BILL NO. 22-241 ORDINANCE NO. 9560

AN ORDINANCE APPROVING A PLAN FOR A CHAPTER 100 PROJECT FOR THE TOWN
CENTRE INDUSTRIAL PROJECT.

WHEREAS, the City of Lee’s Summit, Missouri (the “City”) is a constitutional charter city and
municipal corporation of the State of Missouri, duly created, organized and existing under and by
virtue of the Constitution and laws of the State of Missouri; and,

WHEREAS, the City is authorized under the provisions of Article VI, Section 27 of the
Missouri Constitution, as amended, and Sections 100.010 to 100.200, inclusive, of the Revised
Statutes of Missouri, as amended (collectively, the "Act”), to purchase, construct, extend and
improve certain projects (as defined in the Act) for the purposes set forth in the Act and to issue
industrial development revenue bonds for the purpose of providing funds to pay the costs of such
projects and to lease or otherwise dispose of such projects to private persons or corporations for
manufacturing, commercial, warehousing and industrial development purposes upon such terms
and conditions as the City shall deem advisable; and,

WHEREAS, the City, in accordance with Section 100.050 of the Act, has prepared a Plan for
an Industrial Development Project for the Town Centre Industrial Project (the “Plan”) with respect
to an industrial building and related public improvements, anticipated to be 250,000 square feet,
which will be used for warehousing, distribution, and / or manufacturing purposes (the “Project”),
to be situated on approximately 22 acres bounded generally by NE Town Centre Boulevard to the
north and west, NE Independence Avenue to the east and NE Town Centre Drive to the south, in
Lee's Summit, Missouri; and,

WHEREAS, notice of the Project, together with a copy of the Plan was provided to the taxing
jurisdictions by mail on November 15, 2022, in accordance with Section 100.059.1 of the Act and
the City now desires to approve the Plan; and,

WHEREAS, the City has and does hereby find and determine that it is desirable for the
economic development of the City and within the public purposes of the Act that the City approve
the Plan.

NOW, THEREFORE, BE IT ORDAINED BY THE COUNCIL OF THE CITY OF LEE'S SUMMIT, AS
FOLLOWS:

SECTION 1. Promotion of Economic Development. The Council hereby finds and
determines that the Project will promote the economic welfare and the development of the City
and will be in furtherance of the public purposes set forth in the Act.

SECTION 2. Approval of Plan. The Council hereby approves the Plan attached hereto as
Exhibit A in accordance with Section 100.050 of the Act.

SECTION 3. Further Authority. The Mayor, City Manager, Director of Finance, City Clerk and
other officials, agents and employees of the City as required are hereby authorized and directed to
take such further action and execute such documents, certificates and instruments as may be
necessary or desirable to carry out and comply with the intent of this Ordinance.
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SECTION 4. Effective Date. This Ordinance shall take effect and be in full force from and after
its passage and adoption by the City Council and approval by the Mayor.

PASSED by the City Council of the City of Lee's Summit, Missouri, this 45 5 day of
, 2022,
/S,

Mayor Willlam A. Baird

ATTEST:

ATTEST:

W(%I%%P@W

Clty Attomey Brian W. Head
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CITY OF LEE’S SUMMIT, MISSOURI

PLAN FOR AN INDUSTRIAL DEVELOPMENT PROJECT
AND
COST-BENEFIT ANALYSIS

FOR THE

TOWN CENTRE INDUSTRIAL PROJECT

MAILED: NOVEMBER 15, 2022




L. PURPOSE OF THIS PLAN

The City Council of the City of Lee’s Summit, Missouri (the “City”) will consider an ordinance
approving this Plan (defined below) and authorizing the issuance by the City of its taxable industrial
development revenue bonds in the aggregate principal amount of not to exceed $17,800,000 (the “Bonds™),
to finance costs of an industrial development project (the “Project”) for Independence Safety Storage North
II, L.L.C., or its assignee or designee (the “Company™) as more fully described and defined herein. The
Bonds will be issued pursuant to the provisions of Sections 100.010 to 100.200 of the Revised Statutes of
Missouri, as amended, and Article VI, Section 27(b) of the Missouri Constitution, as amended (collectively.
the “Act™).

This Plan for an Industrial Development Project and Cost-Benefit Analysis (the “Plan”) has been
prepared to satisfy requirements of the Act and to analyze the potential costs and benefits, including the
related tax impact on all affected taxing jurisdictions, of using industrial development revenue bonds to
finance the Project.

IL GENERAL DESCRIPTION OF CHAPTER 100 FINANCINGS

General. The Act authorizes cities, counties, towns and villages to issue industrial development
revenue bonds to finance the purchase, construction. extension and improvement of warehouses,
distribution facilities, research and development facilities, office industries, agricultural processing
industries, service facilities that provide interstate commerce, industrial plants and other commercial
facilities.

Issuance and Sale of Bonds. Revenue bonds issued pursuant to the Act do not require voter
approval and are payable solely from revenues received from the project. The municipality issues its bonds
and in exchange, the benefited company promises to make payments that are sufticient to pay the principal
of and interest on the bonds as they become due. Thus, the municipality merely acts as a conduit for the
financing.

