what the
twenty-four hour traffic counts are up and down
North QGak Trafficway and what the access is in
and out of. Something is not right here. W
woul d respectfully suggest they haven't cone

close to neeting their burden that this is a



bl i ghted area and on behalf of a |ovely eighty-
six year old woman who owns Clay County Realty
and that owns this center and the adjacent
parcels, we ask that you say no to their
request. Thank you very nuch.

MAYOR SM TH: M. Hol brook, can | ask you just a
couple things. First of all, M. Byers, if we
could, I would like to get a photocopy, if you
woul d wal k back with our clerk or sonething, so
that we may enter that plaque as an Exhibit on
your behal f.

MR. HOLBROOK: Thank you, Mayor. We will be
happy to do that.

MAYOR SM TH: Sure, and secondly, M. Hol brook,
you- -

MR. BYERS:. This award was presented at the - a
banquet and |I'm very proud of it.

MAYOR SM TH: Thank you. This wll becone

Exhi bit Nunber Fifteen. Thank you. You
addressed sone of the issues and | appreciate
your diligence in that, but could you take a
stab at the issue of economic blight? You
menti oned Bank M dwest and Advance Auto Parts,
but the total tract consists of about forty or

forty-one acres. What woul d be your opinion of



that as conpared to other retail areas, for
exanpl e, and other forty acre tracts that m ght
be doing a little bit nore business than they
are.

MR. HOLBROOK: The total real estate parcel is
large, | agree. | think less than half of the
real estate acreage, | think about twenty acres,
is it twenty-eight that's undevel oped? Twenty-
ei ght is undevel oped, so that would | eave about
twenty-three that's either under asphalt or
concrete or underneath sonme kind of a store. |
can't tell you what the wi sdom of Al Wl fe was
in 1965 or acquiring that real estate, whether
he intended to expand the center or make it
avai l able for either single or nultifamly
housing. It's there. |It's available for

devel opnent, but because it is there, that per
se doesn't nean that it's sonmehow created an
econom ¢ obsol escence in a portion of the City
of G adstone, M ssouri; that's as good as | can
do.

MAYOR SM TH: Does the Council have any questions
of M. Hol brook? Thank you, sir.

MR. HOLBROOK: Okay. Thank you very nuch.



MAYOR SM TH: |s there anyone el se who would |ike
to offer any comments in opposition to the staff
recommendation that this property be decl ared
blighted? [|'m seeing none. | would |like to ask
anyone in the audi ence who would |ike to nake
any comments in support of the staff
recomendation to step forward please. Step to

t he podi um and give us your nane and address

pl ease.
MR. NORRIS: My nane is Roger Norris and | live
at 6805 North Walnut. 1It's been a long tine

since |I've been in this chanber and | notice
you' ve upgraded your chairs and m crophones. So
| didn't have to conme up twice, | would like to
extend to the staff ny continued pride in the
way they've conducted thenselves. M. Davis,
one of the nicest nobst conpassionate nen |'ve
ever known. | couldn't have dreamed for a
better person to lead the ship during this
crisis that we've been under. Thank you so much

and your staff. On this blight, as nost of you

know, I'mnot a big TIF supporter and | Kkind of
fall into the school of other things, but there
are tinmes when things are needed. |If you would

listen to the presentation given by the staff



and their representative, you could add the
statenment and has for years to everything he
said and be accurate. We have an obligation, as
citizens, to support our businesses. W have an
obligation to cities to protect our businesses
and give them an environnment in which they can
grow. We're not so interested in property tax
value as we are in sales tax value, when it
cones to sales. | used to go and get ny hair
cut at Clyde's. Clyde McIntyre was ny barber
and he would conmplaint, fifteen to twenty years
ago, about the inability for hinself or the
managenent conpany to do upgrades on his
facility and he was just a little barber. If we
| ook at the bank and the auto parts store out
front, maybe even Rod's Hal |l mark, they generate
quite a bit of traffic, but it's hard to not
notice the big vacant building on the back side
t hat used to be a grocery store that served

t hose of us that live across the street in
Ham | t on Hei ghts and the surroundi ng area.
There's al ways been a trash heap behind that