Concurrently with the closing of a series of the bonds, the landowner will convey to the
municipality title to the property included in the project. At the same time, the municipality will lease the
property, including the project, back to the benefited company pursuant to a lease agreement. The lease
agreement will require the company, acting on behalf of the municipality, to use the bond proceeds to pay
the costs or reimburse the costs of purchasing, constructing and installing the project, as applicable.

Under the lease agreement, the benefitted company typically: (1) will unconditionally agree to
make payments sufficient to pay the principal of and interest on the bonds as they become due; (2) will
agree, at its own expense, to maintain the project, to pay all taxes and assessments with respect to the
project, and to maintain adequate insurance; (3) has the right, at its own expense, to make certain additions,
modifications or improvements to the project; (4) may assign its interests under the lease agreement or
sublease the project while remaining responsible for payments under the lease agreement; (5) will covenant
to maintain its corporate existence during the term of the bond issue; and (6) will agree to indemnify the
municipality for any liability the municipality might incur as a result of its participation in the transaction.

Property Tax Abatement. Under Article X, Section 6 of the Missouri Constitution and Section
137.100 of the Revised Statutes of Missouri, all property ot any political subdivision is exempt from
taxation. Inatypical transaction, the municipality holds fee title to the project and leases the project to the
benefited company. Under this Plan, the Company will agree to make “payments in lieu of taxes™ in an
amount calculated to equal a portion of the taxes that would be due on the Project were it not for ownership
by the City. The payments in lieu of taxes are payable in December of each vear, and are distributed to the
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municipality and to each political subdivision within the boundaries ot the Project in the same manner and
in the same proportion as property taxes would otherwise be distributed under Missouri law.

I1I. DESCRIPTION OF THE PARTIES

The Company. Independence Safety Storage North II, L.L.C. (referred to, together with its
affiliates, as “Ward Development” due to its association with Ward Property LLC and related companies)
is a limited liability company organized and existing under the laws of the State of Missouri. Ward
Development is a third-generation real estate development and holding company business based out of
Grain Valley, Missouri that focusses on commercial, industrial and residential developments.

City of Lee’s Summit, Missouri. The City is a constitutional home rule charter city and municipal
corporation organized and existing under the laws of the State of Missouri. The City is authorized and
empowered pursuant to the provisions of the Act to purchase, construct, extend and improve certain projects
(as defined in the Act) and to issue industrial development revenue bonds for the purpose of providing
funds to pay the costs of such projects and to lease or otherwise dispose of such projects to private persons
or corporations for manufacturing, commercial, warehousing and industrial development purposes upon
such terms and conditions as the City deems advisable.

IV. REQUIREMENTS OF THE ACT

Description of the Project. The Project to be financed by the Bonds consists of one industrial
building and related public improvements, anticipated to be 250,000 square feet, which will be used for
warehousing, distribution, and /or manufacturing purposes. The Project will include the installation of a
water main following the road along the northern portion of the Project Site (the “Public Improvements™).
The Project will be constructed on approximately 22 acres bounded generally by NE Town Centre
Boulevard to the north and west, NE Independence Avenue to the east and NE Town Centre Drive to the
south, in Lee’s Summit. Missouri, which acreage is referred to as the “Project Site.”  The anticipated site
plan is shown below:
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Estimate of the Costs of the Project. The Project is expected to cost approximately $17,800,000,
consisting of investments made in 2022 and 2023, although the actual years of investment may vary based
on Project implementation.

Source of Funds to be Expended for the Project. The sources of funds to be expended for the
Project will be the proceeds of the Bonds in a principal amount not to exceed $17,800,000, to be issued by
the City and purchased by the Company and, it needed, other available funds of the Company. The Bonds
will be payable solely from the revenues derived by the City from the lease or other disposition of the
Project. The Bonds will not be an indebtedness or general obligation, debt or liability of the City or the
State of Missouri.

Statement of the Terms Upon Which the Project is to be Leased or Otherwise Disposed of by the
City. The City will hold title to the Project Site under the Chapter 100 transaction. The City will lease the
Project to the Company for lease payments equal to the principal and interest payments on the Bonds.
Under the terms of the lease agreement with the City, the Company will have the option to purchase the
Project at any time and will have the obligation to purchase the Project at the termination of the lease. The
lease agreement will restrict land use to warehousing, distribution and light industrial uses, together with
related ancillary uses, for the duration of the tax abatement period.

Affected Taxing Districts. The Lee’s Summit R-VII School District is the school district, Jackson
County, Missouri is the county. the City is the city, and the Junior College District of Metropolitan Kansas
City. Missouri is the community college district affected by the Project. There is no fire or ambulance
district affected by the Project. The Cost-Benefit Analysis attached hereto for the Project identifies all other
taxing districts attected by the Project.

Assessed Valuation. The most recent equalized assessed valuation of the Project Site is $715,200.
The estimated total equalized assessed valuation of the Project Site after development of the Project is
$3.750.000.