pl ace and as far back as when | was a kid and we
were over there on our mnibi kes and our

not orcycl es, there's always been tires and wood,



people's trash. That's not going to change and
hasn't changed. While |I didn't drive behind

t hat center today, | did drive behind that
center last weekend and it is a trash dunp.
It's not painted. |It's not kept up and never
has been. | would also |ike to address the
giving of the presentation. | renmenber the

di scussi on around that presentation, | think I
was either Mayor Pro Tem or Mayor of this city
at the tine, and we had hoped that Ms. Wl fe
had finally gotten to the point where she was
going to start to upgrade the facility to
generate nore tax dollars. One of the

di fferences we had between G adstone Pl aza
Shoppi ng Center and the Prospect Plaza Shopping
Center is we had a devel oper willing to work
with the city. | think we would all agree
that's been a successful venture. Honme Depot
has certainly been a successful venture and |
hope that even taking these steps, that this
will be a successful venture also. Those of us
on the west side of town certainly deserve
sonepl ace decent to shop close to hone,
certainly would like to see sonething along the

lines of a restaurant, a grocery store that's



close. It's an elderly community in Ham|ton
Hei ghts over there. Many of ny neighbors are
old and don't |like to venture out very far and
they find thensel ves down at Vivion or up at
Barry or going all the way through town to get
over to the grocery stores on Antioch Road. |
certainly encourage anything that the City
Council and the city staff wants to do to that
property because | know they have the interests
of the citizens of d adstone and those of nyself
included in their thought processes. Also, for
the record, Mayor, | would like to note that
former Mayor Nodler is ill tonight and coul d not
be here, but he certainly echos all of nmy words
and we appreciate your guidance. Thank you very
much.

MAYOR SM TH: Very good. Thank you. Anyone

el se?

MS. ALEXANDER: Ann Al exander, 6767 North Askew
Circle. |1 was privileged to serve on the group
that | ooked at preservation in G adstone and
what had been obvious to nme before becane very
obvi ous that we're | andl ocked. W can only go
so far. That shopping center needs help and

when | heard that that m ght be com ng, | was



enthused. | live close to Prospect Pl aza.
That's a charm ng place conpared to what it was
and to have that woul d provide nore jobs, nore
busi ness, all of which would benefit G adstone.
["'min favor of it.
MAYOR SM TH: Thank you.
MR. HALL: Good evening, Mayor, City Counci
Menbers. Thank you for the opportunity to speak
with you this evening. M nane is Pete Hall and
| live at 5621 North Clinton Place in G adstone.
Even though it's not entirely on the subject, I
too would like to conmend the city staff and the
vol unteers and the Council for serving the
Public Safety Departnment for what they did
during this tragedy on May 4th. Be very proud.
The residents of this city owe everybody a big
t hank you. | was not effected directly by that
tragedy, but my thanks goes out to Public
Safety, city staff and certainly the Council.
"' m here on behalf of Northland Redevel opnent
Partners, public, private partnership. It's
made up of the North Kansas City School
District, municipalities, North Kansas City,
Kansas City, M ssouri, d adstone, both Clay and

Platte County, residents, the neighborhoods in



the ol der part of Clay and Platte County. |In
fact, Northl and Redevel opnent Partners focuses
its efforts on redevel opnent to enhance the
quality of life, not just new devel opnent and
Greenfields. These are nuch easier to do and we
see a lot of it. W're very fortunate in the
Northland to see a ot of Geenfield

devel opnents, both comrercial and residential.
It's much nore difficult to do redevel opnment and
this process this evening is a good exanple of
how difficult it really can be. However, the
maj ority of the population in our area in Clay
County, certainly in G adstone, are in areas

t hat have to be redevel oped. We don't have the
Greenfields to devel op, so we do have to go

t hrough unconfortable situations. Certainly,
they're not directed personally at Ms. Wl fe or
any other individual; it's a process. It's a
process to allow redevel opnent for Ms. Wl fe or
anyone who happens to own that shopping center
or that property. Many of you are famliar with
Chout eau Crossing. Last year, Northland

Redevel opnment Partners focused on Chouteau. W
were able to get approximately five mllion

dol I ars through refinancing TIFs and through



applying with the federal government to w den
Chouteau Trafficway to a four lane trafficway,
as well as get about a mllion dollars for the
nei ghbor hoods that surrounded that new

devel opnent. We're very proud of that fact and
this year, we're focusing on North QGak
Trafficway, North Oak, starting in North Kansas
City at Burlington, going all the way to the

i nprovenents at Kansas City, M ssouri to the
north side of 3 adstone. @ adstone is a portion
of that. d adstone Plaza is a very big portion
and it would go a | ong way towards our efforts
to help the redevel opnent along North QGak; it's
in dire need. W believe that a dianond could
be made out of a cold and deteriorated
commercial. It's our hope that this Council
will look at this blight study and it certainly
is our recomendation that you accept the blight
study for what it is and begin the process, the
exciting process of redevel opnent for G adstone
Pl aza. Thank you.

MAYOR SM TH: Thank you, sir. |Is there anyone
el se who would |ike to—

MR. DAVIS:. M. Mayor, nembers of the Council,

|"m Di ck Davis, 3612 North Brooktree Circle and



today, |I'mrepresenting the 3 adstone Econom c
Betternment Council. Several nmenbers of that
Council are with us tonight. Last week, our
Counci | unani nously endorsed a resol ution
supporting the designation of blight. | think
t hat our Council was unani nous in support of
this. We think the timng is excellent. W
think we can't afford the delay. W think that
the only reason it's on the agenda today is
because you have not received responses from
your previous efforts to resolve this w thout
this particular action. W also think that
further delay may, in fact, accelerate the
probl ens that you have there, so it's critica

t hat you nove ahead and we woul d reconmend your
approval .

MAYOR SM TH: Thank you.

MS. POPE: Mayor Smith and Council people, 1I'm
Moni ca Pope at 8717 Northeast Lathrop Drive.
|"'m Chair Elect of the G adstone Area Chanber of
Commerce Board of Directors and the Board of

Di rect ors has unani nously adopted the resol ution
supporting the redevel opnent of G adstone Pl aza
due to its current condition and the

deterioration over the past several years.



Thank you.
MAYOR SM TH: Thank you.
MS. Musfeldt: My nanme is Cindy Musfeldt. | live
at 6000 North Main on the west side of G adstone
not far from G adstone Plaza. |'m here
basically just to represent those of us that
need a place to put our dollars in d adstone.
d adstone Pl aza has basically becone a place to
drive by in recent years. There's been no
reason to stop, save for an occasional trip to
the license bureau and now that's going to be
once every two years instead of once every year
It may have received an award six and a half
years ago. | renenber many years ago when it
was an excellent place to shop. | think it was
anchored originally by maybe a TG&Y and a Sears
Surplus and many places in between. | don't
want G adstone to becone a place to drive
t hrough to get sonewhere else and, M. Smith, in
your words, when you were tal king about the
tornado relief, I think it applies to this when
toni ght you said, "W do good things here and we
do themright.” 1I'min support of the
redevel opnent. Thank you.

MAYOR SM TH: Thank you.



MR. HAMPTON: Good eveni ng, Council, staff

menbers. |I'm Jim Hanmpton, Clay County Econom c
Devel opment Council. | think you have a very
difficult decision before you tonight. | think

anytinme that you're tal king about an area and
considering the definition of blight, it's
certainly sonmething that shouldn't be taken
lightly and | certainly can tell fromthe
paperwork and talking with staff, this has been
sonmet hing that's been under consideration for a
great amount of time. As Roger said, for sone
time, it's an area that's needed work. \When we
| ook at the county and the different areas, we
certainly want to represent all the county. |
would like to tell you and I would like to read
a paragraph here fromour letter, "We, in Clay
County, need to be ever vigilant in our efforts
to keep our existing commercial and business
areas as conpetitive as possible. Only by doing
so, can we provide for our residents quality
products and services in a safe and conveni ent
area close to the nei ghborhoods they choose to
live in. Neglect of these areas |eads to the