Payments in Lieu of Taxes. f this Plan is approved by the City Council, the City intends to issue
the Bonds in 2023. The Company will make payments in lieu of taxes (“PILOTS™) for the Project as
follows: (1) during the project period, a PILOT calculated to represent 22% of the taxes that would
otherwise be due on the partially completed Project improvements, but in no case less than $70,052 each
vear, (2) in years | through 10 after project completion, a PILOT calculated to represent 22% of the taxes
that would otherwise be due on the completed Project improvements, and (3) in vears 11 through 20 after
project completion, a PILOT calculated to represent 50% of the taxes that would otherwise be due on the
completed Project improvements. The PILOT amounts may be fixed by agreement at the time of bond
issuance, subject to adjustment at completion of the Project. The total PILOT payments are estimated in
the Cost-Benefit Analysis attached hereto. The actual construction period and the PILOT amounts will
depend on and vary with Project implementation. PILOT payments will be distributed to the taxing
jurisdictions by or at the direction of the City.

Public Improvements Assessment. In addition to the PILOTS, the Company will be required
under the lease to pay special assessments calculated to pay a portion of the costs of the Public
Improvements over time. Such special assessments will be paid to the City and used to reimburse costs
incurred in the construction of the Public Improvements.

Cost-Benefit Analysis. In compliance with Section 100.050.2(3) of the Revised Statutes of

Missouri, this Plan has been prepared to show the costs and benefits to the City and to other taxing
jurisdictions affected by the Project. This Plan does not attempt to quantify the overall economic impact of
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the Project. The tax rates used in this Plan reflect the rates in effect for the tax year 2022. The actual years
and PILOT amounts may vary based on Project implementation.

V. SALES AND USE TAX EXEMPTION

Sales and Use Tax Exemption on Construction Materials. Qualified building materials purchased
for the construction of the Project are expected to be exempt from sales and use tax pursuant to the
provisions of Section 144.062 of the Revised Statutes of Missouri and the underlying Bond documents upon
delivery of a project exemption certificate by the City to the Company. For purposes of determining the
impact of the sales and use tax exemptions for the qualified building materials on the affected taxing
jurisdictions, it is assumed that the total amount of qualified building materials purchased will be
$5,098,040 and that the situs of sale for 8% of the purchases will be the Project Site or otherwise within the
City. Please note that any variance in these assumptions will alter the fiscal impact of the sales and use tax
exemptions on the affected taxing jurisdictions.

Based on the assumptions set forth above, the fiscal impact on the affected taxing jurisdictions of
the sales and use tax exemptions for qualified building materials is as follows:

Estimated Estimated
Sales Use
Tax Revenues Tax Revenues
Sales Subject to Use Subject to
Tax Rate Exemption Tax Rate Exemption
State of Missouri 4.225% $17.231 4.225% $198.161
Jackson County
General 0.300 2,039 n/a -
Drug Task Force 0.230 1.020 n/a -
Sports Complex 0.375 1,529 n/a -
Zoological District 0.125 510 n/a -
City of Lee’s Summit
General 1.000 4,078 1.000 46,902
Parks 0.25 1.020 0.250 11,725
Capital Projects 0.500 2,039 0.500 23,451
Transportation 0.500 2,039 0.500 23,451
Public Safety 0.500 2,039 0.500 23,451
Children’s Services Fund * 0.125 510 n/a -
Total 8.350% $34.055 6.975% $327,141

* Since 2017, a 0.125% sales tax has been imposed throughout Jackson County, Missouri for the benefit of the Children's Services
Fund of Jackson County. This tax is administered under the same law and is applicable to the same taxable sales as other local
sales taxes imposed by cities and counties in Missouri.




City of Lee's Summit, MO
(Town Centre Industrial Project)

COST BENEFIT ANALYSIS
PLAN FOR INDUSTRIAL DEVELOPMENT PROJECT
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This information is provided based on the factual information and assumptions provided to Gilmore & Bell. P.C. by
a party to or a representative of a party to the proposed transaction. This information is intended to provide factual
information only and is provided in conjunction with our legal representation. It is not intended as financial advice
or a financial recommendation to any party. Gilmore & Bell, P.C. is not a financial advisor or a “municipal advisor”
as defined in the Securities Exchange Act of 1934, as amended.

City of Lee's Summit, Missouri
(Town Centre Industrial Project)
Cost Benefit Analysis ’ 11/9/2022




Project Assumptions

+ Initial year taxes assessed 2023
+ Assessed Value of existing site without project (2023 estimate) $736.656
+ Assessed Value of Project at completion (2024) $3,750,000
+ Assessed value as a percentage of appraised value (commercial real property) 32.0%
+ Biennial growth rate of appraised value of real property (commercial property) 3.0%

+ Terms of abatement:
Existing Site

2023 0%
Project Improvements

Abatement Years 1 to 10 78%

Abatement Years 11 to 20 50%

+ Assessed valuation estimate: $15 per square foot at Project completion

+ Total square footage: 230,000 square feet

City of Lee's Summit, Missonri
(Town Centre Industrial Project)
Cost Benefit Analysis -1 - 11792022
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