| oss of tax revenues that leads to reduction in

service that, in turn, begins a downward cycle



that is detrinmental to all residents. The Clay
County Econom c Devel opnent Council supports the
efforts of the City of G adstone designed to
work with existing property owners and/or others
to revitalize and inprove the quality of life
for all our residents.” Thank you.
MAYOR SM TH: Thank you, M. Hanpton. Anyone
el se?
MS. SMTH: My nane is Shirley Smth. | live at
103 Northeast 67th Street. You all know that
"' man i medi ate past Council nmenber and |'ve
been involved in this project for a long tine.
This is a major piece of the puzzle that, when
finished, is going to be a beautiful new
G adstone. Councils of the past have taken
steps to pronote projects that have benefitted
this city and we're still thanking them and
appreciate their foresight. This Council now
has the opportunity to take a step which wil
benefit the city for years to cone. You have an
out standi ng staff that has supplied you with all
the informati on you need to make wi se deci sions.
The future of G adstone Plaza, good or bad,
what ever it may be, rests on your determ nation

toni ght and your decision and | can't speak for



anyone el se but nyself, but I will tell you, as
a citizen, that I will be overjoyed to see this
| ong awai ted and needed project finally
underway. Thank you.

MAYOR SM TH: Thank you.

MR. McCLURE: Lynn McCl ure, Econom c Devel opnent
Adm ni strator, reading for you toni ght Exhibit
Nunmber Fourteen, which was a letter from M ke
Guidry, the Pizza Street owner, who's now

| ocated in Creekwood Conmons. This is witten
to the G adstone City Council, "Dear Sirs and
Madam as a former tenant of G adstone Pl aza
Shoppi ng Center |ocated at 64th Street and North
Cak Trafficway, | would like to share with you
sone of the conditions | experienced while
conducti ng business at that |ocation. Operating
a business at this shopping center was very
chal I engi ng for a nunmber of reasons. First, the
relationship the owner of the plaza maintained
with the tenants was never satisfactory.

Second, the location was |ess than desirable,
despite its potential for success. Third,
attracting and mai ntaining a custoner base was
further dimnished due to concerns about

security. After operating Pizza Street



Rest aurant at G adstone Pl aza Shopping Center
for five years, | was saddened by the fact that

| was forced to | eave the area in order to
sustain ny business. Edith Wil fe of Clay County
Real ty Conpany was the owner, but contracted
with Ray Byers as a consultant. Although M.
Byers was a | ocal representative and responsible
party for the shopping center, he never behaved
as such. The | ack of cooperation and concern
for the viability of the shopping center by the
ownershi p becane increasingly evident. The
tenants were left without assistant with day to
day mai ntenance of everything at the plaza from
the parking lot to the pylon sign. Because of
the condition of the plaza, it attracted vandals
and the dunping of trash, but the owner showed
little concern. Trying to contact the owner was
a major chore on its own. Achieving resolve for
t he problens was nearly inpossible. The second
problem wi th operations at G adstone Pl aza was

t he poor |evel of business generated at the

| ocation. A nunber of conditions existed into a
serious detrinent to the existing business.

Some of these conditions were a lack of traffic

generating shops in the plaza, |ack of



mai nt enance to the building and property, poor
lighting conditions, |ack of snow renoval in

wi nter, lack of updating to the aging shopping
center and poor visibility fromthe roadway.
These conditions continued to conmpound and drive
tenants, as well as custoners, away fromthe

pl aza, further adding to the problem It was
evident that Ms. Wl fe was unwilling to | eave

t he past behind and transition into the nodern
world. Her enotional attachnment to the shopping
center as it was constructed by her |ate husband
prevented her fromrenodeling the facility in
any way. The viability of the entire shopping
center has now been conprom sed as a result.
Security was the third difficulty for ny

busi ness at G adstone Plaza. As one of the nost
af f ordabl e restaurant options for |arge groups,
Pizza Street attracted a lot of famlies,
sporting teans after ganmes and parties. | was
approached and informed by several of the soccer
nom patrons that concerns about safety at

G adstone Pl aza nmade them feel uneasy. When a
not her tells you she's afraid to drop off her
child for a birthday at your restaurant, it's a

genui ne cause for alarm Not only was the |ack



of sense of security caused by graffiti and poor
l'ighting nmentioned above, it was a whole part of
the imge of G adstone Plaza Shoppi ng Center

The i mage conveyed by Ms. Wlfe - Ms. Wlfe's
property was that this was a bad nei ghbor hood
and nmy primary custoners, | had to take the
conplaints of ny famly oriented custoners
seriously. In sumary, G adstone Plaza Shopping
Center is not a successful venture for the City
of & adstone, nor will it be successful under
current circunstances. Although | enjoyed being
a part of the community in d adstone and had

| oyalty to stay, | had no choice but to pursue a
better | ocation for nmy business. | have since
experienced that operating a business in a
shoppi ng center does not have to be such a

chall enge. M new | ocation for Pizza Street is
Creekwood Commons at Engl ewood and North Oak and
has been a trenendous success. The property is
very well maintained and kept up to date. The
tenant base attracts a wi de range of clientele.
At d adstone Plaza where ny average client was
| ow to noderate inconme, the patrons at ny

Cr eekwood restaurant range fromfamlies to

shirt and tie clad professionals on their |unch



break. M gross receipts have nmore than tripled
since the relocation. This success has all owed
me to spend | ess noney on marketing, |ess than
one percent versus five or ten percent at the
old [ ocation, and nore noney on expansion. M
busi ness has bl ossomed fromtwo nodest Pizza
Street locations to seven |ocated netro-w de.
Two additional |ocations are planned for a total
of nine restaurants. The experience of
operating at a failed shopping center I|ike

G adstone Plaza and a successful shopping center
i ke Creekwood Commons has opened ny eyes to the
possibilities. | hope that by sharing ny story,
it will open the eyes of the City Council, as
well, so that G adstone can grow and thrive as a
community. If you have any questions or wish to
di scuss further any of this information, please
don't hesitate to contact ne. Sincerely,

M chael Guidry, owner of Pizza Street
Rest aur ant . "

MAYOR SM TH: Thank you, M. MClure. Is there
anyone el se who would |like to address the
Council in support of the recomendation to

decl are this property blighted? Final coments

and a sunmary by the staff please.



MR. WNGERSON: M. Smth, I would like to thank
everybody who's in attendance toni ght and

provi ded information for the City Council's
deci si on making process. W would |ike to close
with two things. Nunmber one, M. Meyerdirk was
very nodest in his qualifications. Not only is
he a | awer with inpeccable qualifications,
three-quarters of a page worth in the blight
study, he's also a real estate expert. From
1990 to 1995, M. Meyerdirk served as Chief
Operating O ficer and general counsel for Re/ Max
regi ons where he had direct responsibility and
managenent of a seven state master franchise
operation with three hundred reporting real
estate offices and twenty-five hundred sal es
associates. From'83 to '90, M. Meyerdirk was
presi dent and owner of Meyerdirk Title Conpany,
a startup title insurance conpany sold in 1990
to Stewart Title Guaranty Conpany, Houston,
Texas. Meyerdirk Title was the | argest
comrercial and residential title insurance
operation in the greater Kansas City area and
specialized in conplex comercial real estate
transactions, reinsurance structuring and

servicing of large residential real estate



franchi se operations. M. Meyerdirk is
certainly qualified. The next page of

prof essi onal qualifications, M. Myerdirk
indicated the firnms that Integra Real Estate has
assisted, their current clients, a full page in
very small type. Mayor Smith and nenbers of the
City Council, we recommend that the City Council
exercise its |legislative discretion and
authority and declare the legally published
areas generally known as d adstone Plaza as
blighted. Thank you.

MAYOR SM TH: Thank you. Wth that, we w ||
close the public hearing. | would |ike to thank
everyone who canme forward this evening with

their testinony.

(End of Public Hearing)

Item ten on the agenda, the first readi ng of

bill 3-11, "Finding that a certain area is

bl i ghted as defined in Chapter 353 RSMO 2001 and
finding that the redevel opnment of such area is
necessary in the interest of the public health,
safety, norals and general welfare of the
citizens of the City of d adstone.™

MAYOR PRO TEM BEER: Mayor Sm th?



MAYOR SM TH: Mayor Pro Tem Beer ?

MAYOR PRO TEM BEER: | would like to nmove to

pl ace bill number 3-11 on its first reading.
COUNCI LMAN RUDI : Second.

MAYOR SM TH: Thank you. | have a notion and a
second. Any discussion? All in favor, indicate
by sayi ng aye.

(Al'l said aye)

MAYOR SM TH: Opposed, the sane sign.

(No response)

MAYOR SM TH: Madam Cl erk, woul d you read the
bill please?

MS. SWENSON: First reading bill 03-11, "Finding
that a certain area is blighted as defined in
Chapter 353 of the Revised Statutes of M ssouri
and find that the redevel opment of such area is
necessary and in the interest of public health,
safety, norals and general welfare of the
citizens of the City of d adstone.”

MAYOR PRO TEM BEER: Mayor Smith?

MAYOR SM TH: Mayor Pro Tem Beer?

MAYOR PRO TEM BEER: | nove to accept the first
reading of bill nunber 03-11, to waive the rule
and place the bill on its second and fi nal

readi ng.



COUNCI LMAN RUDI : Second.

MAYOR SM TH: A notion and a second. Any

di scussion? All in favor say aye please. (All
said aye)

MAYOR SM TH: Opposed, same sign.

(No response)

MAYOR SM TH: Madam Cl er k?

MS. SWVENSON: Second reading, bill 03-11,
"Finding that a certain area is blighted as
defined in Chapter 353 of the Revised Statutes
of Mssouri and find that the redevel opnent of
such area is necessary in the interest of the
public health, safety, norals and general

wel fare of the citizens of the City of

G adstone. "

MAYOR PRO TEM BEER: Mayor Smith?

MAYOR SM TH: Mayor Pro Tem Beer ?

MAYOR PRO TEM BEER: | nove to accept the second
and final reading of bill number 03-11 and to
enact the bill as ordinance nunber 3. 865.
COUNCI LMAN RUDI : Second.

MAYOR SM TH: A notion and a second. Any

di scussi on? Council man Rudi ?

OUNCI LMAN RUDI : | just have one comment. For

t he past year and a half to alnost two years,



when ot her people have asked me what we can do
about the situation at G adstone Plaza. [|'m
very pleased with what happened at Prospect
Plaza and would [ike to see the sanme kind of

t hi ng take place here and for those people, | am
going to be in favor of this finding.

MAYOR SM TH: Thank you. Anyone else? | would
just like to add for the edification of the

audi ence, that establishing this area and
declaring it as blighted allows the city, for

all intents and purposes, to enter into an
offer, if you will, with a devel oper for private
pur poses and you've heard sone reference to the
Prospect Plaza, which is the Hen House/ Hobby
Lobby Center and to Hone Depot and although they
were done by a different instrunent, both of

t hose projects received sone incentives, if you
will, sonme help, sone partnering up fromthe
City of 3 adstone and have proven to be very
fruitful for the community. Now, | guess

under stand that sonething can | ook blighted to
one person and not another, but that's not what
it's about. [It's not about opinion. 1t's about
the cold hard facts and the cold hard facts are

that the d adstone Plaza is underperformng as a



retail area and that is kind of the econom c
engi ne that drives the entire west side of our
city and that eight cylinder engine, if you
will, is operating on about one and a half
cylinders. It is time to do sonething. W need
to do that for the well-being of our community.
We need to do that to protect those who have
made i nvestnents, including the ones nmentioned
by the owners and the representatives and to
protect those investnents for those people
who' ve made substantial investnents on Gak
Street and nore inportantly, to provide services

for our residents on the west side of the

community. Wth that, I will be voting in this,
as well. Madam Clerk, would you call the role,
pl ease?

MS. SWENSON: Certainly. Councilnmn Joe Evans?
COUNCI LMAN EVANS: Aye.

MS. SWVENSON: Counci |l man Carol Rudi ?

COUNCI LMAN RUDI : Aye.

MS. SWENSON: Councilman Bill Cross?

COUNCI LMAN CROSS: Aye.

MS. SWENSON: Mayor Pro Tem Wayne Beer?

MAYOR PRO TEM BEER: Aye.

MS. SWENSON: Mayor Les Smith?



MAYOR SM TH: Aye. Bill 03-11 has been enacted
as ordi nance nunber 3. 865.

Item 10-A is first reading of bill 03-12,
"Establishing the procedure for the

redevel opnent of the d adstone Plaza

redevel opnment area, providing for financial
reporting by an urban redevel opment corporation
for the City of (3 adstone and establishing the
duties of the executive branch of the city
relative thereto, incorporating the urban
redevel opnent corporations | aw found at Chapter
353, Revised Statutes of M ssouri, 2001 and
containing the severability clause."

COUNCI LMAN CROSS: Mayor Smith?

MAYOR SM TH: Counci | man Cr oss?

COUNCI LMAN CROSS: | nove to place bill 03-12 on
the first reading.

MAYOR PRO TEM BEER: Second.

MAYOR SM TH: A notion and a second. Any

di scussion? All in favor, indicate by saying
aye.

(Al'l said aye)

MAYOR SM TH: Opposed, sane sign

(No response)

MAYOR SM TH: Madam Cl erk, would you read the



bill please?

MS. SVENSON:. First reading bill 03-12,
"Establishing the procedure for the

redevel opnent of the d adstone Plaza

redevel opnent area, providing for financial
reporting by an urban redevel opment corporation
for the City of d adstone, establishing the
duties of the executive branch of the city
relative thereto, incorporating the urban
redevel opment corporations |aw found at Chapter
353, Revised Statutes of M ssouri, 2001 and
containing a severability clause.”

COUNCI LMAN CROSS: Mayor Smith?

MAYOR SM TH: Counci | man Cross.

COUNCI LMAN CROSS: | npve to accept the first
readi ng of bill nunber 03-12, waive the rule and
pl ace the bill on the second and final reading.
MAYOR PRO TEM Second.

MAYOR SM TH: | have a notion and a second. Any
di scussion? All in favor, indicate by saying
aye.

(Al'l said aye)

MAYOR SM TH: Opposed, sane sign

(No response)

MAYOR SM TH: Madam Cl erk?



MS. SWENSON: Second reading, bill 03-12,
"Establishing the procedure for the

redevel opnent of the d adstone Plaza

redevel opnent area, providing for financial
reporting by an urban redevel opnment corporation
to the City of G adstone and establishing the
duties of the executive branch of the city
relative thereto, incorporating the urban
redevel opment corporations |aw found at Chapter
353, the Revised Statutes of M ssouri, 2001 and
containing a severability clause.”

COUNCI LMAN CROSS: Mayor Smith?

MAYOR SM TH: Counci | man Cross?

COUNCI LMAN CRCSS: | nmove to accept the second
final reading of bill 03-12 and enact the bil
as ordi nance nunber 3. 866.

MAYOR PRO TEM Second.

MAYOR SM TH: A notion and a second. Any

di scussion? Call the role please.

MS. SVENSON: Counci | man Joe Evans?

COUNCI LMAN EVANS: Aye.

MS. SVENSON: Counci |l man Carol Rudi ?

COUNCI LMAN RUDI : Aye.

MS. SVENSON: Councilman Bill Cross?

COUNCI LMAN CROSS: Aye.



MS. SVENSON: Mayor Pro Tem WAyne Beer ?

MAYOR PRO TEM BEER: Yes.

MS. SWVENSON: Mayor Les Smth?

MAYOR SM TH: Aye. Bill 03-12 has been enacted
as ordi nance nunber 3. 866.

|tem nunber eleven is resolution nunber 03- 36,

aut hori zi ng execution of a contract with the
City of Kansas City, M ssouri for energency
storm debris renoval in the aftermath of the
tornado of May 4th, 2003.

COUNCI LMAN CROSS: Mayor Smith?

MAYOR SM TH: Counci | man Cr oss?

COUNCI LMAN CROSS: | nove to adopt resolution 03-
36.

MAYOR PRO TEM BEER: Second.

MAYOR SM TH: A notion and a second. 1Is there
any discussion? All in favor, indicate by
sayi ng aye.

(Al'l said aye)

MAYOR SM TH: Opposed, sane sign

(No response)

MAYOR SM TH: Resol uti on 03-36 has been adopt ed.

ltem nunber twelve is other business.
